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EXECUTIVE SUMMARY 
 
This Environmental Impact Report (EIR) has been prepared to examine the potential 
environmental effects of the proposed Sunnyside Estates Project EIR.  This section summarizes 
the characteristics of the proposed project, the identified significant environmental impacts, 
feasible mitigation measures, and residual impacts associated with the proposed project. 
 

PROJECT SYNOPSIS 
 

Project Applicant 
 
John Brigantino 
San Benito Realty Inc. 
150 San Felipe Road 
Hollister, CA 95023 
 

Project Summary 
 
The proposed Sunnyside Estates Project EIR, hereafter referred to as the “project”, evaluates the 
proposed residential development on an approximately 44.4-acre site within unincorporated 
San Benito County (“project site”). To allow for the development of the project, the applicant is 
requesting a number of discretionary entitlements including a Zone Change and Major 
Subdivision to subdivide and allow for development of the project site with 200 single-family 
residential lots and related on- and off-site improvements necessary to serve the project. It is 
anticipated that the lots would range between approximately 5,000 square feet (sf) to 
approximately 13,824 sf, with the average lot being approximately 5,800 sf. The proposed 
density would be 4.60 dwellings per gross acre. The proposed zoning designation would be 
single-family Residential (R1).   
 
Based on the current conceptual site design and layout, it is anticipated that the project would 
be composed of a combination of one-story and two-story dwellings.  The height of the 
proposed residences would not exceed 30 feet.  
 
Additional project details, including, among others, on- and off-site infrastructure 
improvements, site grading and tree removal, proposed energy efficiency features, and the 
anticipated construction schedule are provided in Section 2.0, Project Description. 
 
The proposed project will require review and approval from a number of agencies. Provided 
below is a list of the anticipated discretionary permits requiring approval by the County of San 
Benito.  
 

 Certification of the Final EIR  

 Approval of Zoning Map Amendment  

 Approval of Vesting Tentative Tract Map  
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 Approval of Tree Removal Permit1 
 
In addition to the discretionary approvals, the following additional approvals will need to be 
obtained from the County of San Benito: 
 

 Approval of Grading Permit(s)  

 Approval and Recordation of Final Map  

 Approval of Improvement Plan(s)  

 Approval of Building Permit  
 
The following includes a list of other government agencies that would or may have some level 
of approval for one or more components of the proposed project, as required by State CEQA 
Guidelines Section 15124(d): 
 

 SSCWD 

 Hollister Wastewater 

 LAFCO/City of Hollister2 
 

ALTERNATIVES  
 
Four alternatives to the proposed project were selected for consideration and analyzed in the 
EIR as follows:  
 

 Alternative 1: No Project/No Development.  The No Project/No Development 
Alternative assumes that the proposed project is not implemented, and that the project 
site remains in its current state of open space and agricultural use.  
 

 Alternative 2: Existing Zoning. This alternative assumes that the project site is developed 
in accordance with its existing zoning designation. The current zoning designation for 
the project site is Agricultural Productive (AP). In accordance with the allowed uses 
pursuant to the AP Zoning District, this alternative assumes the project site would be 
developed with five additional units (in addition to the existing on-site residence). 
 

 Alternative 3: Setback from Northern Property Line. This alternative considers 
development at the same unit number as the proposed project (200), but with an altered 
site configuration such that the units are further set back from the northern property line 
to minimize land use conflicts with nearby agricultural lands. 
 

 Alternative 4: Reduced Density.  The Reduced Density Alternative would include the 
same land uses as the proposed project, but would reduce development buildout and 
disturbance area by approximately 25 percent. Accordingly, this alternative would 

                                                      
1
 A tree removal permit is not required for removal of the on-site walnut trees (located in the northern portion of the site as part of the 

remnant orchard) or olive trees located at the southern end of the site. However, a permit is required for removal of the California 
black walnut tree located at the southern end of the site and Mexican elderberry trees located on the southwest side of the property 
(which are native woodlands and thus protected pursuant to Chapter 19.33 of the San Benito County Code). 
2
 The project site is located outside of the City of Hollister Sphere of Influence, but is proposed to be served by the City of Hollister 

(which operates the WRF) for sanitary sewer service. LAFCO approval of a request by the City of Hollister to service the site would 
be required pursuant to Government Code Section 56133 (Bob Braitman, personal communication, April 10, 2015). 
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include 150 dwelling units, rather than 200 units for the proposed project. This 
alternative assumes that parks, open space, and roadways would also be reduced by a 
commensurate 25 percent. As such, there would be approximately 2.2 acres of parks 
(reduced from 2.9 acres), approximately 1.8 acres of open space (reduced from 2.4 acres), 
and approximately 8.8 acres of streets (reduced from 11.7 acres). The overall project 
footprint would reduce from approximately 44.4 acres to approximately 33.3 acres. It is 
assumed that development would be concentrated in the southern portion of the project 
site, adjacent to existing residential development to the south.  

 

SUMMARY OF IMPACTS AND MITIGATION MEASURES 
 
Table ES-1 includes a brief description of the environmental issues relative to construction and 
operation of the proposed project, the identified environmental impacts, proposed mitigation 
measures, and residual impacts. Significant, unavoidable adverse impacts require a statement of 
overriding considerations to be issued per Section 15093 of the State CEQA Guidelines if the 
project is to be approved. Significant but mitigable impacts are significant adverse impacts that 
can be feasibly mitigated to less than significant levels and which require findings to be made 
under Section 15091 of the State CEQA Guidelines.   
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Table ES-1 
Summary of Environmental Impacts and Mitigation Measures 

Impact Mitigation Measures 
Significance 

After Mitigation 

AESTHETICS 

Impact AES-1 The proposed project 

would have a substantial adverse effect 
on scenic vistas and would substantially 
degrade the visual character of the 
project site. Impacts would be significant 
and unavoidable [Threshold numbers 1 
and 3] 
 

AES-1(a) Design Standards. Prior to issuance of 

the first building permit for the project, the project 
proponent shall submit design standards to the 
County for review and approval. Standards shall 
include the following: 
  

 Natural building materials and colors 
compatible with surrounding terrain (earth-
tones and non-reflective paints) shall be 
used on exterior surfaces of all structures, 
including fences and walls.  

 Color combinations used on individual 
home roofs, walls, and facias shall be 
selected as to avoid high contrast, such as 
very dark brown adjacent to white.  

 Roof vents shall be the same earth tone 
shade as the surrounding roof surface.  

 All structures facing any public street or 
neighboring property shall use minimally 
reflective glass and all other materials and 
colors used on the exterior of buildings and 
structures shall be selected with attention 
to minimizing reflective glare. 

 Building windows shall be tinted with an 
antireflective material. 

 
The final map for the tract shall include a note 
indicating that this requirement will be met prior to 
issuance of building permits. Standards and 
materials shall be denoted on building plans. A copy 
of the standards shall be submitted with grading and 
building plans prior to zoning clearance approval for 
individual lot development.  
 
AES-1(b) Landscaping: Prior to final map 

recordation, the project proponent shall submit tract-
wide landscaping plans to the County for review and 
approval. Tract-wide landscaping plans shall comply 
with the following requirements: 
 

 Landscaping installed as part of tract 
improvements shall include screening 
along the project perimeters. 

 Landscaping shall consist of drought-
tolerant native species. 

 Only natural fiber, biodegradable materials 
shall be used. 

Significant and 
unavoidable. 

Impact AES-2 Night lighting on the 

project site is currently limited to lighting 
associated with one single-family rural 
residence. The proposed project would 
create a new source of substantial light 
and glare, which could adversely affect 
day or nighttime views of the area. While 

AES-1(a) Design Standards (see above) Less than 
significant. 
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Table ES-1 
Summary of Environmental Impacts and Mitigation Measures 

Impact Mitigation Measures 
Significance 

After Mitigation 

lighting impacts would be reduced to a 
less than significant level through 
compliance with the County’s Dark Skies 
Ordinance, project glare impacts would 
be significant but mitigable.  [Threshold 
number 4] 

AGRICULTURAL RESOURCES 

Impact AG-1 The proposed project 

would involve permanent conversion of 
approximately 13.3 acres of Important 
Farmland to residential use on a site that 
is zoned for agricultural use. Based on 
the Land Evaluation and Site 
Assessment modeling results for the 
project site, a significant amount of 
productive farmland would be converted. 
This loss of Important Farmland would 
be a significant and unavoidable impact. 
[Threshold numbers 1, 2] 

AG-1 Agricultural Conservation. Prior to issuance 

of any grading permits, the project proponent shall 
provide that for every one (1) acre of Important 
Farmland (Prime Farmland, Farmland of Statewide 
Importance, and Unique Farmland) on the site that 
is permanently converted to non-agricultural use as 
a result of project development, one (1) acre of land 
of comparable agricultural productivity shall be 
preserved in perpetuity. Said mitigation shall be 
satisfied by the applicant through: 
 

1) Granting a perpetual conservation 
easement(s), deed restriction(s), or other 
farmland conservation mechanism(s) to the 
County or qualifying entity which has been 
approved by the County, such as the San 
Benito County Agricultural Trust, for the 
purpose of permanently preserving 
agricultural land. The required easement(s) 
area or deed restriction(s) shall therefore 
total a minimum of 13.3 acres of Prime 
Farmland.  The land covered by said off-site 
easement(s) or deed restriction(s) shall be 
located in San Benito County; or 

2) Making an in-lieu payment to a qualifying 
entity which has been approved by the 
County, such as the San Benito County 
Agricultural Trust, to be applied toward the 
future purchase of a minimum of 13.3 acres 
of Prime Farmland in San Benito County, 
together with an endowment amount as 
may be required. The payment amount shall 
be determined by the qualifying entity or a 
licensed appraiser; or 

3) Making an in-lieu payment to a qualifying 
entity which has been approved by the 
County, such as the San Benito County 
Agricultural Trust, to be applied toward a 
future perpetual conservation easement, 
deed restriction, or other farmland 
conservation mechanism to preserve a 
minimum of 13.3 acres of Prime Farmland 
in San Benito County. The amount of the 
payment shall be equal to 110% of the 
amount determined by the qualifying entity 
or a licensed appraiser; or 

4) Any combination of the above. 
 
Prior to issuance of any grading permits for the 

Significant and 
unavoidable. 
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Table ES-1 
Summary of Environmental Impacts and Mitigation Measures 

Impact Mitigation Measures 
Significance 

After Mitigation 

project, the applicant shall provide evidence of the 
recorded easement(s), deed restriction(s), or 
evidence of payment to the County Planning 
Department or qualifying entity, such as the San 
Benito County Agricultural Trust, for approval to 
demonstrate compliance with this Mitigation 
Measure AG-1. 
 

Impact AG-2 Neither the project site nor 

surrounding properties is under a 
Williamson Act contract. Therefore, no 
impact from conflicts with Williamson Act 

contracts would occur. [Threshold 
number 2] 
 
 
 

None required. No impact. 

Impact AG-3 Implementation of the 

proposed project may result in the 
conversion of off-site Important 
Farmland due to land use conflicts 
between existing surrounding agricultural 
land uses and the proposed residential 
uses. Adherence to the County Right-to-
Farm Ordinance would help to minimize 
conflicts, but trespassing on adjacent 
farmland and the exposure of residents 
to agricultural chemicals would remain 
concerns, as well as general 
development pressure to convert 
agricultural uses to urban uses. Impacts 
would be significant but mitigable. 
[Threshold number 5]   

AG-3 Barrier to Protect Agricultural Operations. 

Prior to issuance of a building permit for the 
proposed project, the project proponent shall submit 
a site plan to San Benito County for review and 
approval, showing a fence along the northern 
property line, adjacent to agricultural land to the 
north. The fence shall be at least six feet in height. 

Less than 
significant. 

AIR QUALITY 

Impact AQ-1 The proposed project 

would contribute to population growth, 
but would be consistent with the growth 
assumptions in the Air Quality 
Management Plan (AQMP). This impact 
is less than significant. [Threshold 
number 1] 

None required. Less than 
significant. 

Impact AQ-2 Construction of the 

proposed project would result in the 
temporary generation of air pollutants, 
which would affect local air quality. 
Short-term emissions of PM10 during the 
construction period would not exceed 
MBUAPCD thresholds. Impacts would 
be less than significant. [Threshold 

number 2 and number 3] 

None required. Less than 
significant. 

Impact AQ-3 Operational emissions 

would not exceed MBUAPCD’s daily 
thresholds. Therefore, the project would 
have a less than significant impact to 

None Required Less than 
significant. 
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Table ES-1 
Summary of Environmental Impacts and Mitigation Measures 

Impact Mitigation Measures 
Significance 

After Mitigation 

regional air quality. [Threshold number 2 
and number 3] 

Impact AQ-4 The proposed project 

would not degrade service levels at 
study area intersections such that 
carbon monoxide (CO) hotspots would 
be created. Impacts related to CO 
hotspots would be less than significant. 

[Threshold number 4] 

None required. Less than 
significant. 

Impact AQ-5 The project would not 

expose sensitive receptors to substantial 
pollutant concentrations associated with 
construction dust or toxic air 
contaminants. Impacts related to these 
localized pollutants would be less than 
significant. [Threshold number 4] 

None required. Less than 
significant. 

Impact AQ-6 The project would not 

create objectionable odors that would 
affect neighboring properties. Impacts 
related to odors would be less than 
significant. [Threshold number 5] 

None required. Less than 
significant. 

BIOLOGICAL RESOURCES 

Impact B-1 Implementation of the 

proposed project would impact special 
status animal species. Potential impacts 
to special status animal species are 
significant but mitigable. [Threshold 
number 1] 

B-1(a) California Tiger Salamander (CTS) and 
Red legged Frog (RLF) Pre-construction Survey 
and Impact Avoidance. Not less than 14 days prior 

to the start of any construction activities (including 
staging and mobilization), a qualified biologist shall 
conduct pre-construction surveys within suitable 
habitat on-site and within the 500-foot buffer area 
near the San Benito River. The biologist shall also 
oversee installation of exclusion fencing where 
suitable habitat is present to prevent these species 
from entering active work areas. If no CTS or RLF 
are observed, no further mitigation is necessary. 
 
If either of these species, during all life stages, are 
identified within the work area, construction and 
grading in these areas shall be halted, and the 
County, CDFW, and USFWS shall be contacted 
immediately. Relocation and avoidance strategies 
shall be approved by the County in consultation with 
CDFW and USFWS.  
  
A report of survey efforts shall be submitted to the 
County Resource Management Agency, Planning 
and Land Use Division, CDFW, and USFWS within 
30 days of completion to document compliance. The 
report shall include the dates, times, weather 
conditions, aquatic and terrestrial habitat conditions, 
agency consultation if individuals are discovered, 
and personnel involved in the surveys.  
 
B-1(b) Western Pond Turtle, Western Spadefoot 
Toad, and San Joaquin Whipsnake (Coachwhip): 

Less than 
significant. 
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Table ES-1 
Summary of Environmental Impacts and Mitigation Measures 

Impact Mitigation Measures 
Significance 

After Mitigation 

Pre-construction Survey, Capture, and 
Relocation. Not less than 14 days prior to the start 

of any construction activities (including staging and 
mobilization), a qualified biologist shall conduct 
surveys for western pond turtle, western spadefoot 
toad, and San Joaquin Whipsnake (coachwhip) 
within suitable habitat on the project site and within 
the 500-foot buffer area near the San Benito River. 
The biologist shall also oversee installation of 
exclusion fencing where suitable habitat is present 
to prevent these species from entering active work 
areas. If any of these species are identified within 
the work area they shall be captured and relocated 
to suitable habitat within the same or nearest 
suitable habitat. CNDDB Field Survey Forms shall 
be submitted to the CDFW for all special status 
animal species observed. The relocation site shall 
include suitable micro habitat and ecological 
features for each species as follows: 
 

 Western pond turtle habitat shall include a 
pool surrounded by vegetation for escape 
cover. 

 Western spadefoot toad habitat shall 
include open sandy or gravely areas within 
the San Benito River. 

 San Joaquin Whipsnake (coachwhip) 
habitat shall include suitable small 
mammal burrows to provide immediate 
escape and cover. 

 
If any of these species are observed by construction 
personnel within or adjacent to the project area, all 
work within the vicinity of the observation shall be 
halted and the qualified biologist shall be notified 
immediately to evaluate the occurrence and relocate 
the animal as necessary. Only a qualified biologist 
shall capture and relocate wildlife. Construction 
personnel are not permitted to handle animals. 
 
A report of all pre-construction survey efforts shall 
be submitted to the County Resource Management 
Agency, Planning and Land Use Division and 
CDFW within 30 days of completion of the survey 
effort to document compliance. The report shall 
include the dates, times, weather conditions, and 
personnel involved in the surveys and monitoring. 
The report shall also include for each captured 
special status animal, the UTM coordinates and 
habitat descriptions of the capture and release site 
(in UTM coordinates), the length of time between 
capture and release, and the general health of the 
individual(s).  
 
B-1(c) Burrowing Owl Pre-construction Surveys, 
Avoidance, and / or Exclusion. A qualified 
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biologist shall conduct a pre-construction clearance 
survey prior to ground disturbance activities within 
all suitable habitat to confirm the presence/absence 
of burrowing owls. The surveys shall be consistent 
with the recommended survey methodology 
provided by CDFW (2012). Clearance surveys shall 
be conducted within 14 days prior to any 
construction and ground disturbance activities. If no 
burrowing owls are observed, no further actions are 
required. 
 
If burrowing owls or active burrows are detected 
during the pre-construction clearance surveys, 
avoidance buffers shall be implemented in 
accordance with the CDFW (2012) and Burrowing 
Owl Consortium (1993) minimization mitigation 
measures. If Burrowing owls are detected, prior to 
ground disturbance, coordination with the CDFW by 
a qualified biologist shall occur to establish the 
appropriate avoidance buffer distances specific for 
the project’s activities and level of expected 
disturbance.  
 
If avoidance of burrowing owls is not feasible, a 
Burrowing Owl Exclusion Plan and Mitigation and 
Monitoring Plan shall be developed by a qualified 
biologist in accordance with the CDFW (2012) and 
Burrowing Owl Consortium (1993). The Plan shall 
be provided to the applicable local CDFW office 
prior to implementation. A qualified biologist shall 
coordinate with the CDFW to determine the 
appropriate exclusion methods (passive or active 
relocation) for the project to relocate burrowing owls 
to a suitable offsite location. Relocation of owls can 
only occur during the non-breeding season.  
 
A report of all pre-construction survey efforts shall 
be submitted to the County Planning and Land Use 
Division and CDFW within 30 days of completion of 
the survey effort to document compliance. The 
report shall include the dates, times, weather 
conditions, and personnel involved in the surveys 
and monitoring. The report shall also include each 
observed special status animal, the UTM 
coordinates and habitat descriptions. If relocation is 
required, separate reporting as required within the 
Burrowing Owl Exclusion Plan and Mitigation and 
Monitoring Plan shall also be submitted to the 
County Resource Management Agency, Planning 
and Land Use Division and CDFW.  
 
B-1(d) American Badger Pre-construction 
Surveys and Impact Avoidance. A qualified 

biologist shall conduct pre-construction clearance 
surveys for American badger within the project site. 
Clearance surveys should be conducted for 
American badger, within 14 days of the start of any 
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ground-disturbing activity. Surveys need not be 
conducted for all areas of suitable habitat at one 
time; they may be phased so that surveys occur 
within 14 days of that portion of the site being 
disturbed. If no potential American badger 
individuals or dens are present, no further mitigation 
is necessary. 
  
If special status species are detected or potential 
American badger dens are present, the following 
measures shall be implemented:  
 

 If the qualified biologist determines that 
potential American badger dens are 
inactive, the biologist shall excavate these 
dens during the first clearance survey. The 
dens shall be excavated by hand with a 
shovel to prevent badgers from re-use 
during construction. 

 If the qualified biologist determines that 
potential dens may be active, an on-site 
passive relocation program shall be 
implemented. This program shall consist of 
excluding badgers from occupied burrows 
by installation of one way doors at burrow 
entrances, remote camera monitoring of 
the burrow for one week to confirm usage 
has been discontinued, and excavation 
and collapse of the burrow to prevent 
reoccupation. After the qualified biologist 
determines that badgers have stopped 
using active dens within the project 
boundary, the dens shall be hand-
excavated with a shovel to prevent re-use 
during construction. 

 Construction activities shall not occur 
within 30 feet of active badger dens.  
 

A report of all pre-construction survey efforts shall 
be submitted to the County Resource Management 
Agency, Planning and Land Use Division and 
CDFW within 30 days of completion of the survey 
effort to document compliance. The report shall 
include the dates, times, weather conditions, and 
personnel involved in the surveys and monitoring. 
The report shall also include each observed special 
status animal, the UTM coordinates and habitat 
descriptions, a description of any passive relocation 
if applicable. 
 
B-1(e) Western Red Bat Pre-Construction 
Surveys and Impact Avoidance. A qualified 

biologist shall conduct a western red bat roost-
habitat assessment and conduct presence/absence 
surveys for special status western red bats where 
suitable maternity roosting habitat is present (e.g., 
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orchards, mature trees) during the breeding season 
(approximately August 1 to October 1). Surveys 
shall be conducted using acoustic detectors and by 
searching tree cavities, crevices, and other areas 
where western red bats may roost. Surveys shall be 
conducted not more than 30 days prior to initiation 
of construction activities during the western red bat 
breeding season. 
 
Areas where bats’ maternity roosts are located shall 
be avoided where feasible. If a maternity colony has 
become established, all construction activities shall 
be postponed within a 500-foot buffer around the 
maternity colony until it is determined by a qualified 
biologist that the young have dispersed. Bat roosts 
shall be removed under the supervision of the 
qualified biologist after the breeding season has 
ended but before the onset of winter when 
temperatures are too cold for bat movement.  
 
A report of survey efforts shall be submitted to the 
County Resource Management Agency, Planning 
and Land Use Division and CDFW within 30 days of 
completion of the surveys to document compliance. 
The report shall include the dates, times, weather 
conditions, and personnel involved in the surveys, 
and if maternity roosts are observed and avoided. 
B-1(f) Construction Best Management Practices. 

To avoid impacts to aquatic and terrestrial habitats, 
the following construction Best Management 
Practices (BMPs) shall be incorporated into all 
grading and construction plans: 
 

 Designation of a 15 mile per hour speed 
limit in all construction areas. 

 All vehicles and equipment shall be parked 
on pavement, existing roads, and 
previously disturbed areas, and clearing of 
vegetation for vehicle access shall be 
avoided to the greatest extent feasible.  

 The number of access routes, number and 
size of staging areas, and the total area of 
the activity shall be limited to the minimum 
necessary to achieve the goal of the 
project. 

 Designation of equipment washout and 
fueling areas to be located within the limits 
of grading at a minimum of 100 feet from 
areas that drain into waters, wetlands (i.e., 
the San Benito River), or other sensitive 
resources as identified by a qualified 
biologist. Washout areas shall be designed 
to fully contain polluted water and materials 
for subsequent removal from the site.  

 Daily construction work schedules shall be 
limited to daylight hours only, consistent 
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with applicable County code provisions 
noted in Section 4.11, Noise. 

 Mufflers shall be used on all construction 
equipment and vehicles shall be in good 
operating condition. 

 Drip pans shall be placed under all 
stationary vehicles and mechanical 
equipment. 

 All trash shall be placed in sealed 
containers and shall be removed from the 
project site a minimum of once per week. 

 No pets are permitted on project site during 
construction. 

 

Impact B-2 Construction of the 

proposed project could directly impact 
nesting raptors and other avian species 
protected under existing regulations by 
causing injury, death, or nest failure. 
Potential impacts to nesting birds are 
significant but mitigable. [Threshold 
number 1] 
. 

Pre-construction Surveys for Nesting Birds and 
Raptors. For construction activities occurring during 

the nesting season (generally February 1 to August 
31), surveys for nesting birds and raptors covered 
by the CFC and the MBTA (including, but not limited 
to special status species including the California 
horned lark, Cooper’s hawk, burrowing owl, white-
tailed kite and yellow-breasted chat) shall be 
conducted by a qualified biologist no more than 14 
days prior to initiation of any construction activities, 
including construction staging and vegetation 
removal. The surveys shall include the entire 
disturbance areas plus a 200-foot buffer around any 
disturbance areas. If active nests are located, all 
construction work shall be conducted outside a 
buffer zone from the nest to be determined by the 
qualified biologist. The buffer shall be a minimum of 
50 feet for non-raptor bird species and at least 150 
feet for raptor species. Larger buffers may be 
required depending upon the status of the nest and 
the construction activities occurring in the vicinity of 
the nest. The biologist shall have full discretion for 
establishing a suitable buffer. The buffer area(s) 
shall be closed to all construction personnel and 
equipment until the adults and young are no longer 
reliant on the nest site. A qualified biologist shall 
confirm that breeding/nesting is completed and 
young have fledged the nest prior to removal of the 
buffer. 
 

Less than 
significant. 

Impact B-3 Implementation of the 

proposed project would indirectly impact 
riparian habitats and 
wetlands/waterways considered 
sensitive by local, state, and/or federal 
agencies if invasive species are 
introduced. Potential indirect impacts to 
riparian habitats are significant but 
mitigable. [Threshold number 2 and 3] 

Landscaping Plan. The landscaping plans 

prepared in accordance with Mitigation Measure 
AES-1(b) shall indicate the locations and species of 
plants to be installed. Noxious, invasive, and/or non-
native plant species that are recognized on the 
Federal Noxious Weed List, California Noxious 
Weeds List, and/or California Invasive Plant Council 
Lists 1, 2, and 4 shall not be permitted.  
 

Less than 
significant. 

Impact B-4 Implementation of the 

proposed project could indirectly impact 
None required. Less than 

significant. 
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wildlife movement. This impact would be 
less than significant. [Threshold number 
4] 

CULTURAL RESOURCES 

Impact CR-1 The project site contains 

one existing single-family residence, 
which was constructed in 1928. 
However, the structure was relocated to 
the project site in 1983 and has 
undergone several modifications. Thus, 
the residence is not considered an 
historical resource for the purposes of 
CEQA. Therefore, there would be no 
impact. [Threshold number 1] 
 

None required. No impact. 

Impact CR-2 Construction of the 

proposed project would involve surface 
excavation, which has the potential to 
unearth or adversely impact previously 
unidentified archaeological resources. 
Impacts would be significant but 
mitigable. [Threshold number 2] 
 

CR-2 Unanticipated Discovery of Cultural 
Remains. If previously unidentified cultural 

resources are encountered during construction or 
land disturbance activities, work shall stop within 50 
feet of the find and the County of San Benito shall 
be notified at once to assess the nature, extent, and 
potential significance of any cultural resource find. 
The applicant shall retain a qualified archaeologist 
to implement a Phase II subsurface testing program 
to determine the resource boundaries, assess the 
integrity of the resource, and evaluate the 
resource’s significance through a study of its 
features and artifacts. 
 
If the resource is determined significant, the County 
of San Benito and/or implementing agency may 
choose to allow the capping of the area containing 
the resource using culturally sterile and chemically 
neutral fill material. If such capping occurs, then a 
qualified archaeologist shall be retained to monitor 
the placement of fill upon the resource. If a 
significant resource will not be capped, the results 
and recommendations of the Phase II study shall 
determine the need for a Phase III data recovery 
program designed to record and remove significant 
cultural materials that could otherwise be tampered 
with. If the resource is determined to be not 
significant, no capping and/or further archaeological 
investigation or mitigation shall be required. The 
results and recommendations of the Phase II study 
shall determine the need for construction 
monitoring. If monitoring is warranted, a qualified 
archaeologist shall be retained by the applicant to 
be present during all earth moving activities that 
have the potential to affect archaeological or 
historical resources. In the event that previously 
unidentified prehistoric or historic archaeological 
materials are encountered during project 
construction, Mitigation Measure CR-2 shall take 
effect. A monitoring report shall be submitted to the 

Less than 
significant. 
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County upon completion of construction. 
  

Impact CR-3 Construction of the 

proposed project would involve surface 
excavation. Although unlikely, these 
activities have the potential to unearth 
and/or impact paleontological resources. 
Impacts would be significant but 
mitigable. [Threshold number 3] 
 

CR-3(a) Paleontological Resource Construction 
Monitoring. Ground disturbing activity that does not 

exceed three feet in depth in areas of low 
paleontological sensitivity shall not require 
paleontological monitoring. Any excavations within 
areas of high paleontological sensitivity (i.e., 
Pleistocene aged deposits) and those areas 
potentially underlain by Pleistocene aged deposits 
(i.e., Holocene-aged alluvial valley sediments) that 
exceed three feet in depth shall be monitored on a 
full-time basis by a qualified paleontological monitor 
(see Figure 4.5-1). If no fossils are observed during 
the first 50 percent of excavations in Holocene aged 
sediments exceeding three feet in depth, or if the 
qualified paleontologists can determine that 
excavations below 3-5 feet are not disturbing 
Pleistocene aged (or other potentially fossil-
containing) sediments, then paleontological 
monitoring shall be reduced to spot-checking under 
the discretion of the qualified paleontologist, subject 
to approval from San Benito County. 
 
 
CR-3(b)  Fossil Salvage. If fossils are discovered, 

the qualified paleontologist (or paleontological 
monitor) shall recover them. Typically, fossils can be 
safely salvaged quickly by a single paleontologist 
and not disrupt construction activity. In some cases 
larger fossils (such as complete skeletons or large 
mammal fossils) require more extensive excavation 
and longer salvage periods. In this case the 
paleontologist shall have the authority to temporarily 
direct, divert or halt construction activity to ensure 
that the fossil(s) can be removed in a safe and 
timely manner. Once salvaged, fossils shall be 
identified to the lowest possible taxonomic level, 
prepared to a curation-ready condition and curated 
in a scientific institution with a permanent 
paleontological collection, along with all pertinent 
field notes, photos, data, and maps.  
 

Less than 
significant. 

Impact CR-4 Construction of the 

proposed project would involve 
excavation, which has the potential to 
unearth or adversely impact previously 
unidentified human remains. Impacts 
would be significant but mitigable. 

[Threshold number 4] 
 

Unanticipated Discovery of Human Remains. If 

previously unidentified human remains are 
encountered during project construction, Mitigation 
Measure CR-4 shall take effect. State Health and 
Safety Code Section 7050.5 shall be adhered to, 
which requires that no further disturbance shall 
occur until the County Coroner (depending on the 
jurisdiction in which the discovery occurs) has made 
the necessary findings as to origin and disposition 
pursuant to Public Resources Code Section 
5097.98. If the remains are determined to be of 
Native American descent, the coroner has 24 hours 
to notify the NAHC. The NAHC would then identify 

Less than 
significant. 
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the person(s) thought to be the Most Likely 
Descendent (MLD) of the deceased Native 
American, who would then help determine what 
course of action should be taken in dealing with the 
remains. 
 

GEOLOGY AND SOILS 

Impact GEO-1 A portion of the project 

site is located in an Alquist-Priolo Fault 
Zone. Potential impacts from surface 
rupture of the Calaveras fault would be 
significant but mitigable. [Threshold 

number 1)i] 

GEO-1 Fault Hazard Disclosure. Upon the transfer 

of real property and execution of leases on lots 5 
through 12 and 27 through 29, the transferor shall 
be required to deliver to the prospective transferee a 
written disclosure statement that indicates the 
presence of the Alquist-Priolo Fault Zone and notes 
that no habitable structures shall be constructed 
within the zone in conformance with the Alquist-
Priolo Earthquake Fault Zoning Act.  

Less than 
significant.  

Impact GEO-2 Seismically induced 

groundshaking could destroy or damage 
structures and infrastructure, resulting in 
loss of property or risk to human safety. 
However, the project’s mandatory 
compliance with applicable California 
Building Code requirements render 
impacts less than significant. [Threshold 

number 1)ii] 

None required. Less than 
significant. 

 

Impact GEO-3 Seismically induced 

groundshaking could result in differential 
settlement at the surface of the project 
site. Impacts would be significant but 
mitigable with footing foundations 
designed to resist differential settlement. 
[Threshold number 1)iii] 

GEO-3 Adherence to Geotechnical Report. Prior 

to the issuance of the first building permit, the 
developer(s) of individual lots on the project site 
shall submit building and improvement plans for 
review and approval by San Benito County that 
confirm compliance with the recommendations 
included in the Geotechnical Feasibility Investigation 
prepared by Stevens, Ferrone & Baily in 2011 (see 
Appendix E of this EIR) for building foundations. 
These recommendations include the following: 
 

 All foundations shall be designed to resist 
differential settlement of supporting soils of 
1 inch across typical column spacings. 

 Foundations shall consist of continuous 
and isolated spread footings bearing on a 
three foot-thick layer of engineered fill. 

 Footings shall be founded at a depth of 
approximately 18 inches below the lowest 
adjacent grade, depending on design-
bearing capacities. 

 Interior slabs-on-grade shall be 
approximately 5 inches in thickness and 
supported by underlying, compacted, 
native soils. 

 Alternatively, foundations may consist of 
post-tensioned slabs approximately 10 
inches in thickness. 

 A vapor retarder shall be constructed 

Less than 
significant. 
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below the slabs to reduce the potential for 
vapor transmission through the slabs-on-
grade. Concrete shall be poured directly 
onto the membrane. 

Impact GEO-4 Due to the depth of 

groundwater on the project site, the 
potential for seismic-related ground 
failure from liquefaction of underlying 
soils or lateral spreading is low. Due to 
the depth of groundwater and types of 
soils present, the site also has a low 
potential for impacts related to soil 
instability. Impacts would be less than 
significant. [Threshold number 1)iii and 
number 3] 

None required. Less than 
significant. 

Impact GEO-5 Construction of the 

proposed project could result in soil 
erosion or loss of topsoil. Impacts would 
be less than significant. [Threshold 
number 2] 

None required.  Less than 
significant. 

Impact GEO-6 The project site is not 

located on a geologic unit or soil that is 
unstable, and would not result in 
landslides, lateral spreading, 
subsidence, liquefaction, or collapse. 
However, portions of the project site 
contain moderately expansive soils, 
which could render roadways, 
foundations, and concrete flatwork 
unstable. Impacts would be significant 
but mitigable. [Threshold number 3 and 
number 4] 

GEO-6 Expansive Soils Testing and Structural 
Reinforcement. Prior to the issuance of the first 

building permit, the developer(s) of individual lots on 
the project site shall contract with a qualified 
geotechnical scientist to conduct soil tests to 
determine the location of expansive soils on-site, 
consistent with Section 1803.5.3 of the 2013 
California Building Code. If these soil tests indicate 
that expansive soils occur on-site, then building 
foundations shall be designed to resist differential 
volume changes and to prevent structural damage 
from expansive soils, pursuant to Sections 1808.6.1 
and 1808.6.2 of the California Building Code. If 
expansive soils are removed in lieu of designing 
resistant foundations, then they shall be removed to 
a depth sufficient to ensure a constant moisture 
content in the remaining soil, as required by Section 
1808.6.3 of the California Building Code. The active 
zone of expansive soil (defined as the zone of soil 
that has the potential to produce heave or 
settlement) also may be stabilized in lieu of 
designing resistant foundations, consistent with 
Section 1808.6.4 of the California Building Code. 

Less than 
significant. 

GREENHOUSE GAS EMISSIONS 

Impact GHG-1 Development of the 

proposed project would generate GHG 
emissions during construction activity 
and long-term operation. Total estimated 
GHG emissions would exceed 
recommended thresholds. Impacts 
would be significant and unavoidable. 
[Threshold number 1] 
 

GHG-1(a) Energy Efficiency Measures for 
Common Areas. The applicant shall incorporate 

the following energy efficiency measures into the 
site design:  
 

 Install high efficiency lighting (i.e. metal 
halide post top lights) in public areas, such 
as street lights and the park that shall 
increase energy efficiency by at least 17 
percent.  

Significant and 
unavoidable. 
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 Use water efficient irrigation systems in 
public landscaped areas. 

 
Prior to issuance of grading permits, the applicant 
shall provide site plans for the Planning and Building 
Inspection Services Department to review and 
approve, which incorporates the above-referenced 
energy efficiency measures.  
GHG-1(b) Energy Efficiency Measures for Future 
Single-Family Homes. Residential units built as 

part of the proposed project shall incorporate the 
following energy efficiency measures:  
 

 Exceed adopted Title 24 energy 
requirements by a minimum of ten percent 
(rather than five percent, as proposed) 
through implementation of energy 
reduction measures, which may include 
(but would not be limited to): 

o Use locally made building 
materials for construction of the 
project and associated 
infrastructure when such 
materials are locally available; 

o Use of materials which are 
resource efficient, recyclable, with 
long life cycles; 

o Install energy-reducing shading 
mechanisms for windows, 
porches, patios, walkways, etc.; 

o Install energy reducing day 
lighting systems (e.g. skylights, 
light shelves, transom windows); 

o Use of water efficient landscapes; 
o Use tankless water heaters or 

solar water heaters; 
o Use low-energy street lights and 

parking lot lights (i.e. sodium); 
and 

o Use of light colored water-based 
paint and roofing materials. 

o Install high efficiency lighting in 
single-family homes that 
increases energy efficiency by at 
least 17 percent. 

o Install low-flow faucets, 
showerheads, and toilets. 

 

The project applicant shall submit calculations and 
analysis from qualified Title 24 consultant that 
documents the 10% reduction below current Title 24 
standards for Planning and Building Inspection 
Services Department review and approval. Prior to 
issuance of building permits, the applicant shall 
provide site/design plans for the Planning and 
Building Inspection Services Department staff’s 
review and approval, which shall incorporate the 
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above-referenced energy efficiency measures into 
design plans.GHG-1(c) GHG Offsets. The applicant 

shall purchase carbon offsets equating to 2,477 MT 
CO2e in order to reduce GHG emissions below 
threshold levels. The carbon offsets shall be 
purchased through the Climate Action Reserve, 
which has been approved by the California Cap-
and-Trade Program as meeting the required offset 
protocols. The applicant shall register for a client 
account with this registry and purchase 2,477 
Climate Reserve Tonnes (CRT). Purchased carbon 
offsets and the amount purchased shall be 
approved by County Planning Department staff prior 
to permit approval. The applicant shall provide the 
County with evidence establishing the purchase of 
carbon offsets.  

Impact GHG-2 The proposed project 

would be generally consistent with the 
Climate Action Team GHG reduction 
strategies and the 2008 Attorney 
General Greenhouse Gas Reduction 
Measures. As a result, the project would 
not conflict with an applicable plan, 
policy, or regulation adopted for the 
purpose of reducing GHG emissions. 
Impacts would be less than significant. 
[Threshold number 2] 

None required. Less than 
significant. 

HAZARDS 

Impact HAZ-1 The proposed project 

would not involve the routine transport, 
use, or disposal of substantial amounts 
of hazardous substances. Impacts would 
be less than significant. [Threshold 

number 1] 

None required. Less than 
significant. 

Impact HAZ-2 Residential development 

on the project site would occur near 
roadways on which accidents that 
involve hazardous materials could occur. 
Such accidents could potentially create a 
significant hazard to the public or 
environment through reasonably 
foreseeable upset and accident 
conditions involving the release of 
hazardous materials into the 
environment. However, required 
adherence to existing laws and 
regulations would reduce impacts to a 
less than significant level. [Threshold 
number 2] 

None required. Less than 
significant. 

Impact HAZ-3 Although no active listed 

hazardous materials sites listed pursuant 
to Government Code Section 65962.5 
are located on the project site or within 
one-half mile of the site, disturbance of 

HAZ-3 Soil Sampling and Remediation. Prior to 

issuance of any grading permits associated with the 
project, a contaminated soil assessment shall be 
completed in the portion of land to be graded in the 
southeastern part of the project site, where AEI 

Less than 
significant. 



Sunnyside Estates Project EIR 
Executive Summary 

 
 

  County of San Benito 

ES-19 

Table ES-1 
Summary of Environmental Impacts and Mitigation Measures 

Impact Mitigation Measures 
Significance 

After Mitigation 

contaminated soils from prior agricultural 
use could create a significant hazard to 
the public or environment, including 
potential health hazards for construction 
workers or future residents and 
occupants of the site. In addition, the use 
of pesticides and other agricultural 
chemicals on adjacent agricultural land 
could create a significant hazard to 
future on-site residents. Impacts would 
be significant but mitigable. [Threshold 
number 4] 
 

Consultants collected additional soil samples for the 
Phase II ESA. A contaminated soil assessment shall 
also be completed in the portion of land to be 
graded at the existing walnut orchard in the northern 
part of the project site. Soil samples shall be 
collected under the supervision of a professional 
geologist or professional civil engineer to determine 
the presence or absence of contaminated soil in 
these areas. The sampling density shall be in 
accordance with guidance from San Benito County 
Environmental Health Services, so as to define the 
volume of soil that may require remediation. 
Laboratory analysis of soil samples shall be 
analyzed for the presence of organochlorine 
pesticides, including dieldrin, in accordance with 
EPA Test Method SW8081A. If soil sampling 
indicates the presence of pesticides exceeding 
applicable environmental screening levels, the soil 
assessment shall identify the volume of 
contaminated soil to be excavated.  
 
If concentrations of contaminants warrant 
remediation, contaminated materials shall be 
remediated either prior to or concurrent with 
construction and a Phase III ESA shall be prepared. 
A Phase III ESA shall generally include a soil 
management plan which establishes design and 
implementation of remediation. Cleanup may 
include excavation, disposal, bio-remediation, or 
any other treatment of conditions subject to 
regulatory action. All necessary reports, regulations 
and permits shall be followed to achieve cleanup of 
the site. The contaminated materials shall be 
remediated under the supervision of an 
environmental consultant licensed to oversee such 
remediation and under the direction of the lead 
oversight agency. The remediation program shall 
also be approved by a regulatory oversight agency, 
such as the San Benito County Environmental 
Health Services, RWQCB, or the Department of 
Toxic Substances Control. All proper waste handling 
and disposal procedures shall be followed. Upon 
completion of the remediation, the environmental 
consultant shall prepare a report summarizing the 
project, the remediation approach implemented, and 
the analytical results after completion of the 
remediation, including all waste disposal or 
treatment manifests. 

Impact HAZ-4 The project would have 

the potential to expose workers to 
naturally occurring asbestos during site 
grading, and asbestos-containing 
materials, or lead during demolition of 
the existing on-site residence. However, 
adherence to regulatory requirements 
would ensure that the impacts would be 

None required. Less than 
significant. 
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less than significant. [Threshold number 
2] 

Impact HAZ-5 The proposed project 

would have a secondary vehicle access 
point and internal roadways designed to 
accommodate emergency responders. 
Therefore, the project would not impair 
implementation of or physically interfere 
with an adopted emergency response 
plan or emergency evacuation plan. 
Impacts would be less than significant. 
[Threshold number 7] 

None required. Less than 
significant. 

Impact HAZ-6 The project site is not 

located in an area subject to a high fire 
threat, and new development located on 
the project site would be required to 
comply with existing regulations intended 
to minimize the potential effects 
associated with wildfires. Impacts related 
to exposing people or structures to a 
significant risk of loss, injury, or death 
involving wildland fires would be less 
than significant. [Threshold number 8] 

None required. Less than 
significant. 

HYDROLOGY and WATER QUALITY 

Impact H-1 During project construction, 

the soil surface on the project site would 
be subject to erosion and the adjacent 
San Benito River and downstream 
watershed would be subject to pollution 
from sediments and contaminants typical 
of urban areas. This is a less than 
significant impact. [Threshold numbers 1 
and 5] 

None required.  Less than 
significant. 

Impact H-2 Development and operation 

of the proposed project would increase 
the demand on groundwater supplies 
and create additional impervious 
surfaces, which could interfere with 
groundwater recharge. However, the 
Sunnyslope County Water District has 
determined that groundwater supplies 
are sufficient to serve the project and 
such service would not result in 
significant groundwater depletion. Thus, 
impacts would be less than significant. 

[Threshold number 2] 

None required. Less than 
significant. 

Impact H-3 The proposed project would 

alter the existing drainage pattern of the 
site, resulting in an increase of 
stormwater runoff from the project area. 
However, the proposed drainage 
features of the project would ensure that 
impacts would be less than significant. 

[Threshold numbers 3, 4, and 11] 

None required. Less than 
significant. 
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Impact H-4 During operation, the 

proposed project has the potential to 
result in stormwater transport of 
pollutants and sediment into the San 
Benito River. Impacts would be less than 
significant. [Threshold number 6] 

None required. Less than 
significant. 

Impact H-5 Development of the 

proposed project would not place 
housing, structures, or people within a 
100-year flood zone. Impacts would be 
less than significant. [Threshold numbers 
7 and 8] 
 
 
 

None required. Less than 
significant. 

LAND USE 

Impact LU-1 The project would not 

physically divide an established 
community. Impacts would be less than 
significant [Threshold number 1] 

None required. Less than 
significant. 

Impact LU-2 The project could be 

viewed as consistent with applicable San 
Benito County policies adopted for the 
purpose of avoiding or mitigating an 
environmental impact. While the project 
would result in the conversion of 
agricultural land, the project is generally 
consistent with the overall vision and 
policy direction of the 2035 General 
Plan. This would be a less than 
significant environmental impact. 
[Threshold number 2] 

None required. Less than 
significant.  

NOISE 

Impact N-1 Noise from construction of 

the proposed project, including 
demolition of the existing on-site 
residence, has the potential to adversely 
impact nearby residences and future on-
site residences for a period longer than 
12 months. This impact would be 
significant and unavoidable. [Threshold 

numbers 1 and 4]  
 

N–1(a) Construction Activity Timing Disclosure. 

Signs stating the restrictions regarding the hours of 
construction as regulated by the 2035 General Plan 
shall be provided by the developer and posted on-
site. Signs shall be placed prior to beginning of and 
throughout grading and construction activities.  
 
Prior to issuance of any grading permits, the project 
proponent shall submit a plan, which shall be 
reviewed and approved by the County, describing 
the location and dates on which the signs will be 
posted to the Planning and Building Inspection 
Services Department. The project proponent shall 
allow County Building Inspectors to access the 
project site to monitor compliance by spot checking 
these signs and the hours during which construction 
occurs, and to respond to noise complaints. 
 
N-1(b) Construction Equipment. Properly maintain 

construction equipment and ensure that all internal 
combustion engine driven machinery with intake 

Significant and 
unavoidable. 
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and exhaust mufflers and engine shrouds (if the 
equipment had such devices installed as part of its 
standard equipment package) are 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. The developer 
shall require all contractors, as a condition of 
contract, to maintain and tune-up all construction 
equipment to minimize noise emissions. 
 
N-1(c) Vehicle and Equipment Idling. 

Construction vehicles and equipment shall not be 
left idling for longer than five minutes when not in 
use. 
 
N-1(d) Stationary Equipment. Stationary 

construction equipment that generates noise that 
exceeds 55 dBA Leq at the boundaries of the 
nearby residential uses 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 noise 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. 
 
The equipment area with appropriate acoustical 
shielding shall be designated on building and 
grading plans. Equipment and shielding shall remain 
in the designated location throughout construction 
activities.  
 
Prior to issuance of grading permits, the project 
proponent shall submit building and grading plans 
that show the appropriate construction equipment 
noise reduction measures to the Planning and 
Building Inspection Services Department. 
Compliance shall be monitored by County Building 
Inspectors. 
 
N-1(e) Construction Route. All construction traffic 

to and from the project site shall be routed via 
designated truck routes where feasible. All 
construction-related heavy truck traffic in residential 
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areas shall be prohibited where feasible. 
 
N-1(f) Workers’ Radios. All noise from workers’ 

radios shall be controlled to a point that they are not 
audible at sensitive receptors near the construction 
activity.  
 
N-1(g) Construction Plan. Prior to issuance of any 

grading and/or building permits, the contractor shall 
prepare and submit to the County for approval a 
detailed construction plan identifying the schedule 
for major noise-generating construction activity. 
 
N-1(h) Disturbance Coordinator. A “noise 

disturbance coordinator” shall be designated by the 
contractor. The noise disturbance coordinator would 
be responsible for responding to any local 
complaints about construction noise. The noise 
disturbance coordinator shall determine the cause 
of the noise complaint (e.g., starting too early, bad 
muffler, etc.) and shall require that reasonable 
measures warranted to correct the problem be 
implemented. Conspicuously post a telephone 
number for the disturbance coordinator at the 
construction site and include it in the notice sent to 
neighbors regarding the construction schedule. 
 

Impact N-2 Construction-related 

activities associated with the proposed 
project would intermittently generate 
groundborne vibration on and adjacent 
to the site. This may affect existing off-
site receptors near the project site and 
proposed on-site residences. However, 
construction vibration would not exceed 
FTA thresholds for vibration. Therefore, 
impacts would be less than significant. 

[Threshold number 2] 

None required. 
 

Less than 
significant. 

Impact N-3 Occupants of proposed on-

site and existing off-site residential units 
would not experience noise level 
increases exceeding applicable 
thresholds as a result of project-
generated traffic on Southside Road and 
Hospital Road. Project-generated traffic 
would have a less than significant impact 
on exterior and interior noise levels at 
sensitive receptors along Southside 
Road and Hospital Road. [Threshold 
number 3] 

None required Less than 
significant. 

Impact N-4 The proposed residential 

uses would be subject to operational 
noise generated from existing 
agricultural uses (almond orchards) 
located to the north and east of the site. 

None required. 

 
Less than 
significant. 
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However, noise generated by the 
existing adjacent agricultural uses would 
not exceed the applicable standards. 
The project itself would also generate 
additional noise from operation of the 
proposed residential uses. These noise 
impacts would not cause the applicable 
standards to be exceeded for any nearby 
existing uses. Impacts would be less 
than significant. [Threshold number 1] 

PUBLIC SERVICES 

Impact PS-1 Implementation of the 

proposed project would generate new 
residents that would require police 
protection services from the San Benito 
County Sheriff’s Department. This 
increase in service population would not 
increase response times beyond 
acceptable levels and would not require 
additional police staff and vehicles such 
that new or expanded police facilities 
would need to be constructed. 
Therefore, impacts would be less than 
significant. [Threshold number 1] 

None required. Less than 
significant. 

Impact PS-2 Implementation of the 

proposed project would increase the 
service population for the City of Hollister 
Fire Department and AMR. However, the 
proposed project would not trigger the 
need to construct new fire department or 
AMR facilities, or alter existing facilities 
to accommodate additional personnel or 
equipment to maintain acceptable 
performance standards and levels of 
service. Therefore, impacts related to fire 
protection and emergency medical 
services would be less than significant. 

[Threshold number 1].  

None required. Less than 
significant. 

Impact PS-3 Implementation of the 

proposed project would generate an 
estimated total of approximately 100 
elementary, middle, and high school 
students. Students generated by the 
proposed project would attend Ladd 
Lane K-5 Elementary School, Rancho 
San Justo Middle School, and San 
Benito High School, none of which would 
be required to operate above capacity as 
a result of the project. Therefore, 
implementation of the proposed project 
would not require construction of new or 
physically altered educational facilities. 
Impacts to schools would be less than 
significant. [Threshold number 1] 

None required. Less than 
significant. 
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Impact PS-4 Implementation of the 

proposed project would result in a new 
service population that may utilize the 
County library. However, this increase in 
population would not trigger the need to 
construct new library facilities or altered 
library facilities. Therefore, this is a less 
than significant impact. [Threshold 

number 1] 

None required. Less than 
significant. 

Impact PS-5 Implementation of the 

proposed project would generate 
additional demand for parkland. 
However, the project would not increase 
the use of existing parks or other 
recreational facilities such that 
substantial physical deterioration would 
occur, nor would the project require 
construction of additional parkland 
(beyond what is proposed on-site and 
analyzed throughout this EIR), that 
would have an adverse physical effect 
on the environment. Therefore, the 
project would result in less than 
significant impacts related to park 

demand. [Threshold numbers 1, 2, and 
3]  

None required. Less than 
significant. 

TRANSPORTATION and CIRCULATION 

Impact T-1 Implementation of the 

proposed project would not cause 
operations at study area intersections to 
exceed applicable LOS criteria under the 
Existing (2014) plus Project condition. 
Impacts would be less than significant. 

[Threshold numbers 1 and 2]  

None required.  Less than 
significant. 

Impact T-2 Implementation of the 

proposed project would not cause 
operations at eight of the nine study area 
intersections to exceed applicable LOS 
criteria under the Background plus 
Project condition. However, the 
intersection of Union Road/Airline 
Highway (SR 25) would exceed 
applicable LOS criteria under the 
Background plus Project condition. 
Impacts would be significant and 
unavoidable. [Threshold numbers 1 and 
2] 

T-2(a) Union Road/Airline Highway (SR 25). Prior 

to approval of the first Final map, the applicant shall 
provide a conceptual design, cost estimate 
acceptable to the Public Works Department, and 
deposit the funds necessary to modify the existing 
traffic signal at the intersection of Union 
Road/Airline Highway (SR 25) to include a protected 
left-turn phasing for the eastbound and westbound 
approaches, and add a right turn only lane to the 
eastbound approach. Portions of the design and 
improvements that are part of the full build out of the 
intersection as contemplated in the TIMF shall 
receive credit from the TIMF. 
 
T-2(b) Regional Traffic Impact Mitigation Fee. 

Prior to issuance of each building permit, the 
applicant shall pay the applicable Regional Traffic 
Impact Mitigation Fee (TIMF) to the County of San 
Benito as a fair share contribution toward the Airline 
Highway (SR 25) and Union Road widening 
projects. The TIMF for both widening projects has 

Significant and 
unavoidable.  
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been calculated as part of the Transportation Impact 
Fee Nexus Study completed by the Council of San 
Benito County Governments (2011).  

Impact T-3 Implementation of the 

proposed project would not cause 
operations at eight of the nine study area 
intersections to exceed applicable LOC 
criteria under the Cumulative (2035) plus 
Project condition. The intersection of 
Airline Highway (SR 25)/Enterprise Road 
would exceed applicable LOS criteria 
under the Cumulative (2035) plus Project 
condition. However, the MUTCD peak 
hour volumes signal warrant would not 
be met. Therefore, impacts would be 
less than significant. [Threshold numbers 

1 and 2]  

None required. Less than 
significant. 

Impact T-4 Both proposed project 

driveway intersections would operate at 
acceptable levels under Existing (2014) 
plus Project, Background plus Project, 
and Cumulative (2035) plus Project 
conditions. Impacts would be less than 
significant. [Threshold numbers 1, 2, and 

5] 

None required Less than 
significant. 

Impact T-5 The proposed project could 

contribute to hazards at the Southside 
Road/Union Road intersection. Impacts 
would be significant but mitigable. 

[Threshold number 4] 

T-5 Install “Left Turn Yield On Green” Signs. The 

applicant shall install “Left Turn Yield On Green” 
signs for both the northbound and southbound 
intersection approaches to the Southside 
Road/Union Road intersection prior to issuance of 
the first certificate of occupancy for the project. 

Less than 
significant. 

Impact T-6 The proposed project would 

not conflict with adopted policies, plans, 
or programs regarding public transit, 
bicycle, or pedestrian facilities, or 
otherwise decrease the performance or 
safety of such facilities. Impacts would 
be less than significant. [Threshold 
number 6] 

None required. Less than 
significant. 

UTILITIES and SERVICE SYSTEMS 

Impact U-1 Development of the 

proposed project would result in 
additional water demand of 
approximately 89 AFY at buildout. Based 
on the water supply evaluation prepared 
for the proposed project, available water 
supplies would be adequate to serve the 
proposed project. Therefore, impacts 
related to water supply would be less 
than significant. [Threshold number 2] 

None required. Less than 
significant. 

Impact U-2 Development of the 

proposed project would generate 
approximately 0.145 million gallons of 

U-2 Wastewater Conveyance Infrastructure. All 

recommendations in the Sunnyside Estates Sewer 
Analysis (Wallace Group, 2014, see Appendix M of 

Less than 
significant. 
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wastewater per day. Wastewater 
generated by the proposed project could 
be accommodated within the existing 
capacity of the WRF. With 
implementation of the recommendations 
contained in the Sunnyside Estates 
Sewer Analysis, wastewater conveyance 
infrastructure would be adequate to 
serve the proposed project without the 
construction or expansion of facilities. 
Therefore, impacts would be significant 
but mitigable. [Threshold numbers 3 

through 5] 
 

this EIR) shall be implemented to ensure that 
existing City of Hollister wastewater conveyance 
infrastructure can accommodate flows from the 
proposed project. These include, but are not limited 
to: 
 

 The proposed on-site lift station shall be 
located outside of the street right-of-way on 
a dedicated parcel or easement.  

 The maximum flow for the proposed lift 
station shall be designed to be no greater 
than 157 gallons per minute (GPM). If it is 
designed to be greater than 157 GPM, the 
8-inch sewer main in Southside Road shall 
be upsized to meet the proposed flows. 
The existing sewer main capacity in 
Southside Road shall be re-checked by the 
applicant once the lift station information is 
available.  

 A permanent on-site generator and 
automatic transfer switch shall be installed 
at the Southside Lift Station prior to 
connection of the proposed project.  

 The City of Hollister shall review and 
approve the design approach prior to 
issuance of building permits. Compliance 
shall be monitored by County Building 
Inspectors and Permit Compliance. 

 

Impact U-3 The amount of solid waste 

that would be generated during 
construction and operation of the 
proposed project would not exceed the 
surplus capacity of the landfill serving 
the site. In addition, the project would 
comply with applicable statutes and 
regulations related to solid waste. 
Impacts would be less than significant. 
[Threshold numbers 6 and 7] 

None required. Less than 
significant. 

The project could induce growth in the 
area, if the proposed on-site lift station is 
designed to accommodate future 
development in areas north of the project 
site. Mitigation is required to ensure that 
project infrastructure does not 
accommodate growth beyond what is 
currently envisioned. 

GI-1 Wastewater Infrastructure Capacity 
Limitations. Wastewater infrastructure, including 

the proposed on-site lift station and off-site existing 
sewer main beneath Southside Road (if required to 
be modified per Mitigation Measure U-2), shall be 
sized to meet only the demands of the proposed 
project and immediately adjacent future residential 
development north of the site [area “A” in the 
Sunnyside Estates Sewer Analysis (Wallace Group, 
2014, see Appendix M of this EIR)]. Public Works 
shall review plans for required infrastructure 
extensions and improvements prior to approval of 
initial building permits, and the Planning Department 
and Public Works shall confirm that the 
infrastructure is appropriately sized consistent with 
this measure.  

Less than 
significant. 
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1.0 INTRODUCTION 
 
This document is an Environmental Impact Report (EIR) that evaluates the proposed Sunnyside 
Estates project located in County of San Benito, California. This section describes: (1) the 
purpose and legal authority of the EIR; (2) the scope and content of the EIR; (3) lead, 
responsible, and trustee agencies; and (4) the environmental review process required under the 
California Environmental Quality Act (CEQA). 
 
1.1 PURPOSE AND LEGAL AUTHORITY 
 
The proposed project requires the discretionary approval of County of San Benito as well as 
potential approvals (both discretionary and ministerial in nature) from other public agencies. 
Therefore, it is subject to the requirements of the California Environmental Quality Act (CEQA). 
In accordance with Section 15121 of the State of California Environmental Quality Act (CEQA) 
Guidelines, the purpose of this EIR is to serve as an informational document that: 
 

“...will inform public agency decision-makers and the public generally of the significant 
environmental effects of a project, identify possible ways to minimize the significant 
effects, and describe reasonable alternatives to the project.” 

 
This EIR is to serve as an informational document for the public, the County of San Benito 
decision-makers, as well as any other public agencies that may have discretionary review over 
certain aspects of the project. The process will culminate with Board of Supervisors hearings to 
consider certification of a Final EIR and approval of the project. 
 
1.2 EIR SCOPE AND CONTENT 
 
In accordance with the State CEQA Guidelines, a Notice of Preparation (NOP) was distributed to 
affected agencies and the public for the required 30-day period from September 9, 2014 to 
October 8, 2014. Meetings with selected agencies, including County departments and the 
Sunnyslope County Water District, were held during the scoping period to discuss agency 
concerns and potential project impacts. In addition, a public scoping meeting was held in the 
City of Hollister in San Benito County on September 18, 2014, to receive comments on the scope 
of the EIR for the proposed project. The intent of the scoping meeting was to provide interested 
individuals, groups, public agencies and others a forum to provide input to the County verbally 
in an effort to assist in further refining the intended scope and focus of the EIR. 
 
Table 1-1 summarizes the issues relevant to the EIR that were identified in the NOP comments 
received (four letters) and the EIR sections where the issues are addressed. The NOP and NOP 
comment letters received are included in the EIR in Appendix A.  
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Table 1-1 
NOP Comment Issues 

Issue EIR Section 

Central Coast Regional Water Quality Control Board 
requested that implementation of the proposed project 
should comply with Construction General Permit 
requirements for stormwater discharges and post-
construction requirements to protect the water quality of 
the nearby San Benito River. 

Stormwater discharge is addressed in 
Section 4.9, Hydrology and Water Quality. 

Central Coast Regional Water Quality Control Board 
requested that implementation of the proposed project 
should protect riparian buffers.  

Impacts related to riparian buffers are 
addressed in section 4.9, Hydrology and 
Water Quality and section 4.4 Biology. 

California Department of Fish and Wildlife (CDFW) 
recommended biological surveys for California Tiger 
Salamander (CTS), California red-legged frog, western 
pond turtle, burrowing owl, California horned lark, western 
spadefoot toad, and vernal pool invertebrates to avoid 
adverse impacts to these species. CDFW also noted that 
an Incidental Take Permit may be warranted for CTS.  

Impacts related to special status species 
are addressed in section 4.4 Biology. 

 

San Benito County Department of Public Works 
commented that proposed project include land for parks 
and recreation.  

Parks and recreation are addressed in 
section 4.12, Public Services. 

San Benito County Department of Public Works 
suggested that a design-level geotechnical investigation 
report be submitted for the project. 

Geology and geotechnical issues are 
addressed in section 4.6, Geology and 
Soils. 

San Benito County Department of Public Works 
suggested that the proposed project shall comply with the 
County’s drainage standards.  

Impacts related to drainage are addressed 
in Section 4.9, Hydrology and Water 
Quality. 

San Benito County Department of Public Works 
suggested that a stormwater pollution prevention plan 
(SWPPP) be prepared for the proposed project.  

Stormwater discharge is addressed in 
Section 4.9, Hydrology and Water Quality. 

Caltrans District 5 suggested that the proposed project 
use the Association of Monterey Bay Area Governments 
model for traffic analysis. 

Impacts related to transportation and 
traffic are addressed in Section 4.13, 
Transportation and Circulation.  

Caltrans District 5 requested that the traffic study for the 
proposed project be based on traffic volumes less than 
two years old. 

Impacts related to transportation and 
traffic are addressed in Section 4.13, 
Transportation and Circulation. The traffic 
study for the proposed project will use 
traffic counts from October 2014. 

 
In addition to the other environmental topic areas required under CEQA, this EIR addresses the 
issues determined to be potentially significant by responses to the NOP and scoping meetings 
with the public and public agency staff. Environmental topic areas that are addressed in this 
EIR include: 
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 Aesthetics 
 Agricultural Resources 
 Air Quality  
 Biological Resources 
 Cultural Resources 
 Geology and Soils 
 Greenhouse Gas Emissions/Climate Change 

 Hazards and Hazardous Materials 
 Hydrology and Water Quality 
 Land Use and Planning  
 Noise 
 Public Services and Recreation 
 Transportation and Circulation 
 Utilities and Service Systems 

 
This EIR addresses the environmental topic areas referenced above and identifies potentially 
significant environmental impacts, including both individual and cumulative impacts. In 
addition, the EIR recommends feasible mitigation measures that would reduce impacts to a 
level below thresholds of significance or eliminate adverse environmental effects when 
applicable. 
 
The impact analyses contained in Section 4.0, Environmental Impact Analysis, of the EIR include a 
description of the physical and regulatory setting within each issue area, the methodologies 
used, followed by an analysis of the project’s impacts. Each specific impact is called out 
separately and numbered, followed by an explanation of how the level of impact was 
determined. When appropriate, feasible mitigation measures to reduce significant impacts are 
included following the impact discussion. Measures are numbered to correspond to the impact 
that they mitigate. Finally, following the mitigation measures is a discussion of the residual 
impact that remains, if any, following implementation of recommended measures. 
 
The Alternatives section of the EIR (Section 6.0) was prepared in accordance with Section 15126.6 
of the State CEQA Guidelines and focuses on potentially feasible alternatives that are capable of 
eliminating or reducing significant adverse effects associated with the proposed project while 
feasibly attaining most of the project’s basic objectives. Alternatives evaluated include the 
CEQA-required “No Project” scenario and three alternative development scenarios for the 
project site. The EIR also identifies the “environmentally superior” alternative among the 
options studied.  
 
The level of detail contained throughout this EIR is consistent with the requirements of CEQA 
and applicable court decisions. The State CEQA Guidelines provide the standard of adequacy on 
which this document is based. The State CEQA Guidelines (Section 15151) state: 

 
“An EIR should be prepared with a sufficient degree of analysis to provide decision-
makers with information which enables them to make a decision which intelligently takes 
account of environmental consequences. An evaluation of the environmental effects of the 
proposed project need not be exhaustive, but the sufficiency of an EIR is to be reviewed in 
light of what is reasonably feasible. Disagreement among experts does not make an EIR 
inadequate, but the EIR should summarize the main points of disagreement among the 
experts. The courts have looked not for perfection, but for adequacy, completeness, and a 
good faith effort at full disclosure.”  
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1.3 LEAD, RESPONSIBLE AND TRUSTEE AGENCIES 
 
The State CEQA Guidelines require the identification of “lead,” “responsible,” and “trustee” 
agencies. The County of San Benito is the “lead agency” for the proposed project because it has 
the principal responsibility for approving the project.  
 
A “responsible agency” is a public agency other than the “lead agency” that has discretionary 
approval authority over certain components of a project (the State CEQA Guidelines define a 
public agency as a state or local agency, but specifically exclude federal agencies from the 
definition).  A “trustee agency” refers to a state agency having jurisdiction by law over natural 
resources affected by a project which are held in trust for the people of the State of California 
(for example, the California Department of Fish and Wildlife). 
  
The proposed project will require review and approval from a number of agencies. Provided 
below is a list of the anticipated discretionary permits requiring approval by the County of San 
Benito.  
 

 Certification of the Final EIR  
 Approval of Zoning Map Amendment  
 Approval of Vesting Tentative Tract Map  
 Approval of Tree Removal Permit1 

 
In addition to the discretionary approvals, the following additional approvals will need to be 
obtained from the County of San Benito: 
 

 Approval of Grading Permit(s)  
 Approval and Recordation of Final Map  
 Approval of Improvement Plan(s)  
 Approval of Building Permit  

 
The following includes a list of other government agencies that would or may have 
some level of approval for one or more components of the proposed project, as required 
by State CEQA Guidelines Section 15124(d): 
 

 SSCWD 
 Hollister Wastewater 
 San Benito County Local Agency Formation Commission (LAFCO)/City of Hollister2 

 

  

                                                 
1 A tree removal permit is not required for removal of the on-site walnut trees (located in the northern portion of the site as part of the 
remnant orchard) or olive trees located at the southern end of the site. However, a permit is required for removal of the California 
black walnut tree located at the southern end of the site and Mexican elderberry trees located on the southwest side of the property 
(which are native woodlands and thus protected pursuant to Chapter 19.33 of the San Benito County Code). 
2 The project site is located outside of the City of Hollister Sphere of Influence, but is proposed to be served by the City of Hollister 
(which operates the WRF) for sanitary sewer service. LAFCO approval of a request by the City of Hollister to service the site would 
be required pursuant to Government Code Section 56133 (Bob Braitman, personal communication, April 10, 2015). 
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1.4 ENVIRONMENTAL REVIEW PROCESS 
 
The major steps in the environmental review process, as required under CEQA, are outlined 
below and illustrated on Figure 1-1. The steps are presented in sequential order. 
 

1. Notice of Preparation (NOP)/Initial Study. After deciding that an EIR is required, the 
lead agency must file an NOP soliciting input on the EIR scope to the State 
Clearinghouse, other concerned agencies, and parties previously requesting notice in 
writing (State CEQA Guidelines Section 15082; Public Resources Code Section 21092.2). 
The NOP must be posted in the County Clerk's office for 30 days. Often, the lead agency 
holds a scoping meeting during the 30-day NOP review period, although this meeting is 
not required under CEQA.  

2. Draft EIR Prepared. The Draft EIR must contain: a) table of contents or index; b) 
summary; c) project description; d) environmental and regulatory setting; e) discussion 
of significant impacts (i.e., direct, indirect, cumulative, growth-inducing and 
unavoidable impacts); f) a discussion of alternatives; g) mitigation measures; and h) 
discussion of irreversible changes. 

3. Notice of Completion. A lead agency must file a Notice of Completion with the State 
Clearinghouse when it completes a Draft EIR and prepare a Public Notice of Availability 
of a Draft EIR. The lead agency must place the Notice in the County Clerk's office for 30 
days (Public Resources Code Section 21092) and send a copy of the Notice to anyone 
requesting it (State CEQA Guidelines Section 15087). Additionally, the public Notice of 
Draft EIR Availability must be given through at least one of the following procedures: a) 
publication in a newspaper of general circulation; b) posting on and off the project site; 
and c) direct mailing to owners and occupants of contiguous properties. The lead agency 
must solicit comments from the public and respond in writing to all written comments 
received that raise significant environmental issues during the 45-day public comment 
period (Public Resources Code Sections 21104 and 21253). Public Review Period. The 
minimum public review period for a Draft EIR is 30 days. When a Draft EIR is sent to 
the State Clearinghouse for review, the public review period must be 45 days unless a 
shorter period is approved by the Clearinghouse (Public Resources Code Section 21091). 

4. Final EIR. A Final EIR must include: a) the Draft EIR; b) copies of comments received 
during public review; c) a list of persons and entities commenting; and d) responses to 
comments. 

6. Certification of Final EIR. Prior to making a decision on a proposed project, the lead 
agency must certify that: a) the Final EIR has been completed in compliance with CEQA; 
b) the Final EIR was presented to the decision-making body of the lead agency; and c) 
the decision-making body reviewed and considered the information in the Final EIR 
prior to approving a project (State CEQA Guidelines Section 15090). 

7. County of San Benito Project Decision. A lead agency may: a) disapprove a project 
because of its significant environmental effects; b) require changes to a project to reduce 
or avoid significant environmental effects; or c) approve a project despite its significant 
environmental effects, if the proper findings and statement of overriding considerations 
are adopted (State CEQA Guidelines Sections 15042 and 15043). 
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8. Findings/Statement of Overriding Considerations. For each significant impact of the 
project identified in the EIR, the lead or responsible agency must find, based on 
substantial evidence, that either: a) the project has been changed to avoid or 
substantially reduce the magnitude of the impact; b) changes to the project are within 
another agency's jurisdiction and such changes have or should be adopted; or c) specific 
economic, social, or other considerations make the mitigation measures or project 
alternatives infeasible (State CEQA Guidelines Section 15091). If an agency approves a 
project with unavoidable significant adverse environmental effects, it must prepare a 
written Statement of Overriding Considerations that sets forth the specific social, 
economic, or other reasons supporting the agency’s decision. 

9. Mitigation Monitoring/Reporting Program. When an agency makes findings on 
significant effects identified in the EIR, it must adopt a reporting or monitoring program 
for mitigation measures that were adopted or made conditions of project approval to 
mitigate significant effects. 

10. Notice of Determination. An agency must file a Notice of Determination after deciding 
to approve a project for which an EIR is prepared (State CEQA Guidelines Section 15094). 
A local agency must file the Notice with the County Clerk. The Notice must be posted 
for 30 days and sent to anyone previously requesting notice. Posting of the Notice starts 
a 30-day statute of limitations on CEQA legal challenges [Public Resources Code Section 
21167[c]). 
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2.0 PROJECT DESCRIPTION 
 

This section provides a description of the proposed project, including information about the 
project applicant, project location, major project characteristics, approximate construction 
schedule, project objectives, and discretionary approvals needed for the project.  
 

2.1 PROJECT APPLICANT 
 

John Brigantino 
San Benito Realty Inc. 
150 San Felipe Road 
Hollister, CA 95023 
 

2.2 PROJECT LOCATION 
 

The Sunnyside Estates project site is located in unincorporated San Benito County, California, 
approximately one-half mile south of the City of Hollister (outside the City’s sphere of 
influence), approximately one-half mile west of State Route (SR) 25, and approximately 2.25 
miles south of SR 156 (“project site”). The project site is located near the east bank of the San 
Benito River and is bounded by Hospital Road on the south, Southside Road on the east, and 
existing orchards on the northeast and north. A dirt access road forms the northern project site 
boundary. Figure 2-1 illustrates the location of the project site in its regional context. Figure 2-2 
shows the existing land uses on the project site.  
 

2.3 EXISTING SITE CHARACTERISTICS 
 
The project site is located on approximately 44.4 acres and is currently comprised of agricultural 
uses (hay production and walnut orchards) and one single-family residence and garage, located 
in the northeast corner of the site (refer to Figure 2-2). The project site was historically used for 
homesteading land uses from approximately 1939 to 1959. Prior to 2006, orchard agricultural 
uses were present on-site (AEI, 2011). Currently, approximately 32.8 acres (in the southern 
portion of the site) is used for the production of hay; approximately 12.4 acres (in the northern 
portion of the site) are comprised of fallow walnut orchards; approximately 5.0 acres (along the 
southwestern site boundary) contain remnant coyote bush scrub or grassland habitat; and 
approximately 0.1 acre (in the northeast corner of the site near the corner of Southside Road and 
Enterprise Road) contains an existing single-family home and garage.1 These existing land uses 
are shown in Figure 2-2.  
 
 In addition to the existing walnut trees in the northern portion of the site (as part of the 
remnant walnut orchard), on-site trees include two Olive trees (Olea europaea) and a California 
black walnut (Juglans californica) located at the southern end of the site, adjacent to Hospital 
Road. Remnant black walnut and Mexican elderberry (Sambucus mexicana) trees are present on 

the southwest side of the property. Fremont’s cottonwood (Populus fremontii ssp. fremontii) trees 
are also present immediately adjacent to the project site along the southwestern boundary. 

                                                      
1
 These figures are based on the County’s parcel data, as reflected Figure 2-2, and add to over 50.3 acres. Based on site-specific 

survey-grade data from the applicant, the project site is approximately 44.4 acres. This mapping discrepancy is the result of different 
data sets with varying levels of accuracy. 
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The project site’s topography gently slopes from north to southwest toward the San Benito 
River. Elevation ranges on the project site from approximately 330 feet to approximately 322 
feet from north to south, respectively, and from approximately 312 feet to approximately 342 
feet from west to east. The project site currently drains toward the southwest. San Benito River 
flows to the northwest and lies between approximately 275 feet and 1,060 feet from the site’s 
western boundary. The majority of the project site is outside the effective 100-year FEMA 
floodplain. Approximately 2.1 acres along the western edge of the project site is in an AE Zone 
(100-year) and a very small area (approximately 0.1 acre) is in the Regulatory Floodway.2 Table 
2-1 summarizes the current characteristics of the project site and surrounding area. 
 

Table 2-1 
Characteristics of the Project Site and Vicinity 

Project Site 

Assessor’s Parcel Numbers (APN)  020-280-022, 020-280-041, 020-280-043, and 020-320-007 

Lot Size  Approx. 44.4 acres 

Existing Use  
Agriculture (hay production), walnut orchard, single-family 
residence 

General Plan Land Use Designation  RM (Residential Mixed)

Zoning Designation  AP (Agricultural Productive) 

Vicinity 

Surrounding Land Uses  

Agricultural land and rural residential to the north and east 
(including one single family residence surrounded on three 
sides by the project site); 
Single family residential neighborhood to the south; 
Open space/San Benito River to the west.  

Surrounding General Plan Land Use/Zoning 
Designations  

North: RM (Residential Mixed) general plan designation; RR 
(Rural Residential) zoning designation 
 
South: RM (Residential Mixed) general plan designation; R1 
(Single Family Residential) and AP (Agricultural Productive) 
zoning designations 
 
East: RM (Residential Mixed) general plan designation; R1 
(Single Family Residential) zoning designation 
 
West: A (Agriculture) general plan designation; MR (Mineral 
Resource Area) and AP (Agricultural Productive) zoning 
designations 

 
  

                                                      
2 The AE zone is defined as areas subject to inundation by the 1-percent-annual-chance flood event (or 100-year event) (FEMA, 
2014b). A Regulatory Floodway refers to the channel of a river or other watercourse and the adjacent land areas that must be 
reserved in order to discharge the base flood without cumulatively increasing the water surface elevation more than a designated 
height. Communities must regulate development in these floodways to ensure that there are no increases in upstream flood 
elevations (FEMA, 2014a). 
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Existing road embankments near the San Benito River vary in height from approximately 2 to 
10 feet and are sloped at approximately 2:1 (horizontal to vertical) along the eastern and 
southern site boundaries. Slopes of approximately five feet high dipping toward the western 
edge of the project site are along the western site boundary. 
 
Regional access to the project site is provided by Highway 101, SR 25, SR 156, Union Road, and 
Enterprise Road. In addition, the farm roads on the project site are located at the western and 
northern areas of the site. Local site access to the project site is currently provided along 
Southside Road and Hospital Road, which both border the project site.  
 
The County recently adopted the 2035 update to the General Plan on July 21, 2015. The 2035 
General Plan Update included a land use change on the project site from its former designation 
of Agricultural Productive (AP) in the 1992 General Plan to Residential Mixed (RM). The 
purpose of the RM designation is to allow areas of unincorporated urban uses where circulation 
and utility services exist. The designation allows mixed-use developments that include 
residential, retail, and office uses, and allows single-family uses at a density of up to 20 
dwelling units per acre. As discussed in Section 4.10, Land Use, the proposed 200-unit project 
would be consistent with this 2035 General Plan designation of the site. 
 
While the 2035 General Plan Update redesignated the site to RM, it did not include changes to 
underlying zoning designations. Therefore, the current Zone District is Agricultural Productive 
(AP). This zoning designation is typically applied to lands that generally consist of areas with 
prime agricultural and other agriculturally productive lands including grazing land. Allowed 
uses include agriculture, grazing, seasonal stands, wildlife refuges, open space, and very low 
intensity residential and accessory buildings.  
 
The project site is surrounded by agricultural land (walnut orchards) and rural residential uses 
to the north and east. This includes a single-family residence (APN 020-280-042) on the west 
side of Southside Road, surrounded on three sides (north, west, and south) by the project site. 
The project site is further surrounded by single-family residences to the south, and open 
space/San Benito River to the west.  
 
2.4 PROJECT CHARACTERISTICS 
 
2.4.1 Residential Development 
 
The proposed project would involve single-family residential development on an 
approximately 44.4-acre site. The applicant is requesting a number of discretionary entitlements 
including a Zone Change and Major Subdivision to subdivide and allow for the proposed 
development of the project site into 200 single-family residential units, as well as on- and off-
site improvements necessary to serve the residential uses. A conceptual site plan is shown in 
Figure 2-3. As shown therein, it is anticipated the lots would range in size between 
approximately 5,000 square feet (sf) to approximately 13,824 sf, with the average lot being 
approximately 5,800 sf. The proposed density would be 4.60 dwellings per gross acre.  
 
  



/
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The proposed zoning designation would be Single-Family Residential (R1). This zoning 
designation allows the following permitted uses: single-family dwellings; accessory buildings 
and uses; garden, horticulture, orchard, where no main building is involved; and recreational 
uses and structures incidental to single family residential uses and for the exclusive use of the 
resident residing on the same parcel. The R1 zone includes the following conditionally 
permitted uses: recreational uses that would be compatible with single-family homes; public 
buildings or public service facilities provided that operating requirements necessitates location 
within the district, but not including storage garage, machine shop, or corporate yards; and 
guesthouses. The R1 zoning designation limits building heights to 30 feet for primary dwellings 
and one story or 20 feet for accessory buildings. 
 
Based on the current conceptual site design and layout, it is anticipated that the project would 
be composed of a combination of one-story and two-story residences. The height of the 
proposed residences would not exceed 30 feet, consistent with the R1 zoning designation height 
limits. Detailed landscape design typically occurs later in the process in connection with 
improvement plans, following approval of the Vesting Tentative Map. Thus, detailed 
landscaping plans have not yet been prepared.  
 
The following energy efficiency features are proposed as part of the project: 
 

 Exceed adopted 2008 Title 24 energy requirements by a minimum of five percent; 
 Use of locally made building materials for construction of the project and associated 

infrastructure when such materials are locally available and competitively priced; 
 Use of materials which are resource efficient, recycled, and have long life cycles; 
 Install energy-reducing shading mechanisms for windows, porches, patios, and walkways (low-e 

glass); 
 Use of water efficient landscapes (per County requirements); 
 Use of tankless water heaters or solar water heaters; 
 Use of low energy interior lighting; 
 Use of low energy street lights and parking lot lights (per County standard); 
 Use of gas space heating; 
 Use of double-paned windows; 
 Use of heat transfer modules in furnaces; 
 Roofs upon which solar panels may be installed; 
 Use of natural lighting; 
 Use of energy efficient appliances; and 
 Use of landscaping to shade buildings. 

 
2.4.2  Internal and External Circulation 
 
The proposed on-site streets would be constructed to comply with County standards. 
Approximately 11.7 acres of the project site would be dedicated to streets. The streets would 
also accommodate the placement of service utilities within the right-of-way.  
 
The proposed project would have two access points. The first access point would be from the 
existing Hospital Road via an extension (to be constructed by the project applicant) of Colorado 
Way/Riverview Way. The second access point would be from a proposed intersection on 
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Southside Road located approximately 400 feet south of Enterprise Road. Section 4.13, 
Transportation and Circulation, provides more information regarding these two proposed access 
points. 
 
San Benito County requires subdivisions to offer fronting right-of-way necessary to bring the 
fronting road to the desired half-width. Southside Road is classified as an arterial on the 
County’s Circulation Diagram (Figure 6-2) in the County’s 2035 General Plan. Section 23.29.001 
of the County Code specifies that the right-of-way width for an arterial road is 110 feet or a half-
width of 55 feet. The current half-width is 30 feet. Therefore, the applicant is proposing a 
dedication of 25 feet along Southside Road to bring the half-width to 55 feet in accordance with 
applicable County standards.  
 
Hospital Road is classified as “collector no access” with a right-of-way width of 60 feet and a 
half-width of 30 feet. The half-width of Hospital Road between Southside Road and Colorado 
Road is 25 feet. Therefore, the applicant would dedicate 5 feet along this frontage to bring the 
half-width to 30 feet in accordance with applicable County standards. The remaining frontage 
of Hospital Road is already at the desired half-width, so no additional right-of-way is necessary 
based on the roadway classification. 
 
2.4.3  Parks and Recreation 
 
The proposed project would provide approximately 5.3 acres of parks and open space, of which 
approximately 0.4 acre would be a retention/detention basin and approximately 2.0 acres 
would be within the 100-year flood plain. The remaining 2.9 acres would be dedicated and 
developed pursuant to the County Code requirements for park lands as a park open to the 
public. The public park area would be located in the southwestern portion of the site, near the 
proposed retention/detention basin. As the ultimate builder of the project may choose to 
include recreational amenities in this area, this EIR assumes active recreation (ball fields and 
playground) to provide a conservative, analysis in terms of environmental impacts.  
 
2.4.4  Infrastructure 
 
The proposed project would provide improvements, infrastructure and facilities for wet and 
dry utilities, and construction of an on-site retention/detention basin to manage stormwater. 
The following section describes provisions related to water supply, sanitary sewer, storm water 
management, electricity (and other dry utilities), and slope stability. Off-site improvements are 
also described. The proposed utility plan is shown in Figure 2-4. 
 
 Water Supply. On July 24, 2014, San Benito Local Agency Formation Commission 
(LAFCO) approved an application from the Sunnyslope County Water District (SSCWD) to 
annex the project site into its service area so that SSCWD can provide water service to the 
project. Accordingly, the SSCWD is the anticipated water service provider for the proposed 
project, and also currently provides water supplies to the project site and the surrounding 
Hollister Urban Area and would maintain the water infrastructure necessary to serve additional 
on-site development. Water would be conveyed through an existing SSCWD 18-inch water 
main, approximately 350 linear feet (LF) south of Enterprise Road, beneath Southside Road to a 
proposed system of 8-inch water lines located beneath the proposed street rights-of-way (refer 
to Figure 2-4).  



Source: Kelly Engineering and Surveying, December 2014 Utility Plan Figure 2-4
County of San Benito
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Sanitary Sewer. Sanitary sewer services would be provided by the City of Hollister’s 
Water Reclamation Facility (WRF). The WRF is currently capable of treating up to 4.0 million 
gallons per day (MGD) and the current average dry weather flow is approximately 2.2 MGD, 55 
percent of its existing capacity (HUA 2010 UWMP, June 2011; David Rubcic, pers. comm., 
October 2014). The proposed project is located within the City of Hollister’s Urban Service Area, 
and thus wastewater service to the project site has already been planned for under the City of 
Hollister/County Wastewater Master Plan. However, LAFCO approval of a request by the City 
of Hollister to service the site would be required pursuant to Government Code Section 56133 
(Bob Braitman, personal communication, April 10, 2015). 

 
Wastewater generated by the proposed project would be collected and conveyed through a 
conventional gravity system of pipes located within the proposed street rights-of-way, as 
shown in Figure 2-4. A new lift station would be developed on-site beneath the new street 
rights-of-way at the northwest corner of the site, at the western end of proposed Street 2 or in an 
on-site utility easement area. The proposed new lift station would collect project-generated 
wastewater and pump it to the City of Hollister’s existing 8-inch sewer main located beneath 
Southside Road. From this point, wastewater would flow to the existing Southside Lift Station 
located on Southside Road just south of Enterprise Road and be delivered to the WRF. 
 
The proposed lift station would be sized to accommodate future subdivision of the Bray 
property, located to the northwest of the project. The Ordiniza property is adjacent to Southside 
Road, and can access sewer directly.  
 

Stormwater Management. A retention/detention basin would be constructed on the 
western side of the project site near the proposed on-site Street 5 and the proposed extension of 
Hospital Road (refer to Figure 2-4). It would be designed to store and attenuate runoff from 
impervious surfaces and rooftops. In accordance with applicable standards and requirements, 
under the conceptual design, the proposed basin bottom elevation would be approximately 307 
feet elevation (approximately 13 feet deep), and the side slopes would have a 2:1 slope ratio, 
although the final basin design parameters would be refined as part of the final design process. 
The retention/detention basin would not have an outlet. The final design of the 
retention/detention basin would be required to comply with applicable County Code 
requirements as well as other applicable standards and requirements with respect to flooding 
and drainage, subject to review and approval by the County Public Works Department.  
 

Electricity. Underground gas and electric service would be provided by Pacific Gas & 
Electric. Underground telecommunication service would be provided by AT&T. Conduits for 
both services would be located underground within existing public rights-of-way and the 
proposed public utility easement areas.  

 
Slope Stability. Retaining walls would be constructed at various locations throughout 

the project site where there are areas of dissimilar grade elevation. The retaining walls would 
provide lateral support for soil.  

 
Off-Site Improvements. Proposed off-site improvements include a SSWCD water main 

located beneath Southside Road connecting proposed Street 2 to an existing water main in 
Enterprise Road (refer to Figure 2-4). This proposed new water main would be 18 inches in 
diameter and extend for approximately 353 linear feet beneath Southside Road, from a 
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proposed 8-inch water main below Street 2 on the project site to an existing 16-inch water main 
beneath Enterprise Road.  
 
Off-site street improvements would also be required along the site boundary with Southside 
Road and Hospital Road. This would include approximately 32 feet of improvements along 
Southside Road consisting of: a roadway surface with a base and subgrade, curb and gutter, 
sidewalk, and a Class 1 multi-use bike path. Improvements along approximately 40 feet of 
Hospital Road would include: a roadway surface with a base and subgrade, sidewalks, and 
curb and gutter. All off-site improvements would be required to comply with County standards 
and requirements for roadway design.  
 
Temporary off-site improvements would include a turnaround on the Bray property, located 
northwest of the project site (refer to Figure 2-5). This area is currently comprised of a remnant 
walnut orchard, similar to the northern portion of the project site. This turnaround would 
consist of a 100-foot diameter area at the western end of proposed Road 1 to allow for 
construction vehicle turnaround. Just south of this area, an approximately 225-foot temporary 
asphaltic ditch (located south and back to the project site at the terminus of Street 1; refer to 
Figure 2-5 ) is proposed to direct overland flow from a 100-year flood event.  
 
2.4.5 Site Grading and Tree Removal 
 
According to the proposed grading plan, as shown in Figure 2-5, the cut and fill soil quantities 
associated with grading would be balanced on-site, such that approximately 76,000 cubic yards 
would be cut, approximately 65,200 cubic yards would be fill, and the remaining approximately 
11,500 cubic yards would account for soil shrinkage. All pads, streets, the retention/detention 
basin, and all open space that is not within the Floodway/Flood Zone would be graded. Thus, 
the entire project site, except for approximately 2.2 acres within the AE Flood Zone and 
Regulatory Floodway, would be disturbed.  
 
For the purposes of this analysis, it is assumed that vegetation over the entire project site would 
be removed. This would include the removal of walnut trees, which are part of the remnant 
orchard located in the northern approximately 12 acres of the site. In addition, two Olive trees 
(Olea europaea) and a California black walnut (Juglans californica) located at the southern end of 
the site, adjacent to Hospital Road, would be removed, as would remnant black walnut and 
Mexican elderberry (Sambucus mexicana) trees, located on the southwest side of the property.  
Removal of some walnut trees would also be required off-site to construct the proposed 100-
foot diameter turnaround on the Bray property, as described in Section 2.4.3 above. 
 
2.4.6 Development Schedule 
 
The actual commencement of construction would be determined by market forces and other 
considerations; however, it is anticipated that the all of the homes would be constructed within 
two to five years from the beginning of construction. The proposed grading would take 
approximately one month, followed by approximately one month for underground 
construction and paving work. Grading is anticipated to start March 2017. Based on the 
anticipated start of construction and the anticipated two to five years to complete construction, 
the County anticipates that the project build out would occur between 2019 and 2022. 



Source: Kelly Engineering and Surveying, December 2014 Grading Plan Figure 2-5
County of San Benito
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2.5 PROJECT OBJECTIVES 
 
The primary objectives of the Sunnyside Estates project are to: 
 

 Develop a well-designed economically viable residential project that facilitates achievement of the 
County’s land use vision for the project site as contemplated in the County’s 2035 General Plan. 

 Provide a thoughtfully designed residential neighborhood development, within walking and 
biking distance of local elementary and high schools as well as a major commercial center and 
other urbanized uses near existing infrastructure and, with a site plan that reflects an efficient 
use of land and is sufficiently dense to facilitate the County’s satisfaction of its anticipated 
housing needs as identified in the San Benito County 2035 General Plan Land Use and Housing 
Elements; 

 Provide improvements to existing transportation networks, including roadways, bicycle lanes, 
and bridge improvements, to promote improved internal connectivity and connectivity with the 
larger community; 

 Provide on-site infrastructure improvements and water retention facilities, and to facilitate 
preservation of existing riparian corridors and open space; 

 Provide park and recreational facilities, including on-site park facilities, bicycle lanes and 
pedestrian paths, which will enhance the neighborhood and integrate with the surrounding 
community. 

 Create a project that has a fiscally – neutral impact on the County’s financial and services 
resources.  

 
2.6 REQUIRED APPROVALS 
 
The proposed project will require review and approval from a number of agencies. Provided 
below is a list of the anticipated discretionary permits requiring approval by the County of San 
Benito.  
 

 Certification of the Final EIR  
 Approval of Zoning Map Amendment  
 Approval of Vesting Tentative Tract Map  
 Approval of Tree Removal Permit3 

 
In addition to the discretionary approvals, the following additional approvals will need to be 
obtained from the County of San Benito: 
 

 Approval of Grading Permit(s)  
 Approval and Recordation of Final Map  
 Approval of Improvement Plan(s)  
 Approval of Building Permit  

 
  

                                                      
3 A tree removal permit is not required for removal of the on-site walnut trees (located in the northern portion of the site as part of the 
remnant orchard) or olive trees located at the southern end of the site. However, a permit is required for removal of the California 
black walnut tree located at the southern end of the site and Mexican elderberry trees located on the southwest side of the property 
(which are native woodlands and thus protected pursuant to Chapter 19.33 of the San Benito County Code). 
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The following includes a list of other government agencies that would or may have 
some level of approval for one or more components of the proposed project, as required 
by State CEQA Guidelines Section 15124(d): 
 

 SSCWD 
 Hollister Wastewater 
 LAFCO/City of Hollister4 

 
 
 

                                                      
4 The project site is located outside of the City of Hollister Sphere of Influence, but is proposed to be served by the City of Hollister 
(which operates the WRF) for sanitary sewer service. LAFCO approval of a request by the City of Hollister to service the site would 
be required pursuant to Government Code Section 56133 (Bob Braitman, personal communication, April 10, 2015). 
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3.0 ENVIRONMENTAL SETTING 
 

This section provides a general overview of the environmental setting for the project. More 
detailed descriptions of the environmental setting for each environmental issue area can be 
found in Section 4.0, Environmental Impact Analysis. 
 
3.1 REGIONAL SETTING 
 
The project site is located in unincorporated San Benito County, California. San Benito County is 
located in the Coast Range mountains, south of San Jose and west of the Central Valley. The 
County is surrounded by Santa Cruz and Monterey Counties to the west, Santa Clara County to 
the north, and Merced and Fresno Counties to the east and south. The County is served by State 
Route 25, which runs north/south through the middle of the county; State Routes 152 and 156, 
which run east west through the northern portion of the county; and U.S. Highway 101, which 
runs north/south through the northwest corner of the county. U.S. Highway 101 provides a 
major connection between the San Francisco Bay Area and the coastal communities within the 
Monterey Peninsula. San Benito County occupies over 890,000 acres or approximately 1,391 
square miles. According to the California Department of Conservation (DOC), approximately 
672,281 acres of land in San Benito County were classified as “agricultural land” in 2010, 
accounting for approximately 76 percent of land in the County (DOC, 2014). 
 
The climate of the region varies by season, with rainfall concentrated in the winter months.  
Summer conditions in San Benito County are typically characterized by warm temperatures and 
low humidity, with temperatures averaging in the low 80s°F during the day and in the 50s°F at 
night. During the summer months, the prevailing winds are typically from the south and/or 
west. Winter conditions are characterized by occasional rainstorms interspersed with stagnant 
and sometimes foggy weather. The daytime average temperature is in the low 60s°F and 
nighttime temperatures average in the upper 40s°F. During winter, winds predominate from 
the south, but north winds frequently occur. Rainfall occurs mainly from late October to early 
May, with an average of approximately 13 inches per year. This amount can vary significantly 
from year to year. 
 
3.2 PROJECT SITE SETTING 
 
The Sunnyside Estates project site consists of approximately 44.4 acres and  is located in 
unincorporated San Benito County, California, approximately one-half mile south of the City of 
Hollister, approximately one-half mile west of State Route (SR) 25, and approximately 2.25 
miles south of SR 156. The project site is located between approximately 275 feet and 1,060 feet 
from the east bank of the San Benito River and is bounded by Hospital Road on the south, 
Southside Road on the southeast, and existing orchards on the northeast and north. A dirt 
access road forms the northern project site boundary. 
 
The project site was historically used for agricultural  land uses from approximately 1939 to 
1959. Prior to 2006, orchard agricultural uses were present on-site.  Currently, approximately 
32.8 acres (in the southern portion of the site) is used for the production of hay; approximately 
12.4 acres (in the northern portion of the site) are comprised of fallow walnut orchards; 
approximately 5.0 acres (along the southwestern site boundary) contain remnant coyote bush 
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scrub or grassland habitat; and approximately 0.1 acres (in the northeast corner of the site near 
the corner of Southside Road and Enterprise Road) contains an existing single-family home and 
garage.1   
 
In addition to the existing walnut trees in the northern portion of the site (as part of the remnant 
walnut orchard), on-site trees include two Olive trees (Olea europaea) and a California black 
walnut (Juglans californica) located at the southern end of the site, adjacent to Hospital Road. 
Remnant black walnut and Mexican elderberry (Sambucus mexicana) trees are present on the 
southwest side of the property. Fremont’s cottonwood (Populus fremontii ssp. fremontii) trees are 
also present immediately adjacent to the project site along the southwestern boundary. 
 
The site topography gently slopes from north to southwest toward the San Benito River. 
Elevation ranges on the project site  from approximately 330 feet to approximately 322 feet from 
north to south, respectively, and from approximately 312 feet to approximately 342 feet from 
west to east. The project site currently drains toward the southwest.  San Benito River flows to 
the northwest and lies adjacent to the project site along its western boundary. The majority of 
the project site is outside the effective 100-year FEMA floodplain. Approximately 2.1 acres along 
western edge of the project site is in an AE Zone (100-year) and a very small area (0.1 acre) is in 
the Regulatory Floodway.2  
 
3.3 CUMULATIVE PROJECTS SETTING 
 
The State CEQA Guidelines require the analysis of the cumulative effects of a project in 
combination with other past, present and reasonably foreseeable future development in the 
area.  CEQA defines “cumulative impacts” as two or more individual events that, when 
considered together, are considerable or will compound other environmental impacts.  
Cumulative impacts are the changes in the environment that result from the incremental impact 
of development of the proposed project and other nearby projects.  For example, traffic impacts 
of two nearby projects may be insignificant when analyzed separately, but could have a 
significant impact when analyzed together.  Section 15130 of the State CEQA Guidelines 
prescribes two methods for analyzing cumulative impacts: (1) use of a list of past, present, and 
reasonably foreseeable  future projects producing related or cumulative impacts; or (2) use of a 
summary of projections contained in an adopted general plan or related planning document.  
 
The proposed project is a residential subdivision with a proposed buildout timeframe of 2018 to 
2021.  Based on the two to five year buildout horizon, cumulative conditions in this EIR are 
based on a summary of projections in accordance with long-range general plan buildout of San 
Benito County and the City of Hollister, which are consistent with the Association of Monterey 
Bay Area Governments (AMBAG) 2014 Regional Growth Forecast (AMBAG Regional Forecast, 
adopted 2011) through the year 2035. Buildout of the City of San Juan Bautista is not considered 
in this analysis due to the City’s distance to the project site (approximately eight miles).  Table 

                                                      
1 These figures are based on the County’s parcel data, as reflected in Figure 2-2 in Section 2.0, Project Description, and add to over 
50.3 acres. Based on site-specific survey-grade data from the applicant, the project site is approximately 44.4 acres. This mapping 
discrepancy is the result of different data sets with varying levels of accuracy. 
2 The AE zone is defined as areas subject to inundation by the 1-percent-annual-chance flood event (or 100-year event) (FEMA, 
2014b). A Regulatory Floodway refers to the channel of a river or other watercourse and the adjacent land areas that must be 
reserved in order to discharge the base flood without cumulatively increasing the water surface elevation more than a designated 
height. Communities must regulate development in these floodways to ensure that there are no increases in upstream flood 
elevations (FEMA, 2014a). 
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3-1 summarizes these projections. The potential buildout through the year 2035 in 
unincorporated San Benito County and the City of Hollister would result in an increase of 
approximately 25,833 residents, 7,071 housing units, and 3,241 employees.  
 
Cumulative impacts are discussed within each of the specific impact analysis discussions in 
Section 4.0, Environmental Impact Analysis.  
 

Table 3-1 
Approximate Cumulative Development associated with General Plan  

Buildout for Unincorporated San Benito County and the City of Hollister 

Data 2010 Total 2035 Total Net New 

Population 

Unincorporated San 
Benito County 

18,479 33,843 15,364 

City of Hollister 34,928 45,397 10,469 

Total 53,407  79,240  25,833 

Housing Units 

Unincorporated San 
Benito County 

6,724 11,576 4,852 

City of Hollister 10,401 12,620 2,219 

Total 17,125 24,196 7,071 

Employment 

Unincorporated San 
Benito County 

5,292 5,999 707 

City of Hollister 10,497 13,031 2,534 

Total 15,789 19,030 3,241 

Source: AMBAG, 2014 Regional Forecast, June 11, 2014. Available: 
http://ambag.org/sites/default/files/documents/FINAL%20Adopted%20Forecast%20and%20Documentation.pdf 
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4.0 ENVIRONMENTAL IMPACT ANALYSIS 
 

This section discusses the possible environmental effects of the proposed project for the specific 
issue areas that were identified as having the potential to experience significant impacts.  
 
“Significant effect” is defined by the State CEQA Guidelines §15382 as: 
 

“a substantial, or potentially substantial, adverse change in any of the physical 
conditions within the area affected by the project including land, air, water, minerals, 
flora, fauna, ambient noise, and objects of historic or aesthetic significance. An economic 
or social change by itself shall not be considered a significant effect on the environment, 
but may be considered in determining whether the physical change is significant.”  

 
The assessment of each issue area begins with the setting and is followed by the impact 
analysis. Within the impact analysis, the first subsection identifies the methodologies used and 
the “significance thresholds,” which are those criteria adopted by San Benito County (as the 
CEQA Lead Agency) or other resource agencies. Other thresholds are universally recognized or 
have been developed specifically for this analysis. The next subsection describes each impact of 
the proposed project, mitigation measures for significant impacts, and the level of significance 
after mitigation. Each effect under consideration for an issue area is separately listed in bold 
text, with the discussion of the effect and its significance following. Each bolded impact listing 
also contains a statement of the significance determination for the environmental impact as 
follows: 
 

Significant and Unavoidable: An impact that cannot be reduced to below the significance 
threshold level with implementation of reasonably available and feasible mitigation measures. 
Such an impact requires a Statement of Overriding Considerations to be issued if the project 
is approved per §15093 of the State CEQA Guidelines. 
 
Significant but Mitigable: An impact that can be reduced to below the significance 
threshold level with implementation of reasonably available and feasible mitigation measures. 
Such an impact requires findings to be made under §15091 of the State CEQA Guidelines. 
 
Less than Significant: An impact that may be adverse, but does not exceed the significance 
threshold levels and does not require mitigation measures. However, mitigation measures 
that could further lessen the environmental effect may be suggested if readily available and 
easily achievable. 
 
No Impact: No impact would occur. 
 
Beneficial Impact:  The project would result in a beneficial impact on the environment. 

 
Following each environmental effect discussion is a listing of mitigation measures (if required) 
and the residual effects or level of significance remaining after the implementation of the 
measures. In those cases where the mitigation measure for an impact could have a significant 
environmental impact in another issue area, this impact is discussed as a residual effect. The 
impact analysis concludes with a discussion of cumulative effects, which evaluates the impacts 
associated with the proposed project in conjunction with other future development in the area. 
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4.1 AESTHETICS 
 

4.1.1 Setting 
 

a. Visual Character of the Project Vicinity. The project vicinity is characterized 
primarily by rural development, including rural residential and other low-density single-family 
residential uses, agricultural activities, and rangeland. The undeveloped land and agricultural 
countryside form a cohesive rural visual character. The grazing and agricultural lands afford 
views of landscapes that are representative of San Benito County as a whole. The majority of 
scenic resources within the County consist of rolling terrain that provides mid- to long-range 
view of rangeland, cropland, rural residential uses, varying agricultural uses (including 
orchards), some sparse oak woodland, and historic mining uses and geologic resources in the 
western part of the County. Views toward rolling hillsides, open spaces, and distant views of 
the Diablo Range and ridgelines to the east and west are also scenic resources. Most roadways 
within the county offer some views of rural agricultural landscapes.  
 

The natural landscape transitions into higher density urban development approximately 1.5 
miles southeast of the project site near the Ridgemark Golf and Country Club, and near the 
cities of San Juan Bautista and Hollister. The project vicinity contains several urban features as 
well, including developed areas along Union Road, Enterprise Road, Southside Road and 
Riverview Estates, a higher-density single family residential neighborhood to the south of the 
project site. 
 

The visual character of the area immediately adjacent to the project site includes orchards and 
rural residential uses to the north and east, Hospital Road and higher-density single-family 
residential development to the south, and open space (the San Benito River) to the west. Rural 
residential uses to the east include a single-family residence (APN 020-280-042) on the west side 
of Southside Road, surrounded on three sides (north, west, and south) by the project site. Figure 
4.1-1 depicts existing views of the surrounding area. 
 

b. Visual Character of the Project Site. The project site is located on approximately 44.4 
acres and is currently comprised of agricultural uses (hay production and walnut orchards) and 
one single-family residence and garage, located in the northeast corner of the site. The site is 
bounded by Hospital Road on the south and Southside Road on the east. A dirt access road 
forms the northern project site boundary.   
 
The project site’s topography gently slopes from north to southwest toward the San Benito 
River. Elevation ranges on the project site from approximately 330 feet to approximately 322 
feet from north to south, respectively, and from approximately 312 feet to approximately 342 
feet from west to east. Currently, approximately 32.8 acres (in the southern portion of the site) is 
used for the production of hay; approximately 12.4 acres (in the northern portion of the site) are 
comprised of fallow walnut orchards; approximately 5.0 acres (along the southwestern site 
boundary) contain remnant coyote bush scrub or grassland habitat; and approximately 0.1 acre 
(in the northeast corner of the site near the corner of Southside Road and Enterprise Road) 
contains an existing single-family home and garage.1   

                                                      
1
 These figures are based on the County’s parcel data, as reflected Figure 2-2 in Section 2.0, Project Description, and add to over 

50.3 acres. Based on site-specific survey-grade data from the applicant, the project site is approximately 44.4 acres. This mapping 
discrepancy is the result of different data sets with varying levels of accuracy.  
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Surrounding Uses Figure 4.1-1
County of San Benito

Photo 1:  Surrounding Residences from Enterprise Rd.

Photo 2:  View From Southside Road on Eastern Edge of Site Facing East.
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Existing Views of the Project Site Figure 4.1-3
County of San Benito

KOP 1: View from Southside Road on East Edge of Site Facing West

KOP 2: View from Hospital Road near Riverview Way, facing North

KOP 3: View from Intersection of Hospital and Southside Roads, facing Northwest
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In addition to the existing walnut trees in the northern portion of the site (as part of the remnant 
walnut orchard), on-site trees include two Olive trees (Olea europaea) and a California black 
walnut (Juglans californica) located at the southern end of the site, adjacent to Hospital Road. 
Remnant black walnut and Mexican elderberry (Sambucus mexicana) trees are present on the 

southwest side of the project site. Fremont’s cottonwood (Populus fremontii ssp. fremontii) trees 
are also present immediately adjacent to the project site along the southwestern boundary. 
Existing views of the project site are shown in Figure 4.1-3.  
 
With respect to light and glare, the project site currently does not include any sources of light or 
glare, other than the existing home located on the northeast corner of the site. In the immediate 
vicinity of the site, there is minimal lighting associated with the existing residential 
neighborhood to the south and rural residential uses on Southside Road and north and 
northeast of the site.  

 
c. Viewsheds. Southside Road and Hospital Road are the public viewpoints with the 

most direct views of the project site. The most prominent viewsheds are located on Southside 
Road north of Hospital Road (key observation point, or KOP, 1); along Hospital Road, south of 
the project site (KOP 2); and at the intersection of Hospital Road and Southside Road (KOP 3). 
The locations of KOPs are shown in Figure 4.1-2 and existing views from each KOP are shown 
in Figure 4.1-3.   
 

KOP 1 Views. As shown in the top image on Figure 4.1-3, the views from KOP 1 west 
toward the project site are partially obscured by existing trees and overhead power lines. 
Through the trees, views include open land and agricultural land with hillsides in the 
background. South of KOP 1 along Southside Road, the views transition to residential 
development located south of the project site, south of Hospital Road. North from KOP 1, along 
Southside Road, views are almost entirely obscured by trees along the roadway and travelers 
cannot see the project site or background hills.  
 

KOP 2 Views. As shown in the center image on Figure 4.1-3, the views from KOP 2 
facing north include open agricultural land in the foreground, trees (remnant almond orchards) 
in the middle ground, and hillsides in the background. Views from this KOP are expansive, 
affording scenic views of the site itself as well as hillsides in the background. Views from this 
KOP facing south include the residences south of Hospital Road (refer to Figure 4.1-2).  
 

KOP 3 Views. As shown in the bottom image on Figure 4.1-3, the views from KOP 3 
facing northwest are similar to views from KOP 2: open agricultural land in the foreground, 
trees (remnant almond orchards) in the middle ground, and hillsides in the background. Views 
from this KOP are expansive, affording scenic views of the site itself as well as hillsides in the 
background. Views from this KOP facing south include the residential development south of 
Hospital Road. As viewers travel along Southside Road south of Hospital Road, more 
development, including residences, comes into view to the south, west and east.  
 

Scenic Highways. State Route (SR) 129, SR 146, and U.S. 101 are County-designated 
scenic highways (San Benito County, November 2010). The State has also designated SR 25, SR 
198 and SR 156 as eligible for State scenic designation (Caltrans, 2011). The segment of SR 25 
eligible for designation as a State scenic highway extends from southwest of the San Benito 
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County and Monterey County line to the portion of Bolsa Road near the City of Hollister. This 
segment is located approximately 0.4 mile west of the project site. The segment of SR 156 that is 
eligible for designation as a State scenic highway extends from U.S. 101 west of San Juan 
Bautista to the San Benito and Santa Clara County line. This segment is approximately 2.5 miles 
north of the project site. The segment of SR 198 that is eligible for designation as a State scenic 
highway is located along the southern boundary of the County. Due to the distance of these 
highways from the project site, views of the site are not available from SR 25, SR 156, or SR 198.  

 
Other Public Viewpoints. The San Benito River to the west of the project site is a mosaic 

of gated unpaved roads, unofficial trails, and disturbed areas and does not offer any official 
trails with public viewpoints of the site. The river is not used substantially by the public in the 
vicinity of the project, and does not provide scenic views of the project site from a public area. 
Therefore, views from the San Benito River are not included in the analysis below. 
 

d. Regulatory Setting. This section describes the existing laws, regulations and policies 
relevant to a review of aesthetic impacts in San Benito County. For the most part, the aesthetic 
quality of the project would be subject to state and local laws, regulations and policies as there 
are no applicable federal statutory framework laws governing the project. 

 
California Scenic Highway Program. The project site lies within a half mile of SR 25 

south of the City of Hollister, which is eligible for designation as a State scenic highway. State 
scenic highways are designated by the California Department of Transportation (Caltrans) to 
promote the protection and enhancement of the natural scenic beauty of California’s highways 
and adjacent corridors. California’s Scenic Highway Program was created by the Legislature in 
1963.2  The state laws governing the Scenic Highway Program are found in the Streets and 
Highways Code, Section 260 et seq.  

 
In order to acquire an “officially designated scenic highway” label, the state and Caltrans 
require local jurisdictions to adopt a scenic corridor protection program to protect and enhance 
the adjacent scenic resources. In the San Benito County area, San Benito County is the 
responsible local agency in this regard. Corridor protection programs are required to contain 
the following five elements: 

 

 Regulations of land use and density of development 

 Detailed land and site planning 

 Control of outdoor advertising 

 Careful attention to and control of earthmoving and landscaping 

 The design and appearance of structures and equipment3 
 
Caltrans monitors state-designated scenic routes in order to ensure each local jurisdiction’s 
consistency with state guidelines.4   Specifically, the Caltrans District Scenic Highway 
Coordinator (DSHC) will review a scenic highway for compliance every five years, but can 

                                                      
2
 Scenic Highways Program website, Frequently Asked Questions, http://www.dot.ca.gov/hq/LandArch/scenic/faq.htm, accessed on 

March 6, 2015. 
3
 Caltrans, Scenic Highway Guidelines, http://www.dot.ca.gov/hq/LandArch/scenic/guidelines/scenic_hwy_guidelines_04-12-

2012.pdf, accessed on March 6, 2015. 
4
 Scenic Highways Program website, Frequently Asked Questions, http://www.dot.ca.gov/hq/LandArch/scenic/faq.htm, accessed on 

March 6, 2015. 
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recommend the revocation of scenic designation at any time.5   In terms of enforcement, first, 
the DSHC will periodically contact the Local Governing Body (LGB), in this case, San Benito 
County. The LGB must either respond by submitting its current Corridor Protection Program or 
a letter of intent to request revocation of scenic designation. The DHSC reviews the submittal 
and takes corrective action to resolve any issues of non-compliance, certifies compliance, or 
recommends revocation of scenic designation. 
 
 San Benito County’s Implementation of Scenic Highway Program. As noted above, San 
Benito County is responsible for enforcing the protection of State-designated scenic routes 
within its borders. There are no designated scenic routes that are traversed by, adjacent to, or 
otherwise viewable from the project site. However, SR 25 near the project site is eligible for 
designation as a State scenic highway.  
 
 Local Laws, Regulations and Policies. The County of San Benito regulates the design of 
the built environment through its General Plan, Zoning Ordinance, and Development Lighting 
(“Dark Skies”) Ordinance. The General Plan prescribes visual resource goals, policies and 
objectives. The Zoning Ordinance, in some cases, requires development review of projects and 
imposes specific development standards and other requirements under specified circumstances. 
The Development Lighting Ordinance requires the use of outdoor lighting systems and 
practices designed to reduce light pollution and glare, and to protect the nighttime visual 
environment by regulating outdoor lighting which interferes with astronomical observations 
and enjoyment of the night sky. 
 
The Open Space and Conservation Element  and the Scenic Roads and Highways Element of the 
General Plan contained policy statements that served as a framework for evaluating proposed 
projects in regard to their potential to affect the “rural atmosphere” of the County. According to 
the San Benito County General Plan Background Report regarding the County’s  recently 
adopted (July 21, 2015) 2035 comprehensive General Plan Update, agricultural land and 
rangeland serve as scenic resources.  

 
2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Land 

Use Element, Circulation Element, and Natural and Cultural Resources Element provide the 
following goals, policies and objectives pertaining to aesthetics applicable to this project: 

 
Land Use Element: 

 
Goal LU-1 To maintain San Benito County’s rural character and natural beauty while 

providing areas for needed future growth. 
 
LU-1.5 Infill Development. The County shall encourage infill development on vacant and 

underutilized parcels to maximize the use of land within existing urban areas, 
minimize the conversion of productive agricultural land and open spaces, and 
minimize environmental impacts associated with new development as one way to 
accommodate growth. 

 
 

                                                      
5
 Caltrans, Scenic Highway Guidelines, http://www.dot.ca.gov/hq/LandArch/scenic/guidelines/scenic_hwy_guidelines_04-12-

2012.pdf, accessed on March 6, 2015. 
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Goal LU-4 To encourage variety in new unincorporated residential development while also 

providing incentives for clustered residential as a means to protect valuable 
agricultural and natural resources. 

 
LU-4.5 Innovative Site Planning and Residential Design. The County shall encourage  new 

residential development 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. 

 
LU-4.6 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. 

 
LU-4.7 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 ridgelines, 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. 

 
LU-4.8 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. 

 
Goal LU-7 To preserve San Benito County's historic identity and rural community character. 
 
LU-7.7 Screening. The County shall require screening of storage, trash receptacles, loading 

docks, and other building or site features to reduce visual impacts from public areas. 
 
LU-7.9  Art in Public Places. The County shall encourage the placement of art in public 

places such as social gathering spaces, plazas, bicycle/pedestrian areas, commercial 
shopping centers, and employment centers. 

 
LU-7.10 New Development Design. The County shall encourage the design of new 

development to complement its surroundings, including nearby development, nearby 
open landscapes, and gateways into populated areas, as well as to show coherence 
within itself, including with regard to architectural style, human–scale development, 
and street layout. 

 
Circulation Element: 
 
C-1.3 Roadway Improvement Aesthetics. The County shall require roadway improvements, 

such as roadway alignments and grading, landscaping, and/or other treatments, to 
reflect a context sensitive approach and be based on the intended character, whether 
urban or rural, of a particular location to be designed to conform to existing 
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landforms and to include landscaping and/or other treatments to ensure that 
aesthetics are preserved, including the county’s rural character. 

 
C-1.15 Street Networks that Enhance Neighborhood Character. The County shall encourage 

traditional interconnected street networks that provide alternate routes between 
neighborhoods and other measures that slow neighborhood traffic and enhance 
neighborhood character, such as those associated with Complete Streets. 

 
Natural and Cultural Resources Element: 

Goal NCR-8 To enhance and preserve the attractive visual qualities of scenic vistas and 
corridors in the county. 

 
NCR-8.1 Protect Scenic Corridors. The County shall endeavor to protect the visual 

characteristics of certain transportation corridors that are officially designated as 
having unique or outstanding scenic qualities. 

 
NCR-8.2 Sign Regulations within Scenic Corridors. The County shall require the elimination 

of signs within Scenic Corridors other than those identified in the permitted use 
section of the Zoning Ordinance. 

 
NCR-8.3 Grading within Scenic Corridors. The County shall review all projects involving 

grading within Scenic Corridors to protect valuable soil resources, preserve the 
natural environment, and avoid significant adverse impacts within scenic areas. 

 
NCR-8.4 Review Architectural Massing. The County shall review development proposals to 

ensure that the obstruction of views is minimized through architectural building 
massing and location that is compatible with scenic areas. 

 
NCR-8.5 Review Site Planning. The County shall review development proposals to ensure a 

reasonable and attractive appearance from the highway concurrent with a 
harmonious relationship with the existing landscape and shall require development 
that determined not to be in harmonious relationship with the existing landscape to 
be screened from view through planting or other forms of visual buffers. 

 
NCR-8.6 Regulate Building Height and Setback. The County shall regulate building height 

and setbacks to protect the field of vision within an officially designated Scenic 
Corridor. The County shall not approve building heights that exceed, nor setback 
requirements that are less, than those of the basic zoning district unless such 
variance has had the appropriate review and public comment. 

 
NCR-8.7 Native Landscaping in Scenic Corridors. The County shall encourage landscaping in 

Scenic Corridors to use indigenous plants and grasses compatible with local 
vegetation and ground forms and to reestablish the natural landscape. In addition to 
native vegetation, other acceptable vegetation in Scenic Corridors shall include: 
agricultural plants such as row crops, fruit trees and other agricultural species; and 
grasses and fairway trees of parks and golf courses. 
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NCR-8.8 Underground Utility Lines. The County shall require all new electric and 
communication distribution facilities proposed within the Scenic Corridor to be 
placed underground, whenever feasible. Where overhead utility lines are unavoidable, 
every effort should be made to reduce the visual impact through elements of design. 

 
NCR-8.10 Sign Ordinance. The County shall maintain and implement the Sign Ordinance to 

control the locations and types of signs throughout the county in an effort to protect 
the county’s scenic character. 

 
Goal NCR-9 The County shall promote the preservation of dark skies necessary for nighttime 

astronomical viewing at local observatories. 
 
NCR-9.1 Light Pollution Reduction. The County shall continue to enforce the development 

lighting ordinance (SBC Code Chapter 19.13) and restrict outdoor lighting and glare 
from development projects in order to ensure good lighting practices, minimize 
nighttime light impacts, and presence quality views of the night sky. The ordinance 
shall continue to recognize lighting zones and contain standards to avoid tight 
trespass, particularly from developed uses, to sensitive uses, such as the areas 
surrounding Fremont Peak State Park and Pinnacles National Park. 

 
The 2035 General Plan Update describes the “Union Study Area”, in which the project site is 
included, as lacking the degree of significant natural resources seen in the San Juan Valley and 
other geographic areas of the County. The 2035 General Plan Update also states that 
development of a New Community in the Union Study Area would avoid impacting significant 
recreational and open space resources in the County, including the nearby San Justo Reservoir 
and Hollister Hills, which are located to the south.  
 

San Benito County Code. The County’s Code contains several regulations and standards 
that are relevant to an evaluation of the visual quality of the project site and vicinity, as set forth 
below.  
 
Building plans for development on the project site would be reviewed for consistency with the 
following provisions of the Zoning Ordinance, Development Lighting (“Dark Skies”) 
Ordinance, and Management and Conservation of Woodlands Ordinance: 
 

Zoning Ordinance (San Benito County Code, Title 25) Chapter 25.29 (General Requirements), 
Article II (Hillside Development Regulations), Sections 25.29.03-036. This article encourages design 
excellence and high quality projects that will: maintain existing rural character, conserve 
landforms and natural landscape, preserve wildlife habitats, protect/preserve viewsheds, 
ensure that developments are designed to fit with the characteristics and constraints of the site, 
and to protect life and property from sites that are constrained by slope stability, landslide 
hazard, fire hazard, and fault zones. The County recognizes hillsides and ridgelines are a 
unique resource and intends to preserve and protect the ridgeline and hillside areas by 
regulating development that would degrade these areas, through a design review process set 
forth in Section 25.029.033. Section 25.29.031 applies the design review requirements to all 
proposed new residential land uses, buildings, structures, or building additions which require a 
building permit which are: 
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(1) Located on slopes greater than 15%; or 
(2) Located along the viewshed corridors of Highway 101, Highway 156, Highway 25 north 

of Panoche Road and Fairview Road; and 
(3) Located at an elevation of 200 feet or higher above the identified viewshed corridor; and 
(4) Located in a place that is visible from the nearest point along said viewshed corridor and 

one and one-half miles in either direction along the viewshed corridor. 
 
Because the project site is not within the SR 25 viewshed or any other identified scenic viewshed 
corridor, nor located at an elevation of 200 feet or higher above a viewshed corridor, these 
regulations do not apply to the project site.  
 

Zoning Ordinance (San Benito County Code, Title 25) Chapter 25.14 (Combining Districts), 
Article IV (Scenic Highway (SH) District), Sections 25.14.060-068). Section 25.14.062 adopts the 
scenic corridor designation for the same state highways as are designated in the 2035 General 
Plan, National and Cultural Resources Element. Article IV includes development standards 
related to visual resources.  
 

San Benito County Zoning Code Section 25.14.065(A)-(B) for Grading; Screening: 
 

 Recognizing that grading can have significant adverse impacts within scenic areas the 
county shall carefully review all projects involving grading within scenic corridors. The 
proposed project shall be relocated, modified, redesigned or, if no alternative, screened 
to minimize visual impacts of grading operations seen from any scenic highway. County 
staff shall make final contour and landscaping recommendations to minimize visual 
impact of grading on the scenic corridor in accordance with the county’s grading 
ordinance. 

 

 Vegetative Cover and other screening devices shall be provided to hide grading scars 
and to blend with the natural landscape and provide erosion control. 

 
San Benito County Zoning Code Section 25.14.066-.068 includes development standards 

regarding development design, landscaping, and utility lines, respectively, as follows:  
 

 Development Designs; Review. Recognizing that some architectural designs could have 
adverse impact on the scenic resource, county staff shall review development design 
proposals in the scenic corridor to insure that the obstruction of view is minimized. 
Building height and setbacks shall be regulated to protect the field of vision in the scenic 
corridor. Building heights shall not exceed and setback requirements shall not be less 
than those of the base zoning district. 

 
 Landscaping. All landscaping in the scenic corridor shall be compatible with local 

vegetation and ground forms. Indigenous plants and grasses shall be used where 
appropriate and possible as a means of reestablishing the natural landscape. 

 

 Utility Lines. The county staff shall review applications and provide mitigation measures 
to minimize visual impact of utility lines on the scenic corridor. All new electric and 
communication distribution facilities shall be placed underground whenever feasible. 
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Development Lighting (“Dark Skies”) Ordinance (San Benito County Code, Title 19 (Land Use 
and Environmental Regulations), Chapter 19.31 (Development Lighting): Chapter 19.31 requires 
the use of outdoor lighting systems and practices designed to reduce light pollution and glare, 
and to protect the nighttime visual environment by regulating outdoor lighting which interferes 
with astronomical observations and enjoyment of the night sky. Section 19.31.002 states the 
provisions of Chapter 19.31 apply to all proposed new land uses, developments, buildings, 
structures or building additions, as well as street lights on county and private roadways. 
Section 19.31.005 establishes three lighting zones, with Zone I imposing the strictest regulations 
and Zone III imposing the least restrictive. The project site is more than five miles, but less than 
eight miles northwest of Fremont Peak State Park and is therefore located in Zone II. [General 
requirements are applicable to all zones, under Section 19.31.006 and the special requirements 
applicable to Zone II are set forth in Section 19.31.008.  
 

Management and Conservation of Woodlands Ordinance (San Benito County Code, Title 19 
(Land Use and Environmental Regulations), Chapter 19.33:  Section 19.33.008 applies the regulations 
set forth in Chapter 19.33 to parcels covered by at least 10 percent woodland vegetation as 
determined by the baseline retention canopy survey which is on file with the County’s Planning 
Division, and to parcels that currently support native trees or other woody vegetation but were 
farmed to agricultural crops at the time of the aforementioned baseline aerial photography. 
Section 19.33.006 prohibits clear cutting, grading in a manner that removes woodlands, 
vegetation removal and similar projects and Section 19.33.005 requires the issuance of a permit 
when the removal of individual or masses of trees within woodlands of between 90 percent and 
100 percent as per the canopy retention standard, or any time removal is located on slopes 
greater than or equal to 30 percent. Permits may be issued along with conditions of approval, as 
set forth in Section 19.33.010.  
 

4.1.2 Impact Analysis 
 
 a. Methodology and Significance Thresholds. The evaluation of impacts to 
aesthetic/visual resources involves qualitative analysis that is inherently subjective in nature. 
Different viewers react to viewsheds and aesthetic conditions differently. Visual or aesthetic 
resources generally are defined as both the natural and built features of the landscape that 
contribute to the public’s experience and appreciation of the environment. Depending on the 
extent to which a project’s presence would alter the perceived visual character and quality of 
the environment, a visual or aesthetic impact may occur. This evaluation measures the existing 
visual resource against the proposed project. The project site was observed and 
photographically documented in its surrounding context. The County’s Zoning Ordinance and 
General Plan were reviewed for policy instruction relative to visual resources and design policy. 
CEQA distinguishes between public and private views, and focuses on whether a project would 
affect the public environment rather than the views of particular individuals. Effects on private 
views, such as from individual homes, are not considered significant impacts on the 
environment pursuant to CEQA. Accordingly, views from private residences are not discussed 
in this impact analysis.  
 
Views may be characterized in terms of foreground, middleground, and distant background 
views. Foreground views are those immediately presented to the viewer, and include objects at 
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close range. Middleground views occupy the center of the viewshed, and tend to include objects 
that dominate the viewshed in normal circumstances. Background views include distant objects 
and other objects that form the horizon.  
 
According to Appendix G of the State CEQA Guidelines, an aesthetic impact from the proposed 
project would be significant if the project would: 
 

1) Have a substantial adverse effect on a scenic vista; 
2) Substantially damage scenic resources, including, but not limited to, trees, rock 

outcroppings, and historic buildings within a state scenic highway; 
3) Substantially degrade the existing visual character or quality of the site and its 

surroundings; and/or 
4) Create a new source of substantial light or glare which would adversely affect day or 

nighttime views in the area. 
 
As described above, no designated county or state scenic highways are located in the project 
vicinity. Although SR 25 near the project site is eligible for designation as a state scenic 
highway, it is not officially designated, and would not afford views of the site due to distance 
(0.4 miles from the project site) and intervening topography, trees, and structures. . Therefore, 
impacts related to scenic resources within a state scenic highway (threshold 2 above) are not 
discussed further in this section, but details are provided in Section 4.15, Effects Found Not to Be 
Significant.  
 

b. Project Impacts and Mitigation Measures. 
 
Impact AES-1 The proposed project would have a substantial adverse effect on 

scenic vistas and would substantially degrade the visual 
character of the project site. Impacts would be significant and 
unavoidable [Threshold numbers 1 and 3] 

 
A scenic vista is generally characterized as a viewpoint that provides expansive views of a 
highly valued landscape for the benefit of the general public. As described in Section 4.1.1(c) 
(Viewsheds), views from Key Observation Points (KOPs) toward the project site (along 
Southside Road and Hospital Road) include open agricultural land in the foreground, trees 
(remnant almond orchards) in the middle ground, and rolling hills in the background (see 
photographs in Figure 4.1-3). While views through the site are partially obscured by existing 
trees and overhead power lines along Southside Road (KOP 1), views from KOP 2 and KOP 3 
are expansive, affording scenic views of the site itself (agriculture and remnant orchards) as 
well as hillsides in the background. This rural landscape, although common in the County and 
in the site vicinity, is a highly valued landscape to some viewers. In addition, because these 
views are available from public roadways (Southside Road and Hospital Road), they are 
currently available to the general public. 
 
The project site and immediate vicinity, as with most of the County as a whole, has a rural 
character dominated by agricultural and grazing land, rolling hillsides, and rural residential 
uses. The project site currently contains agricultural land, remnant almond orchards, and one 
single family residence (located in the northwest corner of the site near Southside Road). 
Despite the presence of adjacent suburban-style residential development to the south of the 
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project site, the site and surrounding area to the north, east, and west maintains a rural 
atmosphere. The resulting rural visual character, although not unique within the County, is 
considered highly scenic to some viewers. 
 
The project would include construction of 200 single-family residences and related 
improvements on the project site, directly adjacent to Southside Road and Hospital Road. The 
development would be similar to, though slightly less dense than, the residential development 
located just south of the site, south of Hospital Road. Despite the presence of similar 
development to the south, the proposed development on the project site would substantially 
alter existing scenic views: residential development would dominate the foreground and 
middle ground views, and would partially obscure background views of rolling hillsides, 
particularly from KOP 2 and 3. For approximately 375 feet along Southside Road and 
approximately 1,000 feet along Hospital Road, views toward and through the site would be 
dominated by the residential uses proposed by the project. Not only would this result in a 
partial obscuring of background hillside views, but it would completely alter the rural and 
agricultural character of the foreground and middle ground views. Such effects on a scenic vista 
constitute a substantial adverse effect, and impacts on scenic vistas would be potentially 
significant. In addition, the transition of the site from a rural atmosphere to a more suburban 
and residential (developed) character would be a substantial change in aesthetic character. This 
change, because it alters an existing rural character considered highly scenic to some viewers, 
would be considered a substantial degradation in visual character. Visual character impacts 
would therefore be potentially significant. 
 

Mitigation Measures. The following mitigation measures are required. 
 

AES-1(a) Design Standards. Prior to issuance of the first building permit 
for the project, the project proponent shall submit design 
standards to the County for review and approval. Standards shall 
include the following:  

 Natural building materials and colors compatible with 
surrounding terrain (earth-tones and non-reflective paints) 
shall be used on exterior surfaces of all structures, 
including fences and walls.  

 Color combinations used on individual home roofs, walls, 
and facias shall be selected as to avoid high contrast, such 
as very dark brown adjacent to white.  

 Roof vents shall be the same earth tone shade as the 
surrounding roof surface.  

 All structures facing any public street or neighboring 
property shall use minimally reflective glass and all other 
materials and colors used on the exterior of buildings and 
structures shall be selected with attention to minimizing 
reflective glare. 

 Building windows shall be tinted with an antireflective 
material. 
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The final map for the tract shall include a note indicating that this 
requirement will be met prior to issuance of building permits. 
Standards and materials shall be denoted on building plans. A 
copy of the standards shall be submitted with grading and 
building plans prior to zoning clearance approval for individual 
lot development.  

 
AES-1(b) Landscaping. Prior to final map recordation, the project 

proponent shall submit tract-wide landscaping plans to the 
County for review and approval. Tract-wide landscaping plans 
shall comply with the following requirements: 

 Landscaping installed as part of tract improvements shall 
include screening along the project perimeters. 

 Landscaping shall consist of drought-tolerant native 
species. 

 Only natural fiber, biodegradable materials shall be used. 

Significance After Mitigation. Mitigation Measure AES-1(a) would help to ensure that 
the proposed project is designed to be compatible with surrounding terrain and Mitigation 
Measure AES-1(b) would visually soften views of the site from Southside Road and Hospital 
Road through visual screening. However, neither measure would change the fact that the site 
would be completely converted from an open, rural landscape to a residential and developed 
landscape. Views of and through the site and the site’s visual character would be substantially 
degraded and impacts would remain significant and unavoidable.  

 
Impact AES-2 Night lighting on the project site is currently limited to lighting 

associated with one single-family rural residence. The proposed 
project would create a new source of substantial light and glare, 
which could adversely affect day or nighttime views of the area. 
While lighting impacts would be reduced to a less than 
significant level through compliance with the County’s Dark 
Skies Ordinance, project glare impacts would be significant but 
mitigable.  [Threshold number 4] 

 
Site illumination provides safety for vehicular and pedestrian movement, and increases 
security. Well-conceived lighting gives clarity and unity to the overall site and to each subarea 
within it. The introduction of new lighting into a minimally lit area would extend the light glow 
of a suburban area further into rural areas, proportionally affecting the suburban light glow in 
the nighttime sky. 
 
At present, there is no nighttime lighting on the project site other than the minimal lighting 
associated with one existing rural residence. However, existing lighting associated with the 
residential development immediately south of the site spills onto the site. The proposed project 
would generate substantial additional lighting on-site associated with streetlights, entry lights, 
and interior lights, all of which would be incorporated into the project design. Union Road is 
the most heavily traveled roadway in the project vicinity; therefore, it is of greatest concern 
relative to impacts to public viewers. Project lighting could be visible from Union Road looking 
toward the south and would be visible from Southside Road, Hospital Road, and Enterprise 
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Road. While the adjacent residential development to the south of Hospital Road currently 
generates light which affects the nighttime views of the surrounding area, the proposed project 
would increase the level of lighting and its effects on surrounding views. 
 
The project would be required to adhere to the County “Dark Skies” Ordinance (Chapter 19.31), 
which requires the use of outdoor lighting systems and practices designed to reduce light 
pollution and glare, and to protect the nighttime visual environment by regulating outdoor 
lighting which interferes with astronomical observations and enjoyment of the night sky. 
Specifically, this ordinance requires that: 
 

 Outdoor floodlighting by flood light projection above the horizontal plane shall be prohibited; 

 All light fixtures be shielded and installed in such a manner that all light emitted by the 
fixture, either directly from the lamp or indirectly from the fixture, is projected below the 
horizontal plane as determined by photometric test or certified by the manufacturer; 

 All light fixtures, except streetlights, be located, aimed or shielded so as to minimize stray 
light trespassing across property boundaries; and  

 The property owner shall verify in writing to the County that all outdoor lighting was 
installed in accordance with the approved plan. (San Benito County Code, title 19, chapter 
19.31, sections 19.31.003(B) & 19.31.006(A)-(C) & (I).) 

 
Required compliance with the above requirements, per Chapter 19.31 of the San Benito County 
Code, would reduce any lighting-related impacts to a less than significant level.  
 
Glare is primarily a daytime phenomenon, caused by sunlight reflecting from structures, 
roadways, and cars. However, glare can also be created at night by vehicle headlights. Potential 
sources of glare associated with the proposed project would consist of glazing (windows) and 
other reflective materials used in the façades of proposed structures, the reflective surfaces of 
vehicles parked and travelling within and around the project site, and night time vehicle 
headlights. Any highly reflective facade materials would be of particular concern, as buildings 
would reflect the bright sunrays. 
 
The proposed project would introduce new sources of glare on the project site, which could 
adversely affect daytime views of the site. This is particularly true for motorists on Southside 
Road, Hospital Road, and Enterprise Road. Mitigation is required to reduce glare-related 
impacts to a less than significant level.  
 

Mitigation Measures. Mitigation Measure AES-1(a) requires that all structures facing any 
public street or neighboring property use minimally reflective glass and that all other materials 
and colors used on the exterior of buildings and structures be selected to minimize reflective 
glare. No additional mitigation is required. 

 
 Significance After Mitigation. Compliance with the County’s Dark Skies Ordinance and 
implementation of Mitigation Measure AES-1(a) would reduce impacts to a less than significant 
level. 
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4.1.3  Cumulative Impacts 
 
The geographic extent for this cumulative impact analysis includes viewsheds along Union 
Road, Southside Road, and Hospital Road. This geographic extent is appropriate for the issue of 
aesthetics because the project’s aesthetic impacts are fairly localized and site-specific. As stated 
in Section 3.3 (Cumulative Projects Setting), this EIR examines cumulative impacts based on a 
summary of projections in accordance with long-range general plan buildout of San Benito 
County and the City of Hollister, which would result in an increase of approximately 25,833 
residents, 7,071 housing units, and approximately 2,241 employees, based on the Association of 
Monterey Bay Area Governments (AMBAG) 2014 Regional Forecast (AMBAG Regional 
Forecast). This cumulative development has the potential to substantially adversely affect 
existing scenic vistas, and would serve to transition the aesthetic character of viewsheds along 
Union Road, Southside Road, and Hospital Road from a rural, agricultural character to a more 
developed character. This is particularly true in the vicinity of the City of Hollister, including 
the viewsheds along Union road, Southside Road, and Hospital Road, where cumulative 
development would be concentrated. Cumulative impacts to scenic vistas and visual character 
as a result of this transition to a more urbanized character would be significant. Given that the 
proposed project would result in significant and unavoidable impacts to scenic vistas and visual 
character within this geographic extent coupled with the anticipated other cumulative 
developments in the vicinity that will result in urbanized development in this currently rural 
setting, the project’s contribution to this cumulative impact would be significant.  
 
With respect to light and glare impacts, while the project would create a new source of light and 
glare, compliance with the County’s Dark Skies Ordinance would reduce impacts related to 
night lighting to a less than significant level. Implementation of required mitigation to limit 
reflective materials used in building construction would reduce impacts related to daytime 
glare associated with the proposed project to a less than significant level. It is reasonable to 
conclude that similar measures would be imposed on other cumulative projects within the 
relevant viewshed corridors, and as such, any cumulative light and glare impacts would be 
reduced to a less than significant level and that the project would not have any cumulatively 
considerable contribution to any such impact with respect to light and glare impacts. 
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4.2 AGRICULTURAL RESOURCES 
 

4.2.1  Setting 
 

a. Regional Agricultural Resources. The San Benito River Valley supports some of the 
most productive farmland in the State. Agriculture makes a substantial contribution to the 
County economy and accounts for an overwhelming amount of the privately-owned land in the 
County. The primary crops are fruits and nuts, vegetables and other row crops, and small 
grains. The County lands also support the livestock industry, namely beef cattle and sheep. 
 
The County’s gross agricultural production in 2013 totaled approximately $330.4 million, 
representing an approximately 11 percent increase in value over the previous year (County of 
San Benito, Crop Report, 2014). The highest grossing agricultural commodity was vegetable and 
row crops, representing approximately 68 percent of total agricultural sales, followed by fruit 
and nut crops (15 percent), field crops (8 percent), cattle (5 percent), and miscellaneous livestock 
and poultry (4 percent).  
 
According to the California Department of Conservation (DOC), approximately 672,281 acres of 
land in San Benito County were classified as “agricultural land” in 2010, accounting for 
approximately 76 percent of land in the County (DOC, 2014). The DOC identifies and 
designates important farmlands throughout the State as part of its Farmland Mapping and 
Monitoring Program (FMMP). The FMMP rating system classifies farmland according to the 
criteria described more fully in Section 4.2.1(d) (Regulatory Setting) below. 
 
Of the 672,281 total acres of agricultural land in the County, the DOC has classified 27,425 acres 
as “Prime Farmland” and 6,475 acres as “Farmland of Statewide Importance.” According to the 
FMMP, between the years 2008 and 2010, approximately 30 acres of Important Farmland 
(comprising Prime Farmland, Unique Farmland, and Farmland of Statewide Importance) was 
converted to Urban and Built-Up Land, while 482 acres were converted to Other Land (DOC, 
2014).  
 

b. Agricultural/Urban Interface Issues; Agricultural Resources in the Project Vicinity. 
Existing agricultural operations (hay production and a remnant walnut orchard) are located to 
the north and east of the project site. Urban development adjacent to agricultural areas has the 
potential to create a variety of conflicts for both growers and urban uses. Potential 
agricultural/urban land use conflicts are commonly associated with the following activities: 
 

Potential Concerns for urban neighbors: 
 

 Use of pesticides/dust problems in vicinity of residential neighborhoods 

 Odors and health concerns associated with fertilizer/pesticide application 

 Noise related to farming equipment or farm worker activities 

 Farm worker parking 
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Potential concerns for agricultural interests: 
 

• Restrictions on activity arising from neighbor concerns/complaints 
• Loss of revenue and competitiveness 
• Competition for water and land 
• Pilferage, trespassing, and littering 
• Dust from adjacent construction activity 

 
c. On-Site Agricultural Uses. As discussed in Section 2.0, Project Description, the project 

site is located on approximately 44.4 acres and is currently comprised of agricultural uses (hay 
production and walnut orchards) and one single-family residence. Currently, approximately 
32.8 acres (in the southern portion of the site) is used for the production of hay; approximately 
12.4 acres (in the northern portion of the site) are comprised of fallow walnut orchards; 
approximately 5.0 acres (along the southwestern site boundary) contain remnant coyote bush 
scrub or grassland habitat; and approximately 0.1 acre (in the northeast corner of the site near 
the corner of Southside Road and Enterprise Road) contains an existing single-family home and 
garage.1  In addition, the project site has a County General Plan land use designation of 
Residential Multiple (RM) and Zoning designation of Agricultural Productive (AP). The 
purpose of the RM designation is to allow areas of unincorporated urban uses where circulation 
and utility services exist. The designation allows mixed-use developments that include 
residential, retail, and office uses, and allows single-family uses at a density of up to 20 
dwelling units per acre. As discussed in Section 4.10, Land Use, the proposed 200-unit project 
would be consistent with this 2035 General Plan designation of the site. The AP zoning 
designation is typically applied to lands that generally consist of areas with prime agricultural 
and other agriculturally productive lands including grazing land. Allowable uses include 
agriculture, grazing, seasonal stands wildlife refuges, open space, and very low intensity 
residential and accessory buildings. Conditionally permitted uses include mineral extraction, 
low density recreation facilities, and institutional uses. The minimum lot size is five acres.   

 
Prime Farmland on the Project Site. Agricultural classifications of each soil type found on 

the project site were analyzed based on their U.S. Department of Agriculture Natural Resources 
Conservation Service (NRCS) farmland designation. The NRCS farmland classification 
identifies the location and extent of the soils that are best suited to food, feed, fiber, forage, and 
oilseed crops. It identifies map units as prime farmland, farmland of statewide importance, 
farmland of local importance, or unique farmland. 
 
Soils on the project site and their NRCS farmland classification are shown in Table 4.2-1. In the 
NRCS classification system, prime farmland is defined as farmland meeting either the State 
definition of prime agricultural land (per California Government Code Section 51201, which 
includes capability class 1 or 2 and California Revised Storie Index of Grade One, among other 
variables) or the federal definition of prime farmland [per CFR Section 657.5(a)(1)]. According to 
the federal definition in the Code of Federal Regulations Title 7 (Agriculture) Section 657.5(a)(1), 
prime farmland has “the best combination of physical and chemical characteristics for 
producing food, feed, forage, fiber, and oilseed crops, and is also available for these uses.”    
 

                                                      
1
 These figures are based on the County’s parcel data, as reflected Figure 2-2 in Section 2.0, Project Description, and add to over 

50.3 acres. Based on site-specific survey-grade data from the applicant, the project site is approximately 44.4 acres. This mapping 
discrepancy is the result of different data sets with varying levels of accuracy. 
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Table 4.2-1 

NRCS-Designated Prime and Non-Prime Farmland on the Project Site 

Soil Type On-Site Acreage 
On-Site 

Percentage 

Prime Farmland 

Metz Sandy Loam, 0-2% Slopes (MeA) 13.6 29.2% 

Reiff Sandy Loam, 0-2% Slopes (ReA) 0.6 1.3% 

Sorrento Silt Loam (SnA) 23.5 50.5% 

SUBTOTAL 37.7 81.0% 

Non-Prime Farmland 

Riverwash (Rw) 6.0 12.9% 

Sandy Alluvial Land (Sc) 2.8 6.0% 

SUBTOTAL 8.8 18.9% 

TOTAL 46.5
1 

99.9%
2 

1. The total acreage shown in Table 4.2-1 approximates the project site’s acreage based on County-
provided parcel data. It should be noted that survey-grade data indicates that the site has approximately 
44.4 acres. 
2. Due to rounding of the percentage of each soil type as a portion of the project site, the aggregate 
percentage is slightly below 100 percent of the site. 
Source: Natural Resource Conservation Service, Web Soil Survey, 2014. 
http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx 

 
A total of five soil map units occur on the project site. Of these soils, three are designated as prime 
farmland by NRCS and two are designated as non-prime, based on the definitions used herein. 
These soils are shown on Figure 4.6-4 in Section 4.6, Geology and Soils. In total, the project site is 
underlain by approximately 37.7 acres of NRCS-designated prime farmland (approximately 81 
percent of the site).  
 

Important Farmland on the Project Site. In addition to the NRCS classification system, the 
project site was analyzed using the DOC’s FMMP, which identifies Important Farmland 
(comprising Prime Farmland, Unique Farmland, and Farmland of Statewide Importance) 
throughout California based on both current use and soil quality. The FMMP rating system 
classifies farmland according to the criteria described more fully in Section 4.2.1(d) (Regulatory 
Setting) below.  
 
To classify land as Prime Farmland under the DOC’s definition, the FMMP must determine that it 
has the best combination of physical and chemical features able to sustain long term agricultural 
production, with the soil quality, growing season, and moisture supply needed to produce 
sustained high yields. The FMMP designates Farmland of Statewide Importance as land other than 
Prime Farmland which has a good combination of physical and chemical characteristics for the 
production of crops. In order to be classified as Prime Farmland or Farmland of Statewide 
Importance by FMMP, land must have been used for irrigated agricultural production at some 
time during the four years prior to the mapping date (2014). The FMMP also classifies land which 
does not meet the criteria for Prime Farmland or Farmland of Statewide Importance, but which has 
been used for the production of specific high economic value crops at some time in the last four 
years, as Unique Farmland. Examples of crops on Unique Farmland are oranges, olives, avocados, 
rice, grapes, and cut flowers.  

 

http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx
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In accordance with CEQA requirements, this analysis relies on the FMMP’s mapping of Important 
Farmland to calculate the acreages of each FMMP designation present on the project site. Table 4.2-
2 shows the acreage of FMMP designation on the project site, and Figure 4.2-1 maps these 
designations on the project site.  
 

Table 4.2-2 
FMMP Designations on the Project Site 

Designation Acreage 

Prime Farmland 13.3 

Farmland of Local Importance 30.7 

Other Land 6.5 

Total 50.5 
1. The total acreage shown in Table 4.2-2 approximates the 
project site’s acreage based on County-provided parcel data. It 
should be noted that survey-grade data indicates that the site 
has approximately 44.4 acres.   
Source: County of San Benito, FMMP Data, 2010. 

 
As shown in Table 4.2-2, the FMMP mapping data has classified approximately 30.7 acres of the 
project site as Farmland of Local Importance and approximately 13.3 acres in the northern portion 
of the site as Prime Farmland. These classifications reflect the current and historic agricultural use 
of the site: Farmland of Local Importance covers the central and southern portions of the site, 
which are used for dryland farming (hay production), while Prime Farmland applies to the walnut 
orchard in the northern portion of the site. As only the Prime Farmland designations classify as 
“Important Farmland” by the FMMP, the project site has a total of approximately 13.3 acres (or 
approximately 26 percent of the site)2 of Important Farmland designated by DOC under the 
FMMP. The remaining approximately 6.5 acres, located along the western margin adjacent to the 
San Benito River, is designated under the FMMP as Other Land. 
 

Importance of Agricultural Land On-site. In addition to the NRCS prime farmland and 
DOC’s FMMP designations, as provided for under CEQA, the DOC’s California Land 
Evaluation and Site Assessment (LESA) model was used to evaluate the relative importance of 
this farmland and thereby determine the significance of any conversion of farmland under the 
proposed project. The LESA model is composed of six factors, each of which is separately rated 
on a 100‐point scale. Two Land Evaluation factors are based on measures of soil resource 
quality. Four Site Assessment factors provide measures of a project’s size, water resource 
availability, surrounding agricultural lands, and surrounding protected resource lands. The 
factors are weighted relative to each other and combined into a final single numeric score for 
the project, which has a maximum value of 100 points. The final numeric score, as well as the 
sub-scores for Land Evaluation and Site Assessment factors, can be used to make 
determinations of the significance of a project’s conversion of agricultural lands (DOC, 1997).  
 
Table 4.2-3 shows the results of the LESA analysis. The project site has a total score of 63.6 out of 
100 points, including a Land Evaluation sub-score of 37.5 points and a Site Assessment sub-
score of 26.1 points [refer to Table 4.2-4 in Section 4.2.2(a) (Methodology and Significance 
Thresholds) for the scoring thresholds for the Land Evaluation and Site Assessment sub-scores].   

                                                      
2 This percentage is based a project site of approximately 50.5 acres, as shown in Figure 2-2 and Table 4.2-2. However, the project 

site is actually approximately 44.4 acres. This mapping discrepancy is the result of different data sets with varying levels of 
accuracy. 
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Table 4.2-3 
Summary of LESA Model Score Sheet for Project Site 

Factor Name 
Factor Rating 
(0-100 Points) 

X 
Factor 

Weighting 
(Total = 1.0) 

= 
Weighted 

Factor 
Rating 

Land Evaluation (LE) 

1. Land Capability Classification 78.8 X 0.25 = 19.7 

2. Storie Index Rating 71.1 X 0.25 = 17.8 

 
Subtotal: 37.5 

Site Assessment (SA) 

1. Project Size 50.0 X 0.15 = 7.5 

2. Water Resource Availability 84.0 X 0.15 = 12.6 

3. Surrounding Agricultural Lands 40.0 X 0.15 = 6 

4. Protected Resource Lands 0 X 0.05 = 0 

 Subtotal: 26.1 

    
Total: 63.6 

Source: DOC, California Agricultural Land Evaluation and Site Assessment Model Instruction Manual, 1997. 

 
d. Regulatory Setting.  

 
 Federal.  
 
 U.S. Department of Agriculture Natural Resources Conservation Service (NRCS) Farmland 
Designation. As noted above, the U.S. Department of Agriculture Natural Resources 
Conservation Service (NCRS) classifies farmland based on the location and quality of soils. 
According to the federal definition in the Code of Federal Regulations Title 7 (Agriculture) 
Section 657.5(a)(1), prime farmland is “land that has the best combination of physical and 
chemical characteristics for producing food, feed, forage, fiber, and oilseed crops, and is also 
available for these uses.”   Based on the federal Farmland Protection Policy Act, the NRCS uses 
the following classifications for agricultural land: prime farmland, farmland of statewide 
importance, farmland of local importance, unique farmland, and non-prime farmland.  
 
 Farm Bill Conservation Programs. The Food, Conservation, and Energy Act of 2008 (the 
2008 Farm Bill) designated funding for NRCS farmland conservation programs, including the 
Farm and Ranch Lands Protection Program, Wetland Reserve Program, Grassland Reserve 
Program, Conservation of Private Grazing Land Program, Conservation Reserve Program, 
Conservation Stewardship Program (CSP), Environmental Quality Incentives Program (EQIP), 
Agricultural Water Enhancement Program (AWEP), and Wildlife Habitat Incentives Program.  
 
 State.  
 

Williamson Act. Preservation of agricultural, recreational and open space lands through 
agricultural preserve contracts between the County and property owners is a technique 
encouraged by the State for implementing the general plan and preserving agricultural 
resources. Agricultural preserve contracts are executed through procedures enabled by the 
California Land Conservation Act of 1965, also known as the Williamson Act (per California 
Government Code Sections 51200-51207). A contract may be entered into for property where the 
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property owner agrees to restrict uses on the property to agricultural, recreational and open 
space uses in return for reduced property taxes. The County Agricultural Preserve Rules of 
Procedure require certain minimum parcel sizes and land use restrictions applicable to 
agricultural preserve lands under their respective contracts.  To be eligible for Williamson Act 
designation, a minimum 100 acres of non-prime land is typically required and that land must be 
used to produce an agricultural commodity that is plant or animal and is produced in California 
for commercial purposes.  

 
As shown in Figure 4.2-2, the project site is not located on or adjacent to land under Land 
Conservation Act (Williamson Act) contract.  

 
Farmland Mapping and Monitoring Program. Within the California Natural Resources 

Agency, the DOC provides services and information that promote informed land-use decisions 
and sound management of the state’s natural resources. As noted above, the DOC manages the 
FMMP, which supports agriculture throughout California by developing maps and statistical 
data for analyzing land use impacts to farmland. 

 
The developed maps are called the Important Farmlands Inventory (IFI). The IFI categorizes 
land based on the productive capabilities of the land. There are many factors that determine the  
agricultural value of land, including the suitability of soils for agricultural use, whether soils are 
irrigated, the depth of soil, water-holding capacity, and physical and chemical characteristics. 
To categorize soil capabilities under the FMMP, two soil classification systems are used: the 
Capability Classification System and the Storie Index (which takes into account other factors as 
well, such as slope and texture). The FMMP data is updated every two years. 
 
FMMP rates the production potential of agricultural land according to the following 
classifications: 
 

 Prime Farmland. Farmland with the best combination of physical and chemical features able 
to sustain long term agricultural production. This land has the soil quality, growing season, 
and moisture supply needed to produce sustained high yields. These are Class I and Class II 
soils. 
 

 Farmland of Statewide Importance. Farmland similar to Prime Farmland but with minor 
shortcomings, such as greater slopes or less ability to store soil moisture. Land must have 
been used for irrigated agricultural production at some time during the four years prior to the 
mapping date. 

 

 Unique Farmland. Farmland of lesser quality soils used for the production of the state’s 
leading agricultural crops. This land is usually irrigated, but may include non-irrigated 
orchards or vineyards as found in some climatic zones in California. 

 

 Farmland of Local Importance. Land of importance to the local agricultural economy as 
determined by each county’s board of supervisors and a local advisory committee. 
 

 Grazing Land. Land on which the existing vegetation is suited to the grazing of livestock.  
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 Urban and Built-Up Land. Land occupied by structures with a building density of at least 
1 unit to 1.5 acres, or approximately 6 structures to a 10-acre parcel. This land is used for 
residential, industrial, commercial, construction, institutional, public administration, 
railroad and other transportation yards, cemeteries, airports, golf courses, sanitary landfills, 
sewage treatment, water control structures, and other developed purposes. 

 

 Other Land. Land not included in any other mapping category. Common examples include 
low density rural developments; brush, timber, wetland, and riparian areas, not suitable for 
livestock grazing; confined livestock, poultry or aquaculture facilities; strip mines, borrow 
pits; and water bodies smaller than 40 acres. Vacant and nonagricultural land surrounded on 
all sides by urban development and greater than 40 acres is mapped as Other Land. 
 

 Water. This is used to describe perennial water bodies with an extent of at least 40 acres. 
 
 California Government Code Section 56064. This section of the Government Code defines 
“Prime agricultural land” in a different way, as follows: 
 
“Prime agricultural land means an area of land, whether a single parcel or contiguous parcels, 
which has not been developed for a use other than an agricultural use and that meets any of the 
following qualifications: 
 

 Land that qualifies, if irrigated, for rating as class I or class II in the USDA Natural 
Resources Conservation Service land use capability classification, whether or not land is 
actually irrigated, provided that irrigation is feasible. 

 Land that qualifies for rating 80 through 100 Storie Index Rating. 

 Land that supports livestock used for the production of food and fiber and that has an annual 
carrying capacity equivalent to at least one animal unit per acre as defined by the United 
States Department of Agriculture in the National Range and Pasture Handbook, Revision 1, 
December 2003. 

 Land planted with fruit or nut-bearing trees, vines, bushes, or crops that have a nonbearing 
period of less than five years and that will return during the commercial bearing period on an 
annual basis from the production of unprocessed agricultural plant production not less than 
four hundred dollars ($400) per acre. 

 Land that has returned from the production of unprocessed agricultural plant products an 
annual gross value of not less than four hundred dollars ($400) per acre for three of the 
previous five calendar years. 

 
 Local.   
 
 San Benito County Local Agency Formation Commission. The San Benito County Local 
Agency Formation Commission (LAFCO) is responsible for coordinating orderly growth via 
jurisdictional boundaries, including annexations and approval of out of area service 
agreements. State law requires LAFCOs to consider agricultural land and open space 
preservation in all decisions related to expansion of urban development. LAFCO’s definition of 
Prime agricultural land refers to California Government Code section 56064, which is described 
above. 
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2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Land 
Use Element and Natural and Cultural Resources Element provide the following goals, policies 
and objectives pertaining to agricultural resources applicable to this project: 

 
Land Use Element: 

 
Goal LU-1 To maintain San Benito County’s rural character and natural beauty while 

providing areas for needed future growth. 
 

LU-1.5 Infill Development. The County shall encourage infill development on vacant and 
underutilized parcels to maximize the use of land within existing urban areas, 
minimize the conversion of productive agricultural land and open spaces, and 
minimize environmental impacts associated with new development as one way to 
accommodate growth. 

 
Goal LU-3 To ensure the long-term preservation of the agricultural industry, agricultural 

support services, and rangeland resources by protecting these areas from 
incompatible urban uses and allowing farmers to manage their land and operations 
in an efficient, economically viable manner. 

 
LU-3.2 Agricultural Integrity and Flexibility. The County shall protect the integrity of 

existing agricultural resources, and provide for flexibility and economic viability of 
farming and ranching operations. 

 
LU-3.8 Urban Residential Buffer Requirement. The County shall encourage the 

establishment of a buffer, by the residential developer, between new urban density 
residential development (i.e., greater than two dwelling units per acre) and existing 
conventional agricultural operations. 

 
LU-3.9 Right to Farm and Ranch. The County shall protect the rights of operators of 

productive agricultural properties (as defined in the Glossary) and ranching 
properties to commence and continue their agricultural and ranching practices (a 
“right to farm and ranch”) even though established urban uses in the general area 
may foster complaints against those agricultural and ranching practices. The “right 
to farm and ranch” shall encompass the processing of agricultural and ranching 
products and other activities inherent in the definition of productive agriculture and 
in ranching activities. The County shall require all parcel maps approved for 
locations in or adjacent to productive agricultural areas and ranching areas to 
indicate the “right to farm and ranch” policy. The County shall require the program 
to be disclosed to buyers of property in San Benito County. 

 
LU-3.10 Agricultural Land Mitigation. If new development permanently converts Prime 

Farmland that is Class 1 soil to non-agricultural uses, the County shall encourage 
project applicants to preserve up to an equal number of Prime Farmland acres (i.e. up 
to a 1:1 ratio) either on- or off-site. An applicant may pay in lieu mitigation fees for 
some or all of the converted Prime Farmland that is designated Class I soils to non-
agricultural protection and/or affiliated programs within San Benito County.  
Further, the County shall work with the City of San Juan Bautista and the City of 
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Hollister to encourage them to adopt a similar agricultural conversion mitigation 
ratio. 

 
LU-3.14 Land Trusts and Financial Incentives. The County shall consider land trusts and 

financial incentives to preserve agricultural soil resources and to protect the integrity 
of important agricultural areas for future use. 

 
Goal LU-4 To encourage variety in new unincorporated residential development while also 

providing incentives for clustered residential as a means to protect valuable 
agricultural and natural resources. 

 
LU-4.6 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. 

 
LU-4.8 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. 

 
Goal LU-9 To ensure that planning and development approvals within city fringe areas are 

coordinated between the County and the Cities in order to ensure future growth in 
these areas is orderly, efficient, and has sufficient and necessary public facilities and 
infrastructure. 

 
LU-9.2 City Sphere of Influence Expansion Proposals. The County will support spheres of 

influence expansion proposals only when the Cities sufficiently demonstrate the need 
for additional land to accommodate planned growth and document a good faith effort 
to implement an infill development program(s) to minimize the conversion of 
productive agricultural land and reduce impacts on environmental resources. 

 
Natural and Cultural Resources Element: 
 
Goal NCR-1To preserve and enhance valuable open space lands that provide wildlife habitat and 

conserve natural, historical, archaeological, paleontological, tribal, and visual 
resources of San Benito County. 

 
NCR-1.1 Maintenance of Open Space.  The County shall support and encourage maintenance 

of open space lands that support natural resources, agricultural resources, recreation, 
tribal resources, Wildlife habitat, water management, scenic quality, and other 
beneficial uses.   

 
NCR-1-3 Open Space Overlay District. The County shall continue to protect and preserve the 

rural landscape and implement open space policies for: public health, safety, and 
welfare; continued agricultural uses; scenic viewscape preservation, including scenic 
highway corridors; park and recreation uses; conservation of significant natural 
resources; the containment and definition of limits to urbanization; and the 
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preservation of the natural habitat for threatened and/or endangered plant and 
animal species. 

 
 San Benito County Code. The San Benito County Code regulates agricultural resources in 
Title 19 (Land Use and Environmental Regulations), Chapter 19.01 (Agricultural Provisions), 
Article I (Agricultural Community Disclosure [Right-To-Farm Ordinance]) and Article II 
(Agricultural Preserves [Williamson Act Implementing Ordinance]), as well as in Title 25 
(“Zoning Ordinance”) provisions related to agriculturally zoned lands. 
 
 Right-To-Farm Ordinance. Similar to many other cities and counties in agricultural areas, 
San Benito County has an adopted Right-To-Farm Ordinance, codified as Title 19 (Land Use 
and Environmental Regulations), Chapter 19.01 (Agricultural Provisions), Article I (Agricultural 
Community Disclosure) of the County Code. This Ordinance protects commercial agricultural 
operations against nuisance lawsuits, and requires disclosure to potential land buyers that 
agricultural operations are protected from such actions. To resolve potential landowner 
disputes, the Agricultural Commissioner’s office is to provide non-binding mediation. While 
the County Right-to-Farm Ordinance specifically applies to commercial agricultural operations 
within the unincorporated area, all commercial agricultural operations that comply with 
agricultural standards currently are protected from nuisance claims under State law (Section 
3482.5 of the California Civil Code), whether located within cities or unincorporated areas.  
 
 Williamson Act Implementing Ordinance. San Benito County’s Williamson Act 
implementing ordinance is codified as Title 19 (Land Use and Environmental Regulations), 
Chapter 19.01 (Agricultural Provisions), Article II (Agricultural Preserves) of the County Code. 
This Ordinance implements the provisions of the Williamson Act’s restrictions applicable to 
agricultural preserve lands under their respective contracts. The minimum length of Williamson 
Act contracts is ten years. Because the contract term automatically renews on each anniversary 
date (unless certain steps are taken), the actual contract length is essentially indefinite. The 
County’s ordinance requires certain minimum parcel sizes, minimum income generation, and 
land uses restrictions. Under the County’s ordinance, a preserve must be comprised of a 
minimum of 10 acres of orchards, vineyards or irrigated vegetable and field crops; 40 acres of 
irrigated pasture or dry-land farmed land; or 160 acres of grazing land; or a combination of 
actual acreage in any of these categories, provided that the sum equals or exceeds 100 percent of 
the required acreage. Also, the preserve must produce a minimum of $3,500 annual gross 
income from the sale of agricultural commodities for three out of every immediately preceding 
five consecutive year period. In addition to commercial agricultural operations, the ordinance 
specifies certain land uses that are deemed to be compatible with agricultural use of the lands 
subject to the preserves. 
 
 Zoning Ordinance. The County has adopted regulations pertaining to agricultural land in 
its Zoning Ordinance, codified as Title 25 (Zoning) of the County Code. The Zoning Ordinance 
specifies permitted and conditional uses of agricultural land, and standards applicable 
specifically to designated agricultural uses, such as building site areas, height limitations, 
building setbacks, accessory buildings and agricultural employee housing. 
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4.2.2  Impact Analysis 
 

a. Methodology and Significance Thresholds. According to the adopted Appendix G of 
the State CEQA Guidelines, impacts related to agricultural resources from the proposed project 
would be significant if the project would: 
 

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

2) Conflict with existing zoning for agricultural use, or a Williamson Act contract; 
3) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in 

Public Resources Code section 12220(g)), timberland (as defined by Public Resources 
Code section 4526), or timberland zoned Timberland Production (as defined by 
Government Code section 51104(g)); 

4) Result in the loss of forest land or conversion of forest land to non-forest use; and/or 
5) Involve other changes in the existing environment which, due to their location or 

nature, could result in conversion of Farmland, to non-agricultural use or conversion 
of forest land to non-forest use. 

 
The project site is not located on, adjacent or near to forest land or timberland. Although the 
northern portion of the project site contains a remnant orchard with walnut trees, this area does 
not constitute forest land or timberland. Pursuant to Public Resources Code Section 12220(g), 
“forest land” is land that can support 10percent native tree cover of any species. Timberland, 
according to Public Resources Code Section 4526, refers to land which is available for and 
capable of growing a crop of trees of a commercial species used to produce lumber and other 
forest products. The remnant orchard on-site, which was formerly used for agricultural 
production of walnuts, is neither forest land nor timberland. Therefore, these impacts are not 
discussed further in this section. Details are provided in Section 4.15, Effects Found Not to Be 
Significant. The project site has an existing General Plan land use designation of Residential 
Multiple (RM) and zoning designation of Agricultural Productive (AP) and would be rezoned 
to Single-Family Residential (R1) under the proposed project. Potential conflicts with the site’s 
existing AP zoning are discussed in Section 4.10, Land Use. As noted therein, pursuant to 
approval of the proposed rezoning to R1, no conflicts would exist.   
 
To determine whether the proposed project would have a significant impact from the 
conversion of farmland, the acreages of FMMP-designated Important Farmland and NRCS-
designated prime farmland that would be converted were quantified, and the LESA model was 
utilized to characterize existing conditions on the project site.  Refer to Table 4.2-3 for a 
summary of the LESA model score sheet for the project site. As shown therein, the site scored a 
total of 63.6, with a Land Evaluation (LE) sub-score of 37.5 and a Site Assessment (SA) sub-score 
of 26.1. Table 4.2-4 shows the thresholds of significance for LESA scores that apply when 
making determinations of significance under CEQA. Impacts related to the site’s LESA model 
score are addressed in Impact AG-1 below. 
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Table 4.2-4 
LESA Model Scoring Thresholds 

Total LESA Score Scoring Decision 

0 to 39 points Not considered significant. 

40 to 59 points 
Considered significant only if LE and SA sub-

scores are each greater than or equal to 20 points. 

60 to 79 points 
Considered significant unless either LE or SA sub-

score is less than 20 points. 

80 to 100 points Considered significant. 

Source: DOC, California Agricultural Land Evaluation and Site Assessment Model 
Instruction Manual, 1997. 

  
Impacts from the conversion of “Important Farmland” were evaluated based on the following 
DOC farmland classifications: Prime Farmland, Farmland of Statewide Importance, and Unique 
Farmland, in accordance with Threshold number 1 above. The potential for other changes in the 
existing environment to result in conversion of farmland was evaluated based on anticipated 
conflicts between the proposed residential uses and agricultural operations. 
 

b. Project Impacts and Mitigation Measures. 
   
 Impact AG-1 The proposed project would involve permanent conversion of 

approximately 13.3 acres of Important Farmland to residential 
use on a site that is zoned for agricultural use. Based on the 
Land Evaluation and Site Assessment modeling results for the 
project site, a significant amount of productive farmland would 
be converted. This loss of Important Farmland would be a 
significant and unavoidable impact. [Threshold numbers 1, 2] 

 
Agricultural Zoning. The current zoning designation for the project site is Agricultural 

Productive (AP). This zoning designation is typically applied to lands that generally consist of 
areas with prime agricultural and other agriculturally productive lands including grazing land. 
Allowed uses include agriculture, grazing, seasonal stands wildlife refuges, open space, and 
very low intensity residential and accessory buildings. The proposed development of 200 
single-family residences on the project site would occur at a higher intensity than allowed in the 
AP Zoning District. It should be noted, however, that the recently adopted 2035 General Plan 
Update (July 21, 2015) redesignated the site from AR to Residential Mixed (RM). The purpose of 
the General Plan RM designation is to allow areas of unincorporated urban uses where 
circulation and utility services exist. The designation allows mixed-use developments that 
include residential, retail, and office uses, and allows single-family uses at a density of up to 20 
dwelling units per acre. As discussed in Section 4.10, Land Use, the project is consistent with this 
General Plan designation. Although the applicant is requesting a zone change to Single-Family 
Residential (R1) to allow for the proposed development, this zoning designation would be 
consistent with the current General Plan designation for the site. Nonetheless, the proposed 
conversion of farmland would be inconsistent with existing agricultural zoning. Therefore, the 
proposed project would have a significant impact from conflicts with agricultural zoning. 
 

FMMP-Designated Important Farmland. Development of the proposed project would 
entail the conversion of Important Farmland (as designated by the DOC) and prime farmland 
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(as designated by the NRCS). Approximately 13.3 acres of DOC-designated Important 
Farmland on the project site (approximately 26 percent of the entire site)3 would be converted, 
including Prime Farmland in the northern portion of the site. A remnant walnut orchard is 
located in this area. Figure 4.2-1 shows the locations of Important Farmland on-site. The 
permanent conversion of Important Farmland to residential use and related suburban uses 
would represent a significant impact on agricultural resources. 

 
NRCS-Designated Prime Farmland. As listed in Table 4.2-1, three types of NRCS-

designated prime farmland occur on the site, including Metz Sandy Loam (13.6 acres), Reiff 
Sandy Loam (0.6 acres), and Sorrento Silt Loam (23.5 acres). These soil types are located in the 
central, northern, and eastern portions of the project site, as shown in Figure 4.6-4 in Section 4.6, 
Geology and Soils. The proposed residential development would involve permanent conversion 
of almost all of this NRCS-designated prime farmland. 

 
Agricultural Suitability of Project Site. The California LESA model was utilized to further 

evaluate the suitability of the project site for productive agriculture and to assess the 
significance of the proposed project’s conversion of agricultural land. This model has generally 
been used to evaluate potential impacts from the conversion of agricultural land to permanent 
urban uses. The LESA model was prepared by the DOC to rate the relative quality of land 
resources. It “provide[s] lead agencies with an optional methodology to ensure that significant 
effects on the environment of agricultural land conversions are quantitatively and consistently 
considered in the environmental review process” (Public Resources Code Section 21095). 
 
Based on the LESA model results shown in Table 4.2-3, the project site has a total score of 63.6 
out of 100 points, including a Land Evaluation LE) sub-score of 37.5 points and a Site 
Assessment (SA) sub-score of 26.1 points. Two Land Evaluation factors are based on measures 
of soil resource quality. Four Site Assessment factors provide measures of a project’s size, the 
availability of water resource, and the proportion of surrounding agricultural and protected 
resource lands. The factors are weighted relative to each other and combined into a final single 
numeric score for the project, which has a maximum value of 100 points. Because the total LESA 
score (63.6) is between 60 and 79 points, and each sub-score is greater than 20 points, the 
proposed project would exceed the applicable threshold of significance for the conversion of 
agricultural land (refer to LESA model scoring thresholds in Table 4.2-4).  
 
Because the proposed project would involve conversion of Important Farmland, NRCS-
designated prime farmland, and a significant amount of productive farmland according to the 
LESA model, within a site that is currently zoned for agricultural use, impacts would be 
potentially significant.  
 
For projects that would result in the significant conversion of agricultural land, the preferred 
method of mitigation is to offset this conversion by protecting off-site agricultural land from 
urban development. Agricultural conservation easements could potentially be secured to 
protect DOC-designated Important Farmland in the vicinity of the project site, provided that the 
landowner consents to the transaction and a land trust holds the easement. According to 2035 
General Plan Policy LU 3.10, the loss of prime agricultural lands should be avoided and 

                                                      
3 This percentage is based a project site of approximately 50.5 acres, as shown in Figure 2-2. However, the project site is actually 

44.4 acres. This is due to a mapping discrepancy. 
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replaced at a ratio of up to 1 to 1 to protect this important resource in the County. In San Benito 
County, the San Benito Agricultural Land Trust currently protects approximately 5,454 acres of 
working ranches and farms and is working to acquire additional acreage. The Land Trust is 
devoted to providing financial options to landowners in order to protect the agricultural 
heritage of San Benito County. The Land Trust may be a potential holder of such easements or 
fee title for Important Farmland. This type of mitigation has been found to be feasible in many 
California communities facing suburban development pressures in traditional agricultural areas 
with Important Farmland. The mitigation ratios in those communities can range from 1 to 1 (as 
suggested in the 2035 General Plan) to higher levels reported up to 3 to 1. The Del Webb at San 
Juan Oaks Specific Plan, located approximately three miles west of the project site, included the 
protection of Prime Farmland through both on-site and off-site agricultural easements as part of 
the project. 
 
 Mitigation Measures. The following mitigation is required.   
 

AG-1 Agricultural Conservation. Prior to issuance of any grading 
permits, the project proponent shall provide that for every one (1) 
acre of Important Farmland (Prime Farmland, Farmland of 
Statewide Importance, and Unique Farmland) on the site that is 
permanently converted to non-agricultural use as a result of 
project development, one (1) acre of land of comparable 
agricultural productivity shall be preserved in perpetuity. Said 
mitigation shall be satisfied by the applicant through: 

 
1) Granting a perpetual conservation easement(s), deed 

restriction(s), or other farmland conservation 
mechanism(s) to the County or qualifying entity which has 
been approved by the County, such as the San Benito 
County Agricultural Trust, for the purpose of permanently 
preserving agricultural land. The required easement(s) 
area or deed restriction(s) shall therefore total a minimum 
of 13.3 acres of Prime Farmland.  The land covered by said 
off-site easement(s) or deed restriction(s) shall be located 
in San Benito County; or 

2) Making an in-lieu payment to a qualifying entity which 
has been approved by the County, such as the San Benito 
County Agricultural Trust, to be applied toward the future 
purchase of a minimum of 13.3 acres of Prime Farmland in 
San Benito County, together with an endowment amount 
as may be required. The payment amount shall be 
determined by the qualifying entity or a licensed 
appraiser; or 

3) Making an in-lieu payment to a qualifying entity which 
has been approved by the County, such as the San Benito 
County Agricultural Trust, to be applied toward a future 
perpetual conservation easement, deed restriction, or other 
farmland conservation mechanism to preserve a minimum 
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of 13.3 acres of Prime Farmland in San Benito County. The 
amount of the payment shall be equal to 110% of the 
amount determined by the qualifying entity or a licensed 
appraiser; or 

4) Any combination of the above. 
 

Prior to issuance of any grading permits for the project, the 
applicant shall provide evidence of the recorded easement(s), 
deed restriction(s), or evidence of payment to the County 
Planning Department or qualifying entity, such as the San Benito 
County Agricultural Trust, for approval to demonstrate 
compliance with this Mitigation Measure AG-1. 

  
Significance After Mitigation. While implementation of Mitigation Measure AG-1 would 

mitigate the impacts to the extent feasible, because the land to be conserved has not yet been 
identified; preserving other land off-site does not fully mitigate the permanent loss of on-site 
agricultural land; and because the County Board of Supervisors have not yet approved a formal, 
County-wide agricultural mitigation program, impacts would remain significant and 
unavoidable. 
 

Impact AG-2 Neither the project site nor surrounding properties is under a 
Williamson Act contract. Therefore, no impact from conflicts 
with Williamson Act contracts would occur. [Threshold number 
2] 

 
If the proposed project would involve urban development near any property under a 
Williamson Act contract, then it could conflict with the long-term agricultural use of such 
properties by exerting development pressure that triggers their conversion to urban uses. As 
shown in Figure 4.2-2, neither the project site nor surrounding properties is under a Williamson 
Act contract. Therefore, the project would not result in conflicts related to Williamson Act 
contracts for the preservation of agricultural uses, and no impact would occur. 
 

Mitigation Measures. No mitigation is required. 
 
Impact AG-3 Implementation of the proposed project may result in the 

conversion of off-site Important Farmland due to land use 
conflicts between existing surrounding agricultural land uses 
and the proposed residential uses. Adherence to the County 
Right-to-Farm Ordinance would help to minimize conflicts, but 
trespassing on adjacent farmland and the exposure of residents 
to agricultural chemicals would remain concerns, as well as 
general development pressure to convert agricultural uses to 
urban uses. Impacts would be significant but mitigable. 
[Threshold number 5]   

 
The proposed project would facilitate residential development adjacent to agricultural 
operations planted with remnant walnut orchards to the north and across Southside Road to the 
east, which could result in land use conflicts for both residential and agricultural interests. 
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Conflicts between urban and agricultural uses can potentially result in the loss of Important 
Farmland without buffers between uses or other appropriate measures are implemented. 
Potential land use conflicts are described below.  
 

Impacts to Agricultural Uses. Urban development adjacent to farmland can have several 
negative impacts on agricultural activities. The construction of single-family residences over the 
course of two to five years on the project site could create excessive dust that could drift to adjacent 
farmland. Excessive dust generation could impact lands in agricultural production by causing 
reduced growth or premature death of crops (Ontario Ministry of Agriculture, June 2003). 
However, as discussed under Impact AQ-2 in Section 4.2, Air Quality, construction of the 
proposed project would not generate airborne particulates in excess of applicable Monterey Bay 
Unified Air Pollution Control District (MBUAPCD) thresholds. Compliance with MBUAPCD 
Rule 400 (Visible Emissions), which is required for all sources of air pollutant emissions in 
MBUAPCD’s jurisdiction, also would minimize the emission of visible particulates during 
construction. Therefore, the generation of dust during construction would not substantially 
affect air quality at agricultural operations in the area.   

 
After the construction phase, the project also would generate traffic associated with residential 
uses, although this traffic would occur only on paved roads, rather than unpaved farm roads on 
adjacent private properties. Moreover, construction would not involve closure or obstruction of 
any unpaved farm roads outside the project site. Therefore, construction would not interfere with 
the circulation of agricultural vehicles and equipment on unpaved farm roads on adjacent private 
properties. During operation of the project, the proposed access points to the project site would 
direct project-generated traffic to Southside Road and Hospital Road.  
 
The proposed project also would not result in conflicts with agricultural operations related to 
water use or wastewater generation. The project would not draw water from nearby wells that 
serve surrounding agricultural operations. Because residences on the project site would be 
connected through a water main to the Sunnyslope County Water District’s municipal water 
supply, the project would not substantially affect the water supply for agricultural operations in 
the area (refer to Section 4.14, Utilities and Service Systems, for a more detailed analysis of water 
supply impacts). Wastewater generated by residences on the project site also would be conveyed 
to the City of Hollister’s Water Reclamation Facility in accordance with applicable laws and 
regulations and which has the capacity to adequately serve the project site (as discussed more 
fully in Section 4.14, Utilities and Service Systems), such that wastewater discharge would not 
affect adjacent agricultural uses. 
 
It should also be noted that the recently adopted 2035 General Plan (July 21, 2015) redesignated the 
site and surrounding properties to the north and east as Residential Mixed (RM), indicating a shift 
from agriculture to urban uses in the project area. In addition, as described in Section 5.0, Other 
CEQA Required Sections, several adjacent properties are planned for future residential 
development. Nevertheless, the introduction of residents on the project site could increase the risk 
of trespassing on adjacent land that is currently in agricultural use. While Southside Road 
separates the project site from farmland located to the east, reducing the likelihood of trespassing 
on that property, proposed residences would be constructed adjacent to an orchard to the north. 
Pursuant to Policy LU-3.8 of the County’s 2035 General Plan Land Use Element, the County would 
encourage “the establishment of a buffer, by the residential developer, between new urban 
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density residential development (i.e., greater than two dwelling units per acre) and existing 
conventional agricultural operations.” Without the installation of a buffer to separate proposed 
residential uses from this orchard, impacts related to trespassing would be potentially significant.   
 

Impacts to Residential Uses. Those residing adjacent to farmland commonly cite odor 
nuisance impacts, noise from farm equipment, dust, and pesticide spraying as land use 
conflicts. With respect to the project site, potential conflict areas include residences along the 
northern and eastern property boundaries, nearest to existing orchards. Farm equipment 
associated with agricultural land uses can generate substantial noise levels. As discussed in 
Impact N-4 in Section 4.11, Noise, noise generated from agricultural equipment on adjacent 
orchards would be infrequent and distributed across large areas of agricultural land, much of 
which is at least 500 feet from the proposed residences, and would therefore not be expected to 
significantly affect the proposed land uses.  
 
Complaints by neighbors about agricultural operations are uncommon in San Benito County 
(San Benito County, General Plan Background Report, 2010). The County’s Right-to-Farm 
Ordinance would help to protect on-going commercial agricultural operations from nuisance 
lawsuits and provide for advanced disclosure to new residents of agricultural activities on 
adjacent properties. The Agricultural Commissioner’s Office has Agricultural Community 
Disclosure requirements (described below) that are designed to inform the community about 
agricultural operations. These requirements would be adhered to in order to reduce conflicts 
between agricultural operations and adjacent uses. 
 

Disclosure of Potential Nuisance. In accordance with the County Right-to-Farm 
Ordinance (No. 577), upon the transfer of real property on the project site within 500 feet 
of an existing agricultural use or land zoned for agricultural use, the transferor shall 
deliver to the prospective transferee a written disclosure statement that shall make all 
prospective residents in the proposed project aware that although potential impacts or 
discomforts between agricultural and non-agricultural uses may be lessened by proper 
maintenance, some level of incompatibility between the two uses would remain. This 
notification shall include disclosure of potential nuisances associated with on-site 
agricultural uses, including the types of land uses allowed in agricultural zones, the 
frequency, type, and technique for pesticide spraying, frequency of noise-making bird 
control devices, dust, and any other agricultural practices that may present potential 
health and safety effects. Should crop maintenance practices change substantially (e.g., 
through the use of new agricultural chemicals or application techniques), notification 
shall be provided to existing and prospective project residents. 
 
The disclosure shall be provided by the property transferor to prospective residents upon 
the transfer of real property on the project site. Updated disclosure notifications shall be 
provided to existing and prospective residents on the project site as necessary if 
agricultural maintenance practices change. Planning and Building staff shall review the 
disclosure statement prior to project occupancy.  

 
However, pesticide use on nearby crops and the suspension of dust from operation of farm 
equipment and earth-moving activities could create health concerns for residents on the project 
site. Odors from fertilizers, herbicides, pesticides, and farm equipment exhaust can be 
incompatible with the proposed residential uses. Impacts from exposure to agricultural 
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chemicals and odors could indirectly result in the removal of agricultural land at the interface 
with urban land uses, and would be potentially significant without installation of a barrier.   
 

Mitigation Measures. Mitigation would be required to address potential land use 
compatibility conflicts from trespassing on adjacent farmland and the exposure of residents to 
agricultural chemicals and odors.  
 

AG-3 Barrier to Protect Agricultural Operations. Prior to issuance of a 
building permit for the proposed project, the project proponent 
shall submit a site plan to San Benito County for review and 
approval, showing a fence along the northern property line, 
adjacent to agricultural land to the north. The fence shall be at 
least six feet in height.  

 
 Significance After Mitigation. With implementation of Mitigation Measure AG-3 to 
install a protective barrier between proposed residential uses and adjacent agricultural 
operations, and adherence to the County’s Agricultural Community Disclosure requirements, 
potential conflicts between agricultural and urban uses would be reduced to a less than 
significant level.   
 

4.2.3 Cumulative Impacts 
 
The geographic extent for the analysis of cumulative impacts associated with agricultural 
resources is the entire County of San Benito. This extent is appropriate for cumulative impacts 
because the FMMP assesses the acreage of farmland converted to urban uses on a countywide 
basis  
 
Cumulative development associated with General Plan buildout through the year 2035 in 
unincorporated San Benito County and the City of Hollister includes approximately 25,833 new 
residents, 7,071 new housing units, and 3,241 new employees. This growth would gradually 
transform the region’s agricultural land uses to a certain extent. In the vicinity of the project site, 
cumulative development along the southern city limits of Hollister and in unincorporated 
County lands at the fringe of the Hollister urban area would involve conversion of productive 
farmland. As discussed in Impact AG-1, the proposed project would involve the loss of 
approximately 13.3 acres of Important Farmland (under the FMMP designation). Mitigation in 
the form of off-site preservation of farmland is not feasible for the reasons specified above. 
Therefore, the project’s individual impacts would be significant and unavoidable.  Given the 
complexities of securing appropriate off-site land for mitigation purposes, plus the lack of a 
current agricultural fee structure within the County to provide for agricultural mitigation, it is 
assured that obtaining off-site mitigation lands may not be feasible for other cumulative 
developments either.  For these reasons,  the project would result in a considerable contribution 
to a cumulative impact related to the countywide conversion of agricultural land.  
 
Individual development projects in the region also would have the potential to create 
compatibility conflicts relating to the interface of agricultural uses and new urban development. 
However, potential compatibility conflicts would be mitigated on a project-by-project basis by 
buffers between agricultural uses and new urban development, consistent with Policy LU-3.8 in 
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the 2035 General Plan Land Use Element. Therefore, cumulative impacts in terms of potential 
compatibility conflicts would be less than significant, and the project’s contribution would not 
be cumulatively considerable.   
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4.3 AIR QUALITY 
 

4.3.1 Setting 
 

a. Climate and Topography. The project site is located within the North Central Coast 
Air Basin (NCCAB), which includes Monterey County, San Benito County, and Santa Cruz 
County. The project site is located in the northeastern corner of the NCCAB, which covers an 
area of approximately 5,159 square miles along the central California coast. The Monterey Bay 
Unified Air Pollution Control District (MBUAPCD) is responsible for local control and 
monitoring of criteria air pollutants throughout the NCCAB. 
 
Climate, or the average weather condition, affects air quality in several ways. Wind patterns can 
remove or add air pollutants emitted by stationary or mobile sources. Inversion, a condition 
where warm air traps cooler air underneath it, can hold pollutants near the ground by limiting 
upward mixing (dilution). Topography also affects the local climate, as valleys often trap 
emissions by limiting lateral dispersal.  
 
Winds originating in the San Francisco Bay Area Air Basin often transport pollutants into the 
NCCAB, where surface winds move the pollutants to the eastern part of the NCCAB. For 
instance, the transport of ozone precursor emissions from San Francisco Bay Area Air Basin 
through the Santa Clara Valley/San Benito River Valley plays a dominant role in ozone 
concentrations measured in San Benito County (MBUAPCD, 2013). The transport of pollutants 
can often cause exceedances of air quality standards in the NCCAB. The regional temperature 
averages in the low 70s (Fahrenheit) for highs and the middle 40s for lows. Precipitation 
averages approximately 14.2 inches per year (1981 to 2010) (Western Regional Climate Center, 
2013).  
 

b. Air Pollutants of Primary Concern. The State and federal Clean Air Acts mandate the 
control and reduction of certain air pollutants. Under these Acts, the U.S. Environmental 
Protection Agency (U.S. EPA) and the California Air Resources Board (CARB) have established 
ambient air quality standards for certain “criteria” pollutants. Ambient air pollutant 
concentrations are affected by the rates and distributions of corresponding air pollutant 
emissions, as well as by the climactic and topographic influences discussed above. The primary 
determinant of concentrations of non-reactive pollutants (such as CO and PM10) is proximity to 
major sources. Ambient CO levels in particular usually closely follow the spatial and temporal 
distributions of vehicular traffic. A discussion of primary criteria pollutants is provided below. 
 

Ozone. Ozone is a colorless gas with a pungent odor. Most ozone in the atmosphere is 
formed as a result of the interaction of ultraviolet light, reactive organic gases (ROG), and 
oxides of nitrogen (NOX). ROG (the organic compound fraction relevant to ozone formation, 
and sufficiently equivalent for the purposes of this analysis to volatile organic compounds, or 
VOC1) is composed of non-methane hydrocarbons (with some specific exclusions), and NOX is 
made of different chemical combinations of nitrogen and oxygen, mainly NO and NO2. A 
highly reactive molecule, ozone readily combines with many different components of the 
atmosphere. Consequently, high levels of ozone tend to exist only while high ROG and NOX 

                                                 
1
 ROG is equivalent to volatile organic compounds (VOC) per MBUAPCD Rule 101, 2.32 
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levels are present to sustain the ozone formation process. Once the precursors have been 
depleted, ozone levels rapidly decline. Because these reactions occur on a regional rather than 
local scale, ozone is considered a regional pollutant. 

 
Carbon Monoxide. Carbon monoxide (CO) is an odorless, colorless, gas. CO causes a 

number of health problems including fatigue, headache, confusion, and dizziness. The 
incomplete combustion of petroleum fuels in on-road vehicles and at power plants is a major 
cause of CO. CO is also produced during the winter from wood stoves and fireplaces. CO tends 
to dissipate rapidly into the atmosphere; consequently, violations of the State CO standard are 
generally associated with major roadway intersections during peak hour traffic conditions. 
 
Localized carbon monoxide “hotspots” can occur at intersections with heavy peak hour traffic. 
Specifically, hotspots can be created at intersections where traffic levels are sufficiently high 
such that the local CO concentration exceeds the federal Ambient Air Quality Standards 
(AAQS) of 35.0 parts per million (ppm) or the State AAQS of 20.0 ppm. 
 

Nitrogen Dioxide. Nitrogen dioxide (NO2) is a by-product of fuel combustion, with the 
primary source being motor vehicles and industrial boilers and furnaces. The principal form of 
nitrogen oxide produced by combustion is nitric oxide (NO), but NO reacts rapidly to form 
NO2, creating the mixture of NO and NO2 commonly called NOX. Nitrogen dioxide is an acute 
irritant. A relationship between NO2 and chronic pulmonary fibrosis may exist, and an increase 
in bronchitis in young children at concentrations below 0.3 parts per million (ppm) may occur. 
Nitrogen dioxide absorbs blue light and causes a reddish brown cast to the atmosphere and 
reduced visibility. It can also contribute to the formation of PM10 and acid rain. 
 

Particulate Matter. Suspended particulate matter (airborne dust) consists of particles 
small enough to remain suspended in the air for long periods. Fine particulate matter includes 
particles small enough to be inhaled, pass through the respiratory system, and lodge in the 
lungs, with resultant health effects. Particulate matter can include materials such as sulfates and 
nitrates, which are particularly damaging to the lungs. Health effects studies resulted in 
revision of the Total Suspended Particulate (TSP) standard in 1987 to focus on particulates that 
are small enough to be considered “inhalable,” i.e. 10 microns or less in size (PM10). In July of 
1997, a further revision of the federal standard added criteria for PM2.5, reflecting recent studies 
that suggested that particulates less than 2.5 microns in diameter are of particular concern. 
 
CARB and U.S. EPA establish ambient air quality standards for major pollutants at thresholds 
intended to protect public health. Federal and State standards have been established for ozone, 
carbon monoxide (CO), nitrogen dioxide (NO2), sulfur dioxide (SO2), lead, and fine particulates 
(PM10 and PM2.5). Table 4.3-1 summarizes the California Ambient Air Quality Standards 
(CAAQS) and the National Ambient Air Quality Standards (NAAQS) for each of these 
pollutants. Standards have been set at levels intended to be protective of public health. 
California standards are more restrictive than federal standards for each of these pollutants 
except for lead and the eight-hour average for CO.  
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Asbestos. Asbestos is a highly crumbly material often found in older buildings (pre-1979), 
typically used as insulation in walls or ceilings. It was formerly popular as an insulating material; 
however, it can pose a health risk when very small particles become airborne. In conformance with 
the Clean Air Act, U.S. EPA established the National Emissions Standards for Hazardous Air 
Pollutants (NESHAP) to protect the public. The asbestos regulations under NESHAP control work 
practices during the demolition and renovation of institutional, commercial or industrial 
structures. Following identification of friable asbestos the federal OSHA require that asbestos 
trained and certified abatement personnel perform asbestos abatement and all asbestos containing 
material (ACM) removed from on-site structures shall be hauled to a licensed receiving facility and 
disposed of under proper manifest by a transportation company certified to handle asbestos. 
Disposal of any ACM is also regulated by the County Fire Department and specific requirements 
are determined during the permitting process. 

 
Lead. Lead is a metal found naturally in the environment, as well as in manufacturing 

products. The major sources of lead emissions historically have been mobile and industrial 
sources. As a result of the phase-out of leaded gasoline, as discussed below, metal processing 
currently is the primary source of lead emissions. The highest level of lead in the air is generally 
found near lead smelters. Other stationary sources are waste incinerators, utilities, and lead-
acid battery manufacturers. 

 
In the past, mobile sources were the main contributor to ambient lead concentrations in the air. 
In the early 1970s, U.S. EPA set national regulations to gradually reduce the lead content in 
gasoline. In 1975, unleaded gasoline was introduced for motor vehicles equipped with catalytic 
converters. U.S. EPA completed the ban prohibiting the use of leaded gasoline in highway 
vehicles in December 1995.2 As a result of U.S. EPA’s regulatory efforts to remove lead from 
gasoline, lead concentrations have declined substantially over the past several decades. The 
most dramatic reductions in lead emissions occurred prior to 1990 in the transportation sector 
due to the removal of lead from gasoline sold for most highway vehicles. Lead emissions were 
further reduced substantially between 1990 and 2008, with substantial reductions occurring in 
the metals industries at least in part as a result of national emissions standards for hazardous air 
pollutants.3 
 
  

                                                 
2
 40 CRF Part 80, http://www.epa.gov/otaq/regs/fuels/additive/lead/pbbandfr.text, assessed 2/272013. 

3
 U.S. EPA 2013. Policy Assessment for the Review of the Lead National Ambient Air Quality Standards – External Review Draft. 

EPA – 452/P-13-001. 
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Table 4.3-1 
Current Federal and State Ambient Air Quality Standards 

Pollutant Averaging Time Federal Primary Standards California Standard 

Ozone 
1-Hour --- 0.09 ppm 

8-Hour 0.070 ppm  0.070 ppm  

Carbon Monoxide 
8-Hour 9.0 ppm 9.0 ppm 

1-Hour 35.0 ppm 20.0 ppm 

Nitrogen Dioxide 
Annual 0.053 ppm 0.030 ppm 

1-Hour 0.100 ppm 0.18 ppm 

Sulfur Dioxide 

Annual --- --- 

24-Hour --- 0.04 ppm 

1-Hour 0.075 ppm 0.25 ppm 

PM10 
Annual --- 20 µg/m

3
 

24-Hour 150 µg/m
3
 50 µg/m

3
 

PM2.5 
Annual 12 µg/m

3
 12 µg/m

3
 

24-Hour 35 µg/m
3
 --- 

Lead 

30-Day Average --- 1.5 µg/m
3
 

Rolling 3-Month 
Average 

0.15 µg/m
3
 --- 

ppm = parts per million;  
µg/m

3
 = micrograms per cubic meter 

Source: California Air Resources Board, October 1, 2015. http://www.arb.ca.gov/research/aaqs/aaqs2.pdf 

 

c. Current Ambient Air Quality. Local air districts and CARB monitor ambient air 
quality to assure that air quality standards are met, and if they are not met, to also develop 
strategies to meet the standards. Air quality monitoring stations measure pollutant ground-
level concentrations (typically, ten feet aboveground level). Depending on whether the 
standards are met or exceeded, the local air basin is classified as in “attainment” or “non-
attainment.” Some areas are unclassified, which means no monitoring data are available. 
Unclassified areas are considered to be in attainment. Table 4.3-2 summarizes the State and 
federal attainment status for criteria pollutants in the NCCAB. 
 

Table 4.3-2  
Attainment Status of the North Central Coast Air Basin 

Pollutant State Standard Federal Standard 

Ozone (O3) Non-attainment Attainment 

Inhalable Particulates (PM10) Non-attainment Attainment 

Fine Particulates (PM2.5) Attainment Attainment 

Carbon Monoxide (CO) Unclassified (San Benito County) Attainment 

Nitrogen Dioxide (NOX) Attainment Attainment 

Sulfur Dioxide (SOX) Attainment Attainment 

Lead Attainment Attainment 

Source: MBUAPCD, Final Triennial Plan Revision, 2009-2011. 
http://mbuapcd.org/pdf/Final_Triennial_Plan_Revision_041913.pdf 

Note: Non-attainment pollutants are highlighted in Bold. 

http://www.arb.ca.gov/research/aaqs/aaqs2.pdf
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As shown in Table 4.3-2, although the NCCAB is in attainment or unclassifiable of all federal 
ambient air quality standards (AAQS), it is designated as non-attainment with respect to the 
more stringent State PM10 standard and the State’s eight-hour ozone standard. 

 
Ambient air quality is monitored at seven MBUAPCD-operated monitoring stations located in 
Salinas, Hollister, Carmel Valley, Santa Cruz, Scotts Valley, Watsonville, and Davenport. In 
addition, the National Park Service operates a station at the Pinnacles National Monument and 
an industry consortium operates a station in King City. Table 4.3-3 summarizes the 
representative annual air quality data for the project vicinity over the years 2011-2013, which is 
the most recent available data. The nearest monitoring stations to the project site are the 
Hollister – Fairview Road monitoring station (approximately two miles northeast of the site), 
and the Salinas monitoring station (approximately 17 miles southwest of the site). 
 
Given that the NCCAB is designated as non-attainment for State standards for ozone and PM10, 
these are the primary pollutants of concern for the NCCAB. As indicated in Table 4.3-3, there 
were no federal or State ozone exceedances at the nearest NCCAB monitoring station in 2011, 
2012, or 2013. The State and federal standards for PM10 and PM2.5 were also not exceeded in 
2011, 2012, or 2013. 
 

Table 4.3-3  
Ambient Air Quality Data 

Pollutant 2011 2012 2013 

Ozone (ppm), Worst 1-Hour 
1, 2

 0.078 0.074 0.076 

Number of days of State exceedances (>0.09 ppm) 0 0 0 

Ozone (ppm), 8-Hour Average 
1, 2 

0.066 0.063 0.070 

Number of days of State exceedances (>0.07 ppm) 0 0 0 

Number of days of Federal exceedances (>0.08 ppm) 0 0 0 

Carbon Monoxide (ppm), Highest 8-Hour Average 
3 

0.99 1.39 * 

Number of days of above State or Federal standard (>9.0 ppm) 0 0 * 

Particulate Matter <10 microns, g/m
3
, Worst 24 Hours 

2, 4, 5 23.0 105.0 98.4 

Number of days above State standard (>50 g/m
3
) 0 * * 

Number of days above Federal standard (>150 g/m
3
) 0 0 0 

Particulate Matter <2.5 microns, g/m
3
, Worst 24 Hours 

2, 5 
30.4 28.6 21.2 

Number of days above Federal standard (>65 g/m
3
) 0 0 0 

Source: CARB Aerometric Data Analysis and Measurement System (ADAM) Top Four Summaries from 2011 to 
2013, available at: http://www.arb.ca.gov/adam/topfour/topfour1.php 
ppm = parts per million; PM10 – particulate matter 10 microns in diameter or less; NM = not measured; µg/m

3
 = 

micrograms per cubic meter; PM2.5 = particulate matter 2.5 microns in diameter or less; * There was insufficient (or 
no) data available to determine the value. 
Notes: 
1. Maximum concentration is measured over the same period as the California Standards. 
2. O3, PM10 and PM2.5 data from the Hollister – Fairview Road Monitoring Station. 
3. CO, data from the Salinas Monitoring Station. 
4. PM10 exceedances are based on State thresholds established prior to amendments adopted on June 20, 2002. 
5. PM10 and PM2.5 exceedances are derived from the number of samples exceeded, not days. 

 
d. Hazardous Air Pollutants/Toxic Air Contaminants. Both U.S. EPA and CARB 

regulate hazardous air pollutants (HAPs)/toxic air contaminants (TACs). According to Section 
39655 of the California Health and Safety Code, a toxic air contaminant is “an air pollutant 
which may cause or contribute to an increase in mortality or an increase in serious illness, or 
which may pose a present or potential hazard to human health.” In addition, 189 substances 

http://www.arb.ca.gov/adam/topfour/topfour1.php
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that have been listed as federal hazardous air pollutants (HAPs) pursuant to Section 7412 of 
Title 42 of the United States Code are TACs under the State’s air toxics program pursuant to 
Section 39657(b) of the California Health and Safety Code. 
 
TACs can cause various cancers, depending on the particular chemicals, their type and duration 
of exposure. Additionally, some of the TACs may cause other health effects with short or long 
term exposure. The ten TACs posing the greatest health risk in California are acetaldehyde, 
benzene, 1-3 butadiene, carbon tetrachloride, hexavalent chromium, para-dichlorobenzene, 
formaldehyde, methylene chloride, perchlorethylene, and diesel particulate matter. Mobile 
sources of TACs include freeways and other roads with high traffic volumes (urban roads with 
traffic volumes exceeding 100,000 vehicles per day, or rural roads with volumes greater than 
50,000 vehicles per day), while stationary sources include distribution centers, rail yards, ports, 
refineries, dry cleaners, and large gas dispensing facilities. Roadways near the project site 
(Southside Road and Hospital Road) have traffic volumes of approximately 3,730 vehicles per 
day and approximately 810 vehicles per day, respectively, and there are none of the above-
referenced stationary sources in the vicinity.4 Therefore, the project site is not located near any 
major sources of TACs.  

 
e. Regulatory Setting. This analysis has been prepared pursuant to California 

Environmental Quality Act of 1970 and associated Guidelines (Public Resources Code 21000 et 
seq. and California Code of Regulations, Title 14, Chapter 3 section s 15000 – 15387) and in 
accordance with local, State and federal laws, including those administered by MBUAPCD, 
CARB, and U.S. EPA. The principal air quality regulatory mechanisms include the following: 

 

 Federal Clean Air Act (FCAA), in particular, the 1990 amendments; 

 California Clean Air Act (CCAA); 

 California Health and Safety Code (H&SC), in particular, Chapter 3.5 (Toxic Air Contaminants) 
(H&SC Section 39650 et. seq.) and Part 6 (Air Toxics “Hot Spots” Information and Assessment) 
(H&SC Section 44300 et. seq.); 

 MBUAPCD’s Rules and Regulations and air quality planning documents: 
o MBUAPCD Rule 400 (Visible Emissions), Rule 402 (Nuisance), Rule 425 (Use of 

Cutback Asphalt) 
o 2012 Triennial Plan Revision - Adopted April 2013 to update the 2008 Air Quality 

Management Plan 
o 2008 Air Quality Management Plan - Adopted August 2008 for achieving the 2006 

California ozone standard 
o 2007 Federal Maintenance Plan - Adopted May 2007 for maintaining the 1997 federal 

ozone standard 
o 2005 Particulate Matter Plan - Adopted December 2005 for particulate matter made in 

response to Senate Bill 656. 
o 2008 MBUAPCD California Environmental Quality Act Air Quality Guidelines most 

recently revised February 2008. 
 

                                                 
4
 These figures are based on the peak hour traffic volumes reported in the Sunnyside Estates Residential Subdivision Draft 

Transportation Impact Study (December 2014) prepared by Wood Rodgers (refer to Appendix K). Based on the assumption that the 
peak hour traffic volumes are approximately 10 percent of average daily traffic, the peak hour volumes in Appendix K were 
multiplied by 10 to obtain daily vehicle trips. 
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Federal and State. As discussed more fully below, the federal and State governments 
have been empowered by the federal and State Clean Air Acts to regulate the emission of 
airborne pollutants and have established ambient air quality standards for the protection of 
public health. U.S. EPA is the federal agency designated to administer air quality regulation, 
while CARB is the State equivalent in California. Local control in air quality management is 
provided by CARB through county-level or regional (multi-county) air pollution control 
districts (APCDs). CARB establishes air quality standards and is responsible for control of 
mobile emission sources, while the local APCDs are responsible for enforcing standards and 
regulating stationary sources. CARB has established 14 air basins statewide. 

 
Federal Clean Air Act. U.S. EPA is charged with implementing national air quality 

programs. U.S. EPA’s air quality mandates are drawn primarily from the federal Clean Air Act 
(CAA). The CAA was passed in 1963 by the U.S. Congress and has been amended several times. 
The 1970 CAA amendments strengthened previous legislation and laid the foundation for the 
regulatory scheme of the 1970s and 1980s. In 1977, Congress again added several provisions, 
including non-attainment requirements for areas not meeting NAAQS and the Prevention of 
Significant Deterioration program. The 1990 CAA amendments represent the latest in a series of 
federal efforts to regulate the protection of air quality in the US. The CAA allows states to adopt 
more stringent standards or to include other pollution species. 

 
NAAQS. As discussed above, the federal CAA requires U.S. EPA to establish primary 

and secondary NAAQS for a number of criteria air pollutants. The air pollutants for which 
standards have been established are considered the most prevalent air pollutants that are 
known to be hazardous to human health. NAAQS have been established for the following 
pollutants: O3, CO, SO2, PM10, PM2.5, and lead (Pb). 

 
Title III of the Federal CAA. As discussed above, hazardous air pollutants (HAPs) are the 

air contaminants identified by U.S. EPA as known or suspected to cause cancer, other serious 
illnesses, birth defects, or death. The federal CAA requires U.S. EPA to set standards for these 
pollutants and reduce emissions of controlled chemicals. Specifically, Title III of the CAA 
requires U.S. EPA to promulgate National Emissions Standards for Hazardous Air Pollutants 
(NESHAP) for certain categories of sources that emit one or more pollutants that are identified 
as HAPs. The federal CAA also requires U.S. EPA to set standards to control emissions of HAPs 
through mobile source control programs. These include programs that reformulated gasoline, 
national low emissions vehicle standards, Tier 2 motor vehicle emission standards, gasoline 
sulfur control requirements, and heavy-duty engine standards. 

 
HAPs tend to be localized and are found in relatively low concentrations in ambient air. 
However, they can result in adverse chronic health effects if exposure to low concentrations 
occurs for long periods. Many HAPs originate from human activities, such as fuel combustion 
and solvent use. Emission standards may differ between “major sources” and “area sources” of 
the HAPs/TACs. Under the federal CAA, major sources are defined as stationary sources with 
the potential to emit more than 10 tons per year (tpy) of any one HAP or more than 25 tpy of 
any combination of HAPs; all other sources are considered area sources. Mobile source air 
toxics (MSATs) are a subset of the 188 HAPs. Of the 21 HAPs identified by U.S. EPA as MSATs, 
a priority list of six priority HAPs were identified that include: diesel exhaust, benezene, 
formaldehyde, acetaldehyde, acrolein, and 1,3-butadiene. While vehicle miles traveled in the 
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United States is expected to increase by 64 percent over the period 2000 to 2020, emissions of 
MSATs are anticipated to decrease substantially as a result of efforts to control mobile source 
emissions (by 57 percent to 67 percent depending on the contaminant).5 

 
California Clean Air Act. The California Clean Air Act (CCAA), signed into law in 1988, 

requires all areas of the State to achieve and maintain the CAAQS by the earliest practical date. 
The California Air Resources Board (CARB) is the State air pollution control agency and is a 
part of the California Environmental Protection Agency (Cal EPA). CARB is the agency 
responsible for coordination and oversight of State and local air pollution control programs in 
California, and for implementing the requirements of the CCAA. CARB overseas local district 
compliance with California and federal laws, approves local air quality plans, submits the SIPs 
to the U.S. EPA, monitors air quality, determines and updates area designations and maps, and 
sets emissions standards for new mobile sources, consumer products, small utility engines, off-
road vehicles, and fuels. 

 
CAAQS. The CCAA requires CARB to establish CCAQS. Similar to the NAAQS, CAAQS 

have been established for the following pollutants: O3, CO, NO2, SO2, PM10, PM2.5, Pb, vinyl 
chloride, hydrogen sulfide, sulfates, and visibility-reducing particulates. In most cases, the 
CAAQS are more stringent than the NAAQS pollutants. The CCAA requires that all local air 
districts in the State endeavor to achieve and maintain the CAAQS by the earliest practical date. 
The CCAA specifies that local air districts should focus particular attention on reducing the 
emissions from transportation and area-wide emission sources, and provides districts with the 
authority to regulate indirect sources. 

 
Tanner Air Toxics Act and Air Toxics Hot Spots Information and Assessment Act. Toxic air 

contaminants (TACs)6 in California primarily are regulated through the Tanner Air Toxics Act 
(AB 1807) and the Air Toxics Hot Spots Information and Assessment Act of 1987 (AB 2588) (Hot 
Spots Act). As discussed above, HAPs/TACs are a broad class of compounds known to cause 
morbidity or mortality (cancer risk). HAPs/TACs are found in ambient air, especially in urban 
areas, and are caused by industry, agriculture, fuel combustion, and commercial operations 
(e.g., dry cleaners). Because chronic exposure can result in adverse health effects, TACs are 
regulated at the regional, State and federal level. 

 
AB 1807 sets forth a formal procedure for CARB to designate substances as TACs. Research, 
public participation, and scientific peer review are necessary before CARB can designate a 
substance as a TAC. To date, CARB has identified more than 21 TACs and adopted U.S. EPA’s 
list of HAPs as TACs. In 1998, diesel particulate matter (DPM) was added to CARB’s list of 
TACs. Once a TAC is identified, CARB adopts an Airborne Toxic Control Measure for sources 
that emit that particular TAC. If a safe threshold exists at which no toxic effect occurs from a 
substance, the control measure must reduce exposure below that threshold. If no safe threshold 
exists, the measure must incorporate Best Available Control Technology (BACT) to minimize 
emissions. 

 
The Hot Spots Act requires for existing facilities that emit toxic substances above a specified 
level to prepare a toxic emissions inventory and a risk assessment if the emissions are 

                                                 
5
 Federal Highway Administration, 2006. Interim Guidance on Air Toxic Analysis in NEPA Documents. 

6
 TACs are referred to as HAPs under the federal CAA. 
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significant, notify the public of significant risk levels, and prepare and implement risk reduction 
measures. 

Diesel Exhaust and Diesel Particulate Matter. Diesel exhaust is the predominant TAC in 
urban air and is estimated to represent about two-thirds of the cancer risk from TACs (based on 
the statewide average). According to CARB, diesel exhaust is a complex mixture of gases, 
vapors, and fine particles. This complexity makes the evaluation of health effects of diesel 
exhaust a complex scientific issue. Some chemicals in diesel exhaust, such as benzene and 
formaldehyde, have been previously identified as TACs by CARB, and are listed as carcinogens 
either under State Proposition 65 or under the Federal Hazardous Air Pollutants programs. 

 
CARB reports that recent air pollution studies have shown an association that diesel exhaust 
and other cancer-causing toxic air contaminants emitted from vehicles are responsible for much 
of the overall cancer risk from TACs in California. Particulate matter emitted from diesel-fueled 
engines (DPM) was found to comprise much of that risk. CARB has adopted and implemented 
a number of regulations for stationary and mobile sources to reduce emissions of DPM. Several 
of these regulatory programs affect medium and heavy duty diesel trucks that represent the 
bulk of DPM emissions from California highways. These regulations include the solid waste 
collection vehicle (SWCV) rule, in-use public and utility fleets, and the heavy-duty diesel truck 
and bus regulations. In 2011, CARB approved the latest regulation to reduce emissions of DPM 
and nitrogen oxides from existing on-road heavy-duty diesel fueled vehicles.7 The regulation 
requires affected vehicles to meet specific performance requirements between 2012 and 2023, 
with all affected diesel vehicles required to have 2010 model-year engines or the equivalent by 
2023. These requirements are phased in over the compliance period and depend on the model 
year of the vehicle. With implementation of CARB’s Risk Reduction Plan, DPM concentrations 
are expected to be reduced by 85 percent in 2020 from the estimated year-2000 level.8 As 
emissions are reduced, risks associated with exposure to emissions also are expected to be 
reduced. 

 
CARB Air Quality and Land Use Handbook. In April 2005, CARB released the final version 

of its Air Quality and Land Use Handbook: A Community Health Perspective. This guidance 
document is intended to encourage local land use agencies to consider the risks from air 
pollution before they approve the siting of sensitive land uses (e.g., residences) near sources of 
air pollution, particularly TACs (e.g., freeway and high traffic roads, commercial distribution 
centers, rail yards, ports, refineries, dry cleaners, gasoline stations and industrial facilities). 
These advisory recommendations include general setbacks or buffers from air pollution sources. 
However, unlike industrial or stationary sources of air pollution, the siting of new sensitive 
land uses does not require air quality permits or approval by air districts, and as noted above, 
the CARB handbook provides guidance only rather than binding regulations. 
 
 CAPCOA Health Risk Assessments for Proposed Land Use Projects. The California Air 
Pollution Control Officer’s Association (CAPCOA) is a consortium of air district managers 
throughout California, which provide guidance material to addressing air quality issues in the 
State. As a follow up to CARB’s 2005 Air Quality and Land Use Handbook, CAPCOA prepared the 

                                                 
7
 Title 13, Section 2205. http://www.arb.ca.gov/msprog/onrdiesel/onrdiesel. Website accessed in July 2014. 

8
 CARB. 2000. Risk Reduction Plan to Reduce Particulate Matter Emissions from Diesel-Fueled Engines and Vehicles. 
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Health Risk Assessments for Proposed Land Use Projects.9 This guidance document was released to 
ensure that the health risk of projects be identified, assessed, and avoided or mitigated, if 
feasible, through the CEQA process. The CAPCOA guidance document provides recommended 
methodologies for evaluating health risk impacts for development projects. 
 

Regional. The MBUAPCD regulates air quality in the NCCAB, and is responsible for 
attainment planning related to criteria air pollutants, and for district rule development and 
enforcement. It also reviews air quality analyses prepared for CEQA assessments, and has 
published the CEQA Air Quality Guidelines document (last revised February 2008) for use in 
evaluation of air quality impacts. The purpose of the Guidelines is to assist in the review and 
evaluation of air quality impacts from projects which are subject to CEQA. The Guidelines are 
an advisory document intended to provide lead agencies, consultants, and project proponents 
with uniform procedures for assessing potential air quality impacts and preparing the air 
quality section of environmental documents. The Guidelines are also intended to help these 
entities anticipate areas of concern from the MBUAPCD in its role as a lead, commenting 
and/or responsible agency for air quality.  
 

Air Quality Management Plan. In accordance with the California Clean Air Act, the 
MBUAPCD has developed the 2008 Air Quality Management Plan for the Monterey Bay Region 
(2008 AQMP). The 2008 AQMP is a transitional plan shifting focus of the MBUAPCD’s efforts 
from achieving the 1- hour component of the State ozone AAQS to achieving the 8-hour ozone 
requirement. The plan includes an updated air quality trends analysis, which reflects both the 1- 
and 8-hour standards, as well as an updated emission inventory, which includes the latest 
information on stationary, area and mobile emission sources. 
 
In April 2013, MBUAPCD adopted the 2012 Triennial Plan Revision (2012 AQMP Revision), 
which assesses and updates elements of the 2008 AQMP, including the air quality trends 
analysis, emission inventory, and mobile source programs. The 2012 AQMP Revision only 
addresses attainment of the State ozone standard. In 2012, U.S. EPA designated the NCCAB as 
attainment of the current national 8-hour ozone standard of 0.075 ppm. 
 
The following MBUAPCD rules would limit emissions of air pollutants from construction and 
operation of the proposed project: 
 

 Rule 400 (Visible Emissions) – Discharge of visible air pollutant emissions into the 
atmosphere from any emission source for a period or periods aggregating more than 
three minutes in any one hour, as observed using an appropriate test method, is 
prohibited. 

 Rule 402 (Nuisances) - No person shall discharge from any source whatsoever such 
quantities of air contaminants or other materials which cause injury, detriment, 
nuisance, or annoyance to any considerable number of persons or to the public; or which 
endanger the comfort, repose, health, or safety of any such persons or the public; or 
which cause, or have a natural tendency to cause, injury or damage to business or 
property. 

 Rule 425 (Use of Cutback Asphalt) – The use of cutback asphalt (asphalt cement that has 
been blended with petroleum solvents) is restricted. 

                                                 
9
 CAPCOA. 2009. Health Risk Assessments for Proposed Land Use Projects. 
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 Rule 426 (Architectural Coatings) – This rule limits the emissions of ROGs from the use of 
architectural coatings. 

 
Local. 

 
2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan 

Circulation Element and Health and Safety Element provides the following goals, policies and 
objectives pertaining to air quality applicable to this project: 
 

Circulation Element:  
 

Goal C-3 To promote a safe and efficient public transit system that provides a viable travel 
alternative to automobiles, maximizes mobility, and reduces roadway congestion and 
greenhouse gas emissions. 

 
Policy C-3.8 Transit in New Development. The County shall require new development at 

densities of one unit per acre Circulation Element and or greater to provide funding 
for or construct transit stops and signs in appropriate locations and facilitate access 
to existing or future public transit through project designed, consistent with the 
Local Transportation Authority Transit Design Guidelines. 

 
Health and Safety Element: 
 
Goal HS-5 To improve local and regional air quality to protect residents from the adverse 

effects of poor air quality. 
 
HS-5.1  New Development. The County shall use the CEQA process to ensure development 

projects incorporate feasible mitigation measures to reduce construction and 
operational air quality emissions, and consult with the Monterey Bay Unified Air 
Pollution Control District early in the development review process. 

 
HS-5.2  Sensitive Land Use Locations. The County shall ensure adequate distances between 

sensitive land uses and facilities or operations that may produce toxic or hazardous 
air pollutants or substantial odors. 

 
HS-5.4  PM10 Emissions from Construction. The County shall require developers to reduce 

particulate matter emissions from construction (e.g., grading, excavation, and 
demolition) consistent with standards established by the Monterey Bay Unified Air 
Pollution Control District. 

 
HS-5.6  New Construction Mitigation. The County shall work in coordination with the 

Monterey Bay Unified Air Pollution Control District to minimize air emissions 
from construction activities associated with proposed development. 

 
HS-5.10  Vehicle Emissions Reductions. The County shall study alternatives for improving 

circulation (e.g., roundabouts, one ways, etc.), when feasible, to reduce idling 
motor vehicle emissions. 
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H-5.13 Reduce Air Pollution from Wood Burning. No permanently installed wood-
burning devices shall be allowed in any new development, except when necessary 
for food preparation in a restaurant or other commercial establishment serving 
food. 

 
f. Sensitive Receptors. Certain population groups are more sensitive to air pollution 

than the general population; in particular, children, the elderly, and acutely ill and chronically 
ill persons, especially those with cardio-respiratory diseases, are considered sensitive receptors. 
Sensitive receptors that are in proximity to localized sources of particulate matter, toxics, and 
carbon monoxide (CO) are of particular concern. As described in the MBUAPCD’s 2008 CEQA 
Guidelines, a sensitive receptor is defined as: any residence including private homes, 
condominiums, apartments, and living quarters; education resources such as preschools and 
kindergarten through grade twelve (k-12) schools; daycare centers; and health care facilities 
such as hospitals or retirement and nursing homes.  

 
The MBUAPCD recommends evaluating potential impacts to sensitive receptors located within 
1,000 feet of a subject site. The sensitive receptors closest to the project site are the single-family 
residences (Riverview Estates) located approximately 50 feet south of the project site across 
Hospital Road. There is also an existing residence located on the project site, which would be 
removed as a result of the project. For the purpose of this analysis, it is assumed this residence 
would be vacated prior to other site disturbance. Other nearby off-site receptors include an 
existing residence that is located on Southside Road (APN 020-280-042); this parcel is 
surrounded on the north, west, and south by the project site. The residence is located near the 
center of its respective parcel and is approximately 200 feet from the project site boundary. 
Thus, this residence could be within 200 feet of construction activity. There are also several 
farmhouses within the vicinity of the project site, the closest of which is approximately 140 feet 
north of the northeastern corner of the project site, on Southside Road.  

 

4.3.2 Impact Analysis 

 
a. Methodology and Significance Thresholds. The analysis of the project’s air quality 

impacts follows the guidance and methodologies recommended in the MBUAPCD CEQA Air 
Quality Guidelines (February 2008) as well as Appendix G of the State CEQA Guidelines. 
 
According to Appendix G of the State CEQA Guidelines, impacts related to air quality from the 
proposed project would be significant if the project would: 
 

1) Conflict with or obstruct implementation of the applicable air quality plan; 
2) Violate any air quality standard or contribute substantially to an existing or 

projected air quality violation; 
3) Result in a cumulatively considerable net increase of any criteria pollutant for which 

the project region is non-attainment under an applicable federal or State ambient air 
quality standard (including releasing emissions which exceed qualitative thresholds 
for ozone precursors); 

4) Expose sensitive receptors to substantial pollutant concentrations; and/or 
5) Create objectionable odors affecting a substantial number of people. 
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The State CEQA Guidelines further state that the significance criteria established by the 
applicable air quality management or air pollution control district may be relied upon to make 
the determinations above. 
 
Impacts related to naturally-occurring asbestos, asbestos containing materials, and lead are 
discussed in Section 4.8 Hazards and Hazardous Materials.  
 

MBUAPCD Thresholds of Significance. The MBUAPCD has issued criteria for 
determining the level of significance for project-specific impacts within its jurisdiction in 
accordance with the above thresholds. Based on criteria applied in or adapted from the 
MBUAPCD Guidelines, the proposed project’s impacts on criteria air pollution would be 
significant if the project would: 
 

 Be inconsistent with the adopted AQMP. 

 During construction, cause a violation of PM10 AAQS at nearby or upwind of 
sensitive receptors, based on whether the project would: 

o 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 

o Use equipment that is not “typical construction equipment” as specified in 
Section 5.3 of the MBUAPCD CEQA Guidelines. 

 During operations: 
o Generate direct (area source or stationary) plus indirect (operational or 

mobile) emissions of either ROG or NOX that exceed 137 lbs/day; 
o Generate on-site emissions of PM10 exceeding 82 lbs/day; 
o Generate direct emissions of CO exceeding 550 lbs/day; or 
o Generate direct emissions of SOX exceeding 150 lbs/day. 

 Cause or substantially contribute to a violation of a CO standard.  
 
The MBUAPCD’s Guidelines indicate that any of the following traffic effects should be assumed 
to generate a significant CO impact, unless CO dispersion modeling demonstrates otherwise: 
 

 Intersections or road segments that operate at LOS D or better would operate at LOS E or F 
with the project's traffic, 

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

 Intersections that operate at LOS E or F where delay would increase by 10 seconds or more 
with the project's traffic, 

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

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

 
The MBUAPCD guidelines state that odor impacts would be significant if the project would 
result in the emission of substantial concentrations of pollutants that produce objectionable 
odors, causing injury, nuisance, or annoyance to a considerable number of persons, or 
endangering the comfort, health, or safety of the public. If construction or operation of the 



Sunnyside Estates Project EIR 
Section 4.3 Air Quality 

 
 

  County of San Benito 

4.3-14 

project would emit pollutants associated with odors in substantial amounts, the analysis should 
assess the impact on existing or reasonably foreseeable sensitive receptors. 
 

Air Quality Management Plan Consistency. Residential projects which increase 
population will also generate population-related emissions (e.g., motor vehicles, residential 
heating and cooling emissions). Therefore, a project would conflict with or obstruct 
implementation of the 2008 Air Quality Management Plan (2008 AQMP) and 2012 Triennial Plan 
Revision (2012 AQMP Revision) for the Monterey Bay Region if it is inconsistent with the plan’s 
population growth assumptions. Population-related emissions have been forecast in the AQMP 
using population forecasts adopted by the Association of Monterey Bay Area Governments 
(AMBAG). Thus, population-related projects which are consistent with AMBAG forecasts are 
consistent with the AQMP.  
 

Methodology. The analysis of air quality impacts conforms to the methodologies 
recommended in the MBUAPCD’s CEQA Air Quality Guidelines (February 2008). The handbook 
includes thresholds for emissions associated with both construction and operation of proposed 
projects. 
 

Construction Emissions. The regional construction emissions associated with development 
of the proposed project were calculated using the California Emissions Estimator Model 
(CalEEMod) version 2013.2.2 by using default inputs for the type and size of proposed land uses, 
including the types and number of pieces of equipment that would be used during the 
construction phase and off-site vehicle trips that would result from project construction. The 
proposed project would utilize typical demolition and construction equipment such as dump 
trucks, scrapers, bulldozers, compacters, and front-end loaders. The construction activities 
associated with development would generate diesel emissions and dust. CalEEMod is based on 
parameters including the duration of construction activity, area of disturbance, and anticipated 
equipment used during construction. It is assumed that all of the construction equipment used 
would be diesel-powered. In addition, as stated in Section 2.4.5 (Site Grading) of Section 2.0, 
Project Description, grading would be balanced within the project site and no off-site import or 
export of soil would be required during project construction. This analysis assumes that 
demolition of the existing on-site residence, grading, and construction of the proposed 
residences and related improvements on the project site would begin in January 2016. It is likely 
that construction may not begin until as late as March 2017; however, the assumption of an 
earlier start date is conservative. If construction began later than 2016, equipment efficiency 
would be improved as technology improves, and emissions resulting from construction would 
be lower. Based on the anticipated two to five years to complete construction (refer to Section 
2.0, Project Description), the County anticipates that the project build out would occur between 
2019 and 2022. For the purposes of the air quality analysis, construction is estimated to end in 
August 2019 based on CalEEMod default lengths for construction phasing of a project of this 
size. In order to provide a reasonable worst-case evaluation of daily levels of construction 
emissions, this analysis assumes that all lots on the project site and related improvements 
would be developed concurrently.  
 

Operational Emissions. Operational emissions associated with project development were 
estimated using CalEEMod and vehicle trip data provided in the traffic study prepared by 
Wood Rodgers (Appendix K). Operational emissions would be comprised of mobile source 
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emissions, emissions associated with energy consumption, and area source emissions. Mobile 
source emissions are generated by the increase in motor vehicle trips to and from the project site 
associated with operation of onsite development. Emissions attributed to energy use include 
electricity and natural gas consumption for space and water heating and cooling. Area source 
emissions are generated by landscape maintenance equipment, consumer products, and 
architectural coatings. 
 
Table 4.3-4 summarizes MBUAPCD’s project-level thresholds of significance for operational 
impacts by pollutant. An exceedance of any threshold would represent a significant impact on 
local or regional air quality. 
 

Table 4.3-4 
MBUAPCD Air Quality Significance Thresholds for Criteria 

Pollutants of Concern - Operational Impacts* 

Pollutant Source Threshold(s) of Significance 

NOx, as NO2 137 lbs/day (direct + indirect) 

ROG 137 lbs/day (direct + indirect) 

PM10 82 lbs/day (on-site)** 

SOx, as SO2 150 lbs/day (direct)*** 

CO 550 lbs/day (direct)*** 

Source: MBUAPCD, 2008 
* Projects that emit other criteria pollutants would have a significant impact if emissions would cause 
or substantially contribute to the violation of State or national ambient air quality standard. Criteria 
pollutant emissions could also have a significant impact if they would alter air movement, moisture, 
temperature, climate, or create objectionable odors in substantial concentrations. When estimating 
project emissions, local or project-specific conditions should be considered.  
** The District’s 82 lb/day operational phase threshold of significance applies only to onsite emissions 
and project-related exceedances along unpaved roads. These impacts are generally less than 
significant. On large development projects, almost all travel is on paved roads (0 percent unpaved), 
and entrained road dust from vehicular travel can exceed the significance threshold. Please contact 
the Air District to discuss estimating emissions from vehicular travel on paved roads. District-
approved dispersion modeling can be used to refute (or validate) a determination of significance if 
modeling shows that emissions would not cause or substantially contribute to an exceedance of 
State and national ambient air quality standard. 
*** Modeling should be undertaken to determine if the project would cause or substantially contribute 
(550 lb/day) to exceedance of CO ambient air quality standard. If not, the project would not have a 
significant impact. 

 
MBUAPCD recommends that a local CO hotspot analysis be conducted if any of the following 
scenarios would occur:  
 

1) Intersections or road segments that operate at LOS D or better would operate at LOS E or F with 
the project's traffic, 

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

3) Intersections that operate at LOS E or F where delay would increase by 10 seconds or more with 
the project's traffic, 

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

5) The project would generate substantial heavy duty truck traffic or generate substantial traffic 
along urban street canyons or near a major stationary source of CO. 
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Toxic Air Contaminants. Human health risks from toxic air contaminants (TACs) are 
analyzed based on the presence of mobile equipment that would generate diesel particulate 
matter during construction and operation of the proposed project and on the proximity of the 
nearest sensitive receptors that could be exposed to TACs from the project site.  
 
 Cumulative Impacts. The criteria for assessing cumulative impacts on localized air quality 
(i.e., carbon monoxide, PM10) are the same as those for assessing individual project impacts (listed 
in Table 4.3-4 above). Projects that do not exceed MBUAPCD’s construction or operational 
thresholds and are consistent with the AQMP would not have cumulatively considerable impacts 
on regional air quality (MBUAPCD, 2008).  
 

b. Project Impacts and Mitigation Measures.  
 

Impact AQ-1 The proposed project would contribute to population growth, 
but would be consistent with the growth assumptions in the Air 
Quality Management Plan (AQMP). This impact is less than 
significant. [Threshold number 1] 

 
CEQA Guidelines § 15125(b) requires that an EIR evaluate a project’s consistency with applicable 
regional plans, in this instance the 2008 AQMP and 2012 AQMP Revision. Project emissions 
which are not consistent with the AQMP are not accommodated in the AQMP and would 
represent a potentially significant impact for the purposes of CEQA. 
 
As noted in Section 4.3.3(a) (Methodology and Significance Thresholds), a project would conflict 
with or obstruct implementation of the AQMP if it is inconsistent with the population growth 
assumptions included in the AQMP (MBUAPCD Guidelines, 2008). The AQMP relies upon 
growth forecasts provided by the Association of Monterey Bay Area Governments (AMBAG). 
According to AMBAG’s most recent population forecast (2014 Regional Growth Forecast), the 
potential buildout through the year 2035 in unincorporated San Benito County and the City of 
Hollister would result in an increase of approximately 25,833 residents, 7,071 housing units, and 
3,241 employees. The current population of Hollister and unincorporated San Benito County is 
55,612 (DOF, 2014).  
 
The proposed project involves future development of up to 200 single-family homes and related 
improvements in the northern portion of unincorporated San Benito County. Based on the 
Department of Finance’s average household size for unincorporated San Benito County of 2.99 
persons per household, the proposed project would generate approximately 598 residents (200 
residences x 2.99 persons per household = 598 persons). The addition of 598 residents to the 
County’s current population of 55,612 would bring the total population to approximately 56,210 
(an addition of only one percent) which would not exceed AMBAG’s growth projections for the 
unincorporated County and City of Hollister in 2020 or 2035.  
 
The anticipated increase in population would be consistent with long-term growth projections 
for the County. Therefore, implementation of the project would not obstruct implementation of 
an air quality plan and the project would have a less than significant impact related to conflicts 
with or obstruction of implementation of the MBUAPCD air quality management plans. 
 

Mitigation Measures. No mitigation measures are required. 
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Impact AQ-2 Construction of the proposed project would result in the 
temporary generation of air pollutants, which would affect local 
air quality. Short-term emissions of PM10 during the 
construction period would not exceed MBUAPCD thresholds. 
Impacts would be less than significant. [Threshold number 2 
and number 3] 

 

Construction emissions are generally referred to as temporary impacts of a project, but have the 
potential to represent a significant impact with respect to air quality. Fugitive particulate matter 
dust emissions are among the pollutants of greatest concern with respect to construction 
activities. These emissions from construction activities can lead to adverse health effects and 
nuisance concerns, such as reduced visibility and soiling of exposed surfaces. General site 
grading operations are the primary sources of fugitive particular matter dust emissions. 
However, these emissions can vary greatly, depending on the level of activity, the specific 
operations taking place, the number and types of equipment operated, vehicle speeds, local soil 
conditions, weather conditions, and the amount of earth disturbance (e.g., site grading, 
excavation, cut and fill). 
 
Emissions of ozone precursors (ROG and NOx) are primarily generated from off-road 
construction equipment and mobile sources (i.e., delivery vehicles, construction worker 
vehicles). Generation of these emissions vary as a function of the types and number of heavy-
duty, off-road equipment used and the intensity and frequency of their operation, as well as 
vehicle trips per day associated with delivery of construction materials, the importing and 
exporting of soil, vendor trips, and worker commute trips.  
 
The proposed project would involve demolition, site preparation, grading, excavation, and 
paving to develop 200 residential lots and associated on- and off-site infrastructure. The use of 
equipment that is not “typical construction equipment” as specified in Section 5.3 of the 
MBUAPCD Guidelines is not expected. The ozone precursors NOx and ROG would be emitted by 
the operation of construction equipment, while PM10 would be emitted by activities that disturb 
the soil, such as grading and excavation. Emissions would also be generated by construction 
employees traveling to and from the construction sites, as well as trucks hauling materials to 
and from the sites. Construction-related emissions could result in significant adverse effects to 
nearby sensitive receptors if emission thresholds are exceeded.  
 

Construction emissions were estimated in CalEEMod. For purposes of this analysis, site 
preparation, demolition and grading of the project site is anticipated to begin in early 2016. It is 
likely that construction may not begin until as late as March 2017; however, the assumption of 
an earlier start date is conservative. If construction began later than 2016, equipment efficiency 
would be improved as technology improves, and emissions resulting from construction would 
be lower. CalEEMod default construction scheduling was used for this analysis. According to 
CalEEMod defaults, construction of 200 single-family residences and related improvements 
would occur over approximately 44 months between January 2016 and August 2019. In order to 
provide a reasonable worst case evaluation of daily levels of construction emissions, this 
analysis assumed that all lots and related improvements on the project site would be developed 
concurrently. More likely, lots would be developed slowly over time throughout the site, which 
would result in lower daily emissions than shown.  
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The MBUAPCD uses a threshold of 82 pounds per day of PM10 for determining significance of 
construction related emissions (MBUAPCD CEQA Air Quality Guidelines, 2008). Table 4.3-5 
illustrates the estimated maximum daily PM10 emissions during construction of the proposed 
project.  
 

Table 4.3-5 
Estimated Construction Emissions 

Year 
Maximum Daily Emissions (lbs/day) 

ROG NOX CO SO2 PM10 PM2.5 

2016 6.6 75.0 50.9 0.06 21.2 12.7 

2017 4.3 31.0 39.7 0.05 3.7 2.2 

2018 3.8 27.4 37.4 0.05 3.4 2.0 

2019 259.8 24.7 35.5 0.05 3.2 1.8 

Maximum Daily Construction 
Emissions 

259.8 75.0 50.9 0.06 21.2 12.7 

MBUAPCD Significance 
Threshold 

- - - - 82 - 

Exceeds Threshold? N/A N/A N/A N/A NO N/A 

Source: Calculations using CalEEMod 2013.2.2. See Table 2.1 “Overall Construction (Maximum Daily 
Emission)” in Appendix B. Winter emissions were used as a worst-case scenario. Includes emissions from 
demolition, site grading, architectural coating, paving, and worker trips to and from the project site. 
Emissions from demolition of the existing on-site residence accounted for in grading phase. Lead 
emissions are not estimated in CalEEMod as they are assumed to be negligible. 

 
As shown above in Table 4.3-5, construction of the proposed project would result in a maximum 
of 21.2 lbs/day of PM10, which is below the MBUAPCD threshold of 82 lbs/day of PM10, and 
these impacts would be less than significant. Furthermore, compliance with MBUAPCD Rule 
400 (Visible Emissions), Rule 425 (Use of Cutback Asphalt), and Rule 426 (Architectural 
Coatings) would reduce emissions of dust particulates and ROGs during construction activity.  
 

Mitigation Measures. No mitigation is required. However, the MBUAPCD recommends 
the use of the following “best management practices” for the control of short-term construction 
generated emissions:  

 

 Water all active construction areas at least twice daily. The frequency should be based on the type 
of operation, soil and wind exposure. 

 Prohibit all grading activities during periods of high wind (over 15 mph). 

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

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

 Haul trucks shall maintain at least 2’0” of freeboard. 

 Cover all trucks hauling soil, sand, and other loose materials. 

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

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

 Cover inactive storage piles. 

 Install wheel washers at the entrance to construction sites for all existing trucks. 

 Pave all roads on construction sites. 
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 Sweep streets, if visible soil material is carried out from the construction site. 

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

 Limit the area under construction at any one time. 
 
Implementation of the above recommended best-available control measures for the control of 
construction and demolition--related emissions would further reduce construction-related 
particulate emissions. These measures are not required by MBUAPCD or as mitigation 
measures, as the impact would be less than significant without mitigation.   
 

Impact AQ-3 Operational emissions would not exceed MBUAPCD’s daily 
thresholds. Therefore, the project would have a less than 
significant impact to regional air quality. [Threshold number 2 
and number 3] 

 
Long-term operational emissions associated with the proposed project are those attributed to 
vehicle trips (mobile emissions), the use of natural gas and electricity (energy source emissions), 
and consumer products, architectural coatings, and landscape maintenance equipment (area 
source emissions). CalEEMod was used to calculate emissions based on the proposed land uses 
for the project site and the number of trips generated.  
 
Mobile source emissions constitute the vast majority of operational emissions from these types 
of land use development projects; compared to mobile source emissions, area source emissions 
and energy source emissions are negligible. Mobile emissions are based on the estimated 
amount of project-generated vehicle trips determined by the project traffic study (see Section 
4.13, Transportation and Circulation) and are shown in Table 4.3-6, below.  
 
Area source emissions include emissions from wood and gas burning hearths/fireplaces. This 
analysis assumes that no wood burning stoves would be used in the future single-family 
residences to be consistent with 2035 General Plan, Health and Safety Element, Policy HS-5.13. 
This analysis estimates that 90% of homes (180 homes) would contain only natural gas 
fireplaces (as the 2035 General Plan Update Health and Safety Element prohibits wood-burning 
fireplaces) and 10 percent would have no fireplaces (20 homes). Area source emissions 
associated with landscaping equipment were calculated using CalEEMod defaults, based on the 
proposed land uses, an assumed number of days on which landscape equipment would be 
operated, and emissions factors for appropriate types of landscape equipment (CAPCOA, 2013).  
 
The project includes design features that would reduce GHG emissions as compared to 
traditional development techniques. As described in Section 2.0, Project Description, these 
include: the use of recycled building materials, energy-efficient lighting, high-efficiency 
appliances, low-water use landscape irrigation, and an option for photovoltaic installation on 
structures. These components have been incorporated into the GHG emissions inventory for the 
project where applicable, including the five percent exceedance of Title 24 requirements, solid-
waste generation factors consistent with AB 939 (which mandates that local jurisdictions meet a 
solid waste diversion goal of 50 percent), and the most recent locally-appropriate Department of 
Resources Recycling and Recovery (CalRecycle) solid waste generation rates. Many of these 
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components could not be incorporated into the analysis based on the level of uncertainty 
associated with their applications (for example, there is uncertainty regarding how many 
people would choose to install solar rooftops or how much energy-reducing shading 
mechanisms would decrease energy use). Therefore, because some of the proposed energy-
saving design features are not incorporated into the calculations, all estimates are conservative. 
  

Table 4.3-6 
Estimated Operational Emissions 

Emissions Source 
Emissions Estimate (lbs/day) 

ROG NOX CO SO2 PM10 PM2.5 

Area 11.6 0.2 16.6 <0.01 0.3 0.3 

Energy 0.2 1.7 0.7 0.01 0.1 0.1 

Mobile 14.9 56.4 235.7 0.3 17.2 5.1 

Total Emissions 26.7 58.3 253.0 0.3 17.7 5.6 

MBUAPCD Significance Threshold 137 137 550 150 82 N/A 

Exceeds Threshold? NO NO NO NO NO N/A 

Source: Calculations using CalEEMod 2013.2.2. See Appendix B, Table 2.2 “Overall Operational – 
Unmitigated Operational.” 

 
As shown in Table 4.3-6, operational emissions associated with buildout of the proposed project 
would not exceed any applicable MBUAPCD thresholds. As described above, this analysis 
assumes that no wood burning stoves or fireplaces would be included in future residences 
within the project, consistent with 2035 General Plan Health and Safety Element, Policy HS-5.13. 
Therefore, with compliance with 2035 General Plan, Health and Safety Element, Policy HS-5.13, 
impacts would be less than significant. 
 

Mitigation Measures. No mitigation measures are required. 
 

Impact AQ-4 The proposed project would not degrade service levels at study 
area intersections such that carbon monoxide (CO) hotspots 
would be created. Impacts related to CO hotspots would be less 
than significant. [Threshold number 4] 

 
Areas with high vehicle density, such as congested intersections and parking garages, have the 
potential to create high concentrations of carbon monoxide (CO), known as CO “hot spots,” 
which can expose sensitive receptors to substantial pollutant concentrations. Specifically, hot 
spots can be created at intersections where traffic levels are sufficiently high such that the local 
CO concentration exceeds the federal Ambient Air Quality Standard (AAQS) of 35.0 parts per 
million (ppm) or the state AAQS of 20.0 ppm.  
 
According to the MBUAPCD CEQA Air Quality Guidelines (2008), a local CO hotspot analysis 
should be conducted if:  
 

1) Intersections or road segments that operate at LOS D or better would operate at LOS E 
or F with the project's traffic, 

2) Intersections or road segments that operate at LOS E or F where the volume-to-capacity 
(V/C) ratio would increase 0.05 or more with the project's traffic, 
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3) Intersections that operate at LOS E or F where delay would increase by 10 seconds or 
more with the project's traffic, 

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

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

 
The proposed project is a residential project in a rural area. Operation of the proposed project 
would not generate substantial heavy duty truck traffic or generate substantial traffic along 
urban street canyons or near major stationary sources of CO.  
 
As shown in Table 4.13-2 in Section 4.13, Transportation and Circulation, no intersections in the 
study area currently operate at LOS E or F in existing conditions. As shown in Table 4.13-7 in 
Section 4.13, with project traffic, no intersections that operate at LOS D or better would operate 
at LOS E or F with project traffic. Therefore, a CO hotspot analysis is not warranted for existing 
plus project conditions.  

As shown in Table 4.13-6 in Section 4.13, Transportation and Circulation, one signalized 
intersection in the study area is projected to operate at LOS E or F in cumulative base 
conditions. The intersection of Union Road/Airline Highway (SR 25) is projected to operate at 
LOS E in the AM peak hour and LOS F in the PM peak hour in cumulative base conditions. 
Project-related traffic would further deteriorate intersection operations at this intersection. With 
project traffic, as shown in Table 4.13-7 in Section 4.13, delay would increase by 5.4 seconds in 
the AM peak hour and 0.5 seconds in the PM peak hour. As the proposed project would not 
increase delay by 10 seconds or more in either peak hour, nor would it increase the V/C ratio by 
0.05 or more, a CO hotspot analysis at this intersection is not warranted. Impacts related to CO 
hotspots would be less than significant.  
 

Mitigation Measures. No mitigation is required. 
 
Impact AQ-5 The project would not expose sensitive receptors to 

substantial pollutant concentrations associated with 
construction dust or toxic air contaminants. Impacts related to 
these localized pollutants would be less than significant. 
[Threshold number 4] 

 
Construction Dust. As described under Impact AQ-2, project construction emissions 

would not exceed MBUAPCD daily thresholds. The nearest existing sensitive receptor to the 
area proposed for construction are the residences located approximately 50 feet south of the site, 
across Hospital Road. There is also an existing residence located on the project site, which 
would be removed as a result of the project. For the purpose of this analysis, it is assumed this 
residence would be vacated prior to other site disturbance.  
 
As discussed above, MBUAPCD recommends evaluating potential impacts to sensitive 
receptors within 1,000 feet of a project site; however, as discussed in Impact AQ-2, the highest 
daily PM10 emissions associated with project construction would not exceed the MBUAPCD’s 
threshold of 82 pounds per day. This estimate for PM10 emissions does not include compliance 
with MBUAPCD Rule 400 (Visible Emissions), Rule 425 (Use of Cutback Asphalt), and Rule 426 
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(Architectural Coatings), which would further reduce emissions of dust particulates and ROGs 
during construction activity. Therefore, the project would not have a significant impact on any 
sensitive receptors through an exposure to substantial pollutant concentrations relating to 
construction dust. 
 

Short-Term Construction Toxic Air Contaminants. Exposure to localized concentrations of 
TACs was qualitatively assessed based on the project’s potential to result in increased exposure 
of sensitive receptors to new or existing TAC emission sources. Construction emission estimates 
shown in Impact AQ-2 are based on a reasonable “worst-case” scenario and conservatively 
assume that all equipment would be running simultaneously during each phase. The health risk 
associated with high concentrations of diesel exhaust PM10 from construction equipment has a 
carcinogenic and chronic effect, but no short-term acute effect is currently recognized. The 
project could potentially expose sensitive receptors to temporary health hazards associated with 
TACs due to the operation of construction equipment. However, concentrations of mobile 
source diesel particulate matter (DPM) would only be present during temporary construction 
activities and as shown in Table 4.3-5, PM10 emissions associated with construction activity 
(estimated to be approximately 21.2 pounds per day) would be well below the 82 pounds per 
day threshold established by the MBUAPCD. Therefore, the health risk associated with 
construction emissions would be less than significant.  

Operational Toxic Air Contaminants. DPM would be emitted from diesel-fueled vehicles  
 generated by the proposed project during operation and by existing project-generated traffic 
adjacent to the project site. The particulate matter component of diesel exhaust has been 
classified as a TAC by CARB based on its potential to cause cancer and other adverse health 
effects. Urban roads with traffic volumes exceeding 100,000 vehicles per day or rural roads with 
volumes greater than 50,000 vehicles per day are potentially hazardous sources of TACs. 
Therefore, given the low number of passenger vehicles trips that occur on Southside Road and 
Hospital Road (less than 4,000 per road) and the relatively limited number of diesel and 
passenger vehicle trips that would be generated by the operational phase of the project, this 
impact would be less than significant. 
 

Mitigation Measures. No mitigation is required. 
 

Impact AQ-6 The project would not create objectionable odors that would 
affect neighboring properties. Impacts related to odors would be 
less than significant. [Threshold number 5] 

 
Land uses typically producing objectionable odors include agricultural uses, wastewater 
treatment plants, food processing plants, chemical plants, composting, refineries, landfills, 
dairies, and fiberglass molding. The proposed project does not include any uses that would be 
associated with objectionable odors. Odor emissions from the proposed project would be 
limited to odors associated with typical residential development such as vehicle and engine 
exhaust and idling. The project does not include any known sources of objectionable odors for 
the long-term operations phase. 
 
During construction activities, only short-term, temporary odors from vehicle exhaust and 
construction equipment engines would occur. As the project site is in a rural area without tall 
buildings to block air movement and hold odors, construction-related odors would disperse 
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and dissipate and would not cause substantial odors at the closest sensitive receptors (located 
approximately 50 feet away). In addition, construction-related odors would be short-term, and 
would cease upon completion. Therefore, the project is not expected to result in significant 
impacts related to objectionable odors during construction or operation. 
 

Mitigation Measures. No mitigation is required. 
 

4.3.3 Cumulative Impacts 
 
The geographic scope for considering cumulative impacts to air quality is the NCCAB. Air 
pollutants have impacts that are usually (though not always) cumulative by nature. Any new 
source of pollution may contribute with foreseeable future projects to violations of criteria 
pollutant standards if the existing background sources cause nonattainment conditions, as they 
do according to the state standards for ozone and particulate matter in the MBUAPCD. Air 
districts manage attainment of the criteria pollutant standards by adopting rules, regulations, 
and attainment plans, which comprise a multifaceted programmatic approach to such 
attainment.  
 
The potential buildout through the year 2035 in unincorporated San Benito County and the City 
of Hollister would result in an increase of approximately 25,833 residents, 7,071 housing units, 
and 3,241 employees (AMBAG, 2014). Buildout of the proposed project would result in up to an 
additional 200 single-family homes, which is less than three percent of the total housing units 
planned to be built in Hollister and unincorporated San Benito County. NCCAB is a non-
attainment area for the state standards for ozone and PM10. Any growth within the NCCAB 
would contribute to other cumulative exceedances of ambient air quality standards when taken 
as a whole with existing development. 
 
As discussed in subsection 4.3.2(a) above, the MBUAPCD’s approach to determining 
cumulative air quality impacts for criteria air pollutants is the same as for assessing individual 
project impacts (listed in Table 4.3-4). A project that does not exceed MBUAPCD’s construction 
or operational thresholds and is consistent with the 2008 AQMP and 2012 AQMP Revision 
would not have cumulatively considerable impacts on regional air quality (MBUAPCD, 2008). 
Since the proposed project would be consistent with long-term regional air quality planning 
efforts and does not exceed applicable construction- or operation-related thresholds, the 
proposed project would not have a cumulatively considerable impact with regard to criteria 
pollutants. Therefore the project’s contribution to cumulative regional air quality impacts 
would not be cumulatively considerable.  
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4.4 BIOLOGICAL RESOURCES 
 
4.4.1 Setting 

 
 a. Regional Setting. The project site is located in unincorporated San Benito County 
(County), which occupies approximately 1,389 square miles of both urban and rural land uses. 
Approximately 75 percent of the County’s land area is in either agricultural or rangeland use. 
The 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. The 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 approximately one-half mile south of the City of Hollister, one-half 
mile west of State Route (SR) 25, and approximately 2.25 miles south of SR 156. The project site 
is surrounded by agricultural land (walnut orchards) and rural residential uses to the north and 
east. This includes a single-family residence (APN 020-280-042) on the west side of Southside 
Road, surrounded on three sides (north, west, and south) by the project site. The project site is 
further surrounded by single-family residences to the south, and open space/San Benito River 
to the west. The Ridgemark housing development and the Ridgemark Golf and Country Club 
are located approximately one mile southeast of the project site. Other notable regional land 
uses include residential developments to the north and west in the City of Hollister.  
 

b. Project Site Setting. The project site is located on approximately 44.4 acres and is 
currently comprised of agricultural uses (hay production and walnut orchards) and one single-
family residence and garage, located in the northeast corner of the site (refer to Figure 2-2 in 
Section 2.0, Project Description). The site is located near the east bank of the San Benito River and 
is bounded by Hospital Road on the south, Southside Road on the east, and existing orchards 
on the northeast and north. A dirt access road forms the northern project site boundary. 
Currently, approximately 32.8 acres (in the southern portion of the site) is used for the 
production of hay; approximately 12.4 acres (in the northern portion of the site) are comprised 
of fallow walnut orchards; approximately 5.0 acres (along the southwestern site boundary) 
contain remnant coyote bush scrub or grassland habitat; and approximately 0.1 acre (in the 
northeast corner of the site near the corner of Southside Road and Enterprise Road) contains an 
existing single-family home and garage.1 In addition to the existing walnut trees in the northern 
portion of the site (as part of the remnant walnut orchard), on-site trees include two Olive trees 
(Olea europaea) and a California black walnut (Juglans californica) located at the southern end of 
the site, adjacent to Hospital Road. Remnant black walnut and Mexican elderberry (Sambucus 
mexicana) trees are present on the southwest side of the property. Fremont’s cottonwood 
(Populus fremontii ssp. fremontii) trees are also present immediately adjacent to the project site 
along the southwestern boundary. No small mammals were observed and no small mammal 
burrows or trails are present, indicating a rodent control program has been in effect (Olberding, 
2014, Appendix D).  

 

                                                      
1 These figures are based on Figure 2-2 and add to over 50.3 acres. Based on site-specific survey-grade data from the applicant, 
the project site is approximately 44.4 acres. This mapping discrepancy is the result of different data sets with varying levels of 
accuracy. 
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The project site’s topography gently slopes from north to southwest toward the San Benito 
River. Elevation ranges on the project site from approximately 330 feet to approximately 322 
feet from north to south, respectively, and from approximately 312 feet to approximately 342 
feet from west to east. The site currently drains toward the southwest. The San Benito River 
flows to the northwest and lies between approximately 275 feet and 1,060 feet from the site’s 
western boundary. The majority of the project site is outside the effective 100-year FEMA 
floodplain. Approximately 2.1 acres along the western edge of the project site is in an AE Zone 
(100-year) and a very small area (approximately 0.1 acre) in the northwest corner of the site is in 
the Regulatory Floodway. Flooding is further discussed in Section 4.9, Hydrology and Water 
Quality. 2  
 

c. Vegetation Communities. This section addresses the habitats and vegetation 
communities at the project site, and directly west of the project site along the San Benito River. 
Vegetation community mapping is based on aerial imagery, biological surveys conducted in 
April 2011 and June, 2014 (Olberding, 2011 and 2014), a reconnaissance survey completed by 
Rincon Consultants in October 2014, and desktop review of available biological information. 
Vegetation classification was based on A Manual of California Vegetation, Second Edition (Sawyer et 
al., 2009) and Preliminary Descriptions of the Terrestrial Communities of California (Holland, 1986); but 
has been modified as needed to accurately describe the existing habitats observed on-site on 
October 7, 2014. No vegetation communities considered sensitive are present on the project site 
(CDFW, 2010). The following four vegetation communities are mapped on-site (Figure 4.4-1) 
and discussed in greater detail below. 
 

Table 4.4-1  
Acreages of Vegetation Communities Found within the Project Site 

Vegetation Community Acres (approx.)1 

Agricultural Field 32.00 

Remnant Walnut Orchard 12.59 

Non-native Annual Grassland 3.49 

Remnant Coyote Brush Scrub 1.51 

Mapping Source: Rincon, 2014 
Parcel GIS Source: San Benito County Assessor’s Office.  

1. These figures are based on County Assessor GIS data, as shown in Figure 4.4-1, and sum 
to approximately 50 acres. Based on site-specific survey-grade data from the applicant, the 
project site is approximately 44.4 acres. This mapping discrepancy is the result of different 
data sets with varying levels of accuracy. 

 
Agricultural Field. This community type is not naturally occurring, and therefore is not 

described in either the Holland (1986) or Sawyer et al. (2009) classification systems. The 
agriculture field community type covers approximately 32 acres, or approximately 64 percent of 
the project site.3 The field is dry-farmed and regularly disced for hay production. The vegetation 
observed is dominated by non-native annual grassland species typical to dry-farm hay 
production. The dominant grasses observed throughout the project site consist of non-native  

                                                      
2 The AE zone is defined as areas subject to inundation by the 1-percent-annual-chance flood event (or 100-year event) (FEMA, 
2014b). A Regulatory Floodway refers to the channel of a river or other watercourse and the adjacent land areas that must be 
reserved in order to discharge the base flood without cumulatively increasing the water surface elevation more than a designated 
height. Communities must regulate development in these floodways to ensure that there are no increases in upstream flood 
elevations (FEMA, 2014a). 
3Percentage calculated using the acreages in Table 4.4-1. 
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species including black mustard (Brassica nigra) and rip-gut brome (Bromus diandrus). Other 
non-natives observed include wild oat (Avena fatua), soft chess (Bromus hordeaceous), and Italian 
rye grass (Lolium multiflorum). Forb (i.e., wildflower) species found intermixed with the grasses 
consist of non-native annual and biennial weeds such as milk thistle (Silybum marianum), red-
stem filaree (Erodium cicutarium), horehound (Marrubium vulgare), and wild radish (Raphanus 
raphanistrum).  

 
Remnant Walnut Orchard. This community type is not naturally occurring, and 

therefore is not described in either the Holland (1986) or Sawyer et al. (2009) classification 
systems. The remnant Walnut Orchard community type covers approximately 12.59 acres, or 25 
percent of the project site, mostly in the northern area.4 The dominant species observed is 
remnant English walnut (Juglans regia) trees from historic orchard use, with an understory of 
bare earth and sparse non-native annual grasses.  
 

Non-native Annual Grassland. This vegetation community is composed primarily of 
non-native annual grasses and forbs and lacks shrub or tree cover. The physiognomy and 
species composition of annual grasslands is highly variable and also varies considerably on a 
temporal scale. The habitat type resembles Non-Native Grassland as described by Holland 
(1986), and includes the wild oats and annual brome grasslands of Sawyer et al. (2009). Non-
Native Annual Grassland covers approximately 3.49 acres, or 3 percent of the project site, along 
the western edge of the site.5 Characteristic non-native annual species present include red 
brome (Bromus madritensis ssp. rubens), ripgut brome (Bromus diandrus), and wild oats (Avena 
sp.), and weedy species including annual bur-sage (Ambrosia acanthicarpa) and tocalote 
(Centaurea melitensis). In the southern portion of the project site, near the curve in Hospital 
Road, mature non-native English walnut and olive trees are present and would be removed as 
part of the project.  
 

Remnant Coyote Brush Scrub. This community consists of disturbed and remnant 
patches of coyote brush scrub habitat, lacking species diversity and structure that is typically 
present in undisturbed habitat. Plant species are present as isolated individuals or small patches 
within disturbed non-native grassland, and containing debris, trash and off road vehicle tracks. 
Because it is difficult to characterize vegetation community structure in such small patches on 
this project site, these patches cannot be described within the standard classifications of Holland 
(1986) or Sawyer et al. (2009) classification systems. Remnant coyote scrub habitat covers 
approximately 1.51 acres, or 3 percent of the project site, adjacent and along to the west 
boundary of the project site, between the Agricultural Field community type and the San Benito 
River.6 The remnant scrub is scattered throughout the Non-Native Annual Grassland 
community type described above. Dominant shrubs observed in this habitat include coyote 
brush (Baccharis pilularis) and salt bush (Atriplex spp). Remnant black walnut trees and Mexican 
elderberry (Sambucus mexicana) trees are also present. The understory is dominated by non-
native grasses and weedy species, as described above under Non-Native Annual Grasslands. 
Cleared areas include dirt roads, off-highway vehicle (OHV) trails, and piles of debris. 
 

                                                      
4 Percentage calculated using the acreages in Table 4.4-1. 
5 Percentage calculated using the acreages in Table 4.4-1. 
6 Percentage calculated using the acreages in Table 4.4-1. 
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Outside the project site boundary, directly to the west of the project site, riparian habitat occurs 
along the San Benito River. Outside the primary river channel, the wider alluvial river system 
was mostly dry at the time of the April 2011 and October 2014 surveys, with sparse areas of 
standing water within the deeper depressions. Vegetation dominating this habitat includes red 
willow (Salix laevigata), arroyo willow (Salix lasiolepis), Mexican elderberry, California black 
walnut, and Fremont’s cottonwood. 
 

d. Drainages and Wetlands. The project site is located within the San Benito River 
watershed. The portion of the San Benito River directly to the west of the proposed project is an 
intermittent drainage. Flows from the San Benito River ultimately drain into the Pacific Ocean. 
The San Benito River and its tributaries are of biological importance, and are utilized by species 
such as south-central California coast steelhead Distinct Population Segment (Oncorhynchus 
mykiss) and California red-legged frog (Rana draytonii) when sufficient water is present. No 
positive indicators of wetland soils, hydrology or vegetation were observed on the project site 
during field surveys and there are no topographic features that could function as a definable 
drainage with a channel, bed and/or bank. Therefore, no drainages or wetlands subject to U.S. 
Army Corps of Engineers (USACE) jurisdiction under the Clean Water Act, or which fall under 
California Department of Fish and Wildlife (CDFW) or regional Water Quality Control Board 
(RWQCB) jurisdiction occur within the project site (Olberding, 2011).  
 
 e. Special Status Species. For the purpose of this EIR, special status species are those 
plants and animals listed, proposed for listing, or candidates for listing as threatened or 
endangered by the USFWS or National Marine Fisheries Service (NMFS) under the federal 
Endangered Species Act (ESA); those listed or proposed for listing as rare, threatened, or 
endangered by the CDFW under the California Endangered Species Act (CESA); animals 
designated as “Species of Special Concern,” “Fully Protected,” or “Watch List” by the CDFW; 
and plants with a California Rare Plant Rank (CRPR) of 1 or 2 which are defined as:  
 

 List 1A = Plants presumed extinct in California; 
 List 1B.1 = Rare or endangered in California and elsewhere; seriously endangered in 

California (over 80 percent of occurrences threatened/high degree and immediacy of 
threat); 

 List 1B.2 = Rare or endangered in California and elsewhere; fairly endangered in 
California (20-80 percent occurrences threatened); 

 List 1B.3 = Rare or endangered in California and elsewhere, not very endangered in 
California (<20 percent of occurrences threatened or no current threats known); 

 List 2 = Rare, threatened or endangered in California, but more common elsewhere; 
 
Queries of the USFWS Information, Planning, and Conservation System (IPaC) (U.S. Fish and 
Wildlife Service, 2014), CDFW California Natural Diversity Database (CNDDB) (California 
Department of Fish and Wildlife, 2014a), and California Native Plant Society (CNPS) Online 
Inventory of Rare, Threatened and Endangered Plants of California (California Native Plant 
Society, 2014) were conducted to obtain comprehensive information regarding special status 
species considered to have potential to occur within the project site.  
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Sensitive Communities and Critical Habitat. No natural communities considered 
sensitive by the CDFW as part of the Natural Heritage program and tracked in the CNDDB 
occur within five miles of the project site (CNDDB, 2014). Federally designated critical habitat 
for three special status animal species are mapped within five miles of the project site (U.S. Fish 
and Wildlife Service, 2014b). Critical habitat for steelhead (Oncorhynchus mykiss irideus) occurs 
within San Benito River, located directly west of the project site, as shown in Figure 4.4-1.7 
Critical habitat for California tiger salamander (Ambystoma californiense) is designated beginning 
approximately 1.4 miles to the east of the project site (Unit 15a and 15b; USFWS, 2014b). Critical 
habitat for the California red-legged frog (Rana draytonii) is designated approximately three 
miles to the south of the project site, in the intact foothill and mountainous habitat associated 
with the Gabilan Range.  
 

Special Status Plants and Animals. Queries of the USFWS IPaC (2014b), CDFW CNDDB 
(2014), and CNPS Online Inventory of Rare, Threatened and Endangered Plants of California (2014) 
were conducted to obtain comprehensive information regarding special status species 
considered to have potential to occur on the project site or the vicinity [which is defined to be 
the area otherwise within the Hollister, California, United States Geological Survey (USGS) 7.5-
minute topographic quadrangle and the surrounding eight quadrangles (Chittenden, San Felipe, 
Three Sisters, San Juan Bautista, Tres Pinos, Natividad, Mt. Harlan, and Paicines)]. Nineteen special 
status plant species and 30 special status animal species have been observed or have the 
potential to occur within the nine-quad search area of the project site. Twenty-three of those 
species have been documented within five miles of the project site, but with the exception of a 
foraging white-tailed kite, no species have been documented within the site. Table 4.4-2 
provides the status, habitat requirements, and the assessment of potential for occurrence for 
each species within the project site. Where applicable, the potential for a species to occur in 
adjacent off-site riparian habitat associated with the San Benito River, within 500 feet of the 
western property line (buffer), is also included under Table 4.4-2 for the purpose of evaluating 
indirect off-site impacts.  
 

Wildlife Movement Corridors. Wildlife movement corridors, or habitat linkages, are 
generally defined as connections between habitat patches that allow for physical and genetic 
exchange between otherwise isolated animal populations. Such linkages may serve a local 
purpose, such as providing a linkage between foraging and denning areas, or they may be 
regional in nature. Some habitat linkages may serve as migration corridors, wherein animals 
periodically move away from an area and then subsequently return. Other corridors may be 
important as dispersal corridors for young animals. A group of habitat linkages in an area can 
form a wildlife corridor network.  
 
 

                                                      
7 Critical habitat is roughly mapped within the project site by the USFWS. The result of this rough USFWS mapping is that critical 
habitat that is not present on the project site appears to be mapped within the project site. This discrepancy is a consequence of the 
coarse scale at which USFWS remote critical habitat mapping was conducted. The intent of the USFWS critical habitat mapping 
was to designate the main San Benito River channel as critical habitat for steelhead, and not adjacent floodplain or upland habitat. 
The project site itself is outside of the main channel and lacks the species’ freshwater Primary Constituent Elements (PCEs), 
including freshwater spawning and rearing sites and migration corridors, and therefore the site does not contain critical habitat 
(USFWS, 2005). Critical habitat occurs within the river where the freshwater PCEs are present, as reflected in Figure 4.4-1. USFWS 
concluded that the limited availability of species distribution data prevented mapping salmonid critical habitat at a scale finer than 
occupied river basins (USFWS, 2000).  
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Table 4.4-2 
Special Status Species Known or with Potential to Occur Within the Project Site or Vicinity 

Scientific Name 
Common Name 

Status* 
Fed/State ESAs 

Global/State Rank 
CRPR or CDFW 

Habitat Requirements Potential for Occurrence within the Project Site or Vicinity 

Plants 

Arctostaphylos gabilanensis 
 
Gabilan Mountains 
manzanita 

--/-- 
G1/S1 
1B.2 

Occurs in granitic soils within chaparral 
and cismontane woodland at elevations of 
984-2296 feet. 

Not Expected To Occur. No suitable habitat occurs within the project 
site, and the project site is outside of the elevation range of the species. 
This species was not observed during the site reconnaissance visits. 

Arctostaphylos pajaroensis 
 
Pajaro manzanita 

--/-- 
G2/S2.1 

1B.1 

Occurs in sandy chaparral at elevations of 
98-2493 feet. 

Not Expected To Occur. No suitable habitat occurs within the project 
site. This species was not observed during the site reconnaissance visits. 

Astragalus tener var. tener 
 
Alkali milk-vetch 

--/-- 
G2T2/S2 

1B.2 

Occurs in alkaline soils within playas, 
valley and foothill grassland (adobe clay), 
and vernal pools at elevations of 3-196 
feet. 

Not Expected To Occur. No suitable habitat occurs within the project 
site, and the project site is outside of the elevation range of the species. 
This species was not observed during the site reconnaissance visits. 

Atriplex joaquinensis 
 
San Joaquin spearscale 

--/-- 
G2/S2 
1B.2 

Occurs in alkaline soils within chenopod 
scrub, meadows and seeps, playas as 
well as valley and foothill grassland at 
elevations of 3-2739 feet. 

Not Expected To Occur. The species has low potential to occur with the 
marginally suitable grassland habitat and moderately alkaline soils within 
the project site. The nearest CNDDB occurrence is approximately 2.4 
miles southwest of the project site. However, the history of agriculture on 
the site would preclude the presence of this species on the project site 
because of past disturbance . This species was not observed during the 
site reconnaissance visits conducted during the appropriate blooming 
period.  

California macrophylla  
 
Round-leaved filaree 

--/-- 
G2/S2 
1B.1 

Occurs in clay soils within cismontane 
woodland and valley and foothill grassland 
at elevations of 49-3937 feet. 

Not Expected To Occur. Marginally suitable non-native annual 
grassland habitat occurs within the project site. However, no suitable clay 
soils occur. This species was not observed during the site 
reconnaissance visits.  

Castilleja rubicundula var. 
rubicundula 
 
Pink creamsacs 

--/-- 
G5T2/S2 

1B.2 

Occurs in serpentinite soils within 
chaparral (openings), cismontane 
woodland, meadows and seeps, as well 
as valley and foothill grassland. 
Elevations: 65-2985 feet. 

Not Expected To Occur. Marginal non-native annual grassland habitat 
occurs within the project site. However, no suitable serpentinite soils 
occur. This species was not observed during the site reconnaissance 
visits. 

Centromadia parryi ssp. 
congdonii 
 
Congdon’s tarplant 

--/-- 
G3T2/S2 

1B.1 

Occurs in valley and foothill grassland at 
elevations of 0-754 feet.  

Not Expected To Occur. Marginal non-native annual grassland habitat 
occurs within the project site. This species was not observed on during 
the site reconnaissance visits. 

Chorizanthe biloba var. 
immemora 
 
Hernandez spineflower 

--/-- 
G3T1?/S1? 

1B.2 

Occurs in chaparral and cismontane 
woodland. Elevations: 1968-2624 feet. 

Not Expected To Occur. No suitable habitat occurs within the project 
site. The project site is outside the elevation range of the species. This 
species was not observed during the site reconnaissance visits. 
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Table 4.4-2 
Special Status Species Known or with Potential to Occur Within the Project Site or Vicinity 

Scientific Name 
Common Name 

Status* 
Fed/State ESAs 

Global/State Rank 
CRPR or CDFW 

Habitat Requirements Potential for Occurrence within the Project Site or Vicinity 

Chorizanthe pungens var. 
pungens 
 
Monterey spineflower 

FT/-- 
G2T2/S2 

1B.2 

Occurs in maritime chaparral, cismontane 
woodland, coastal dunes, coastal scrub, 
and valley and foothill grassland; sandy 
soils in coastal dunes or more inland 
within chaparral or other habitats at 
elevations of 9-1476 feet. 

Not Expected To Occur. The history of agriculture and disturbance on 
the site would preclude the presence of this species on the project site. 
No occurrences with 5 miles have been tracked in the CNDDB. This 
species was not observed during the site reconnaissance visits.  

Eriogonum nortonii 
 
Pinnacles buckwheat 

--/-- 
G2/S2.3 

1B.3 

Occurs in sandy soils, often on recent 
burns within chaparral and valley and 
foothill grassland at elevations of 984-
3198 feet. 

Not Expected to Occur. The site elevation and history of agriculture and 
disturbance on the site would preclude the presence of this species on 
the project site. The species was not observed during the site 
reconnaissance visits. The project site is outside the elevation range of 
the species.  

Eryngium aristulatum var. 
hooveri 
 
Hoover’s button-celery  

--/-- 
G5T1/S1 

1B.1 

Occurs in vernal pools at elevations of 10-
147 feet. 

Not Expected To Occur. No suitable vernal pool habitat occurs within 
the project site. This species was not observed during the site 
reconnaissance visits. 

Fritillaria liliacea 
 
Fragrant fritillaria  

--/-- 
G2/S2 
1B.2 

Often occurs in serpentinite soils within 
cismontane woodland, coastal prairie, 
coastal scrub and valley and foothill 
grassland at elevations of 10-1345feet. 

Not Expected To Occur. Marginal grassland habitat occurs within the 
project site; however, no suitable serpentinite soils occur. This species 
was not observed during the site reconnaissance visits. 

Hoita strobilina 
 
Loma Prieta hoita 

--/-- 
G2/S2 
1B.1 

Usually occurs in serpentine, mesic soils 
within chaparral, cismontane woodland 
and riparian woodland at elevations of 98-
2821 feet. 

Not Expected To Occur. No suitable habitat occurs within the project 
site. This species was not observed during the site reconnaissance visits. 
  

Malacothamnus aboriginum 
 
Indian Valley bush-mallow 

--/-- 
G2/S2 
1B.2 

Occurs in rocky, granitic soils often in 
burned areas within chaparral and 
cismontane woodland at elevations of 
492-5577 feet. 

Not Expected To Occur. No suitable habitat occurs within the project 
site. This species was not observed during the site reconnaissance visits. 

Navarretia prostrata 
 
Prostrate vernal pool 
navarretia  

--/-- 
G2/S2 
1B.1 

Occurs in mesic soils within coastal scrub, 
meadows and seeps, vernal pools as well 
as valley and foothill grassland (alkaline) 
at elevations of 49-3969 feet. 

Not Expected To Occur. Marginally suitable grassland habitat and 
moderately alkaline soils occur within the project site; however no 
perennial mesic habitats occur on-site or within the buffer. This species 
was not observed on during the site reconnaissance visit. 

Plagiobothrys glaber 
 
Hairless popcorn flower 

--/-- 
GH/SH 

1A 

Occurs in meadows and seeps (alkaline) 
and marshes and swamps (coastal salt) at 
elevations of 49-590 feet. 

Not Expected To Occur. No suitable habitat occurs within the project 
site. This species was not observed during the site reconnaissance visits. 

Streptanthus albidus spp. 
peramoenus 
 
Most beautiful jewel-flower 

--/-- 
G2T2/S2.2 

1B.2 

Occurs in serpentinite soils within 
chaparral, cismontane woodland, as well 
as valley and foothill grassland at 
elevations of 311-3280 feet. 

Not Expected To Occur. Valley and foothill grassland habitat occurs 
within the project site; however, no suitable serpentinite soils occur. This 
species was not observed during the site reconnaissance visits. 
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Table 4.4-2 
Special Status Species Known or with Potential to Occur Within the Project Site or Vicinity 

Scientific Name 
Common Name 

Status* 
Fed/State ESAs 

Global/State Rank 
CRPR or CDFW 

Habitat Requirements Potential for Occurrence within the Project Site or Vicinity 

Trifolium hydrophilum 
 
Saline clover 

--/-- 
G2/S2 
1B.2 

Occurs in marshes and swamps, valley 
and foothill grassland (mesic, alkaline), 
and vernal pools at elevations of 0-984 
feet. 

Not Expected To Occur. Marginal grassland habitat and moderately 
alkaline soils occur within the project site. However, no permanent mesic 
habitat is present with the project site or buffer. This species was not 
observed during the site reconnaissance visits. 

Invertebrates 

Helminthoglypta sequoicola 
consors 
 
Redwood shoulderband 

--/-- 
G2T1/S1 

-- 

Limited information is available regarding 
this species’ habitat requirements. Known 
only from the south slope of San Juan 
Grade northwest of the City of Salinas. 

Not Expected To Occur. This species is highly localized to the San Juan 
Grade. This species was not observed during the site reconnaissance 
visits. 

Linderiella occidentalis 
 
California linderiella 

--/-- 
G3/S2S3 

-- 

Occurs in seasonal pools in unplowed 
grasslands with old alluvial soils underlain 
by hardpan or in sandstone depressions. 
Water in the pools has very low alkalinity, 
conductivity, and total dissolved solids 
(TDS). 

Not Expected To Occur. No suitable habitat for this species occurs 
within the project site.  

Optioservus canus 
 
Pinnacles optioservus riffle 
beetle 

--/-- 
G1/S1 

-- 

Aquatic species that is found on rocks and 
in gravel of riffles in cool, swift, clear 
streams.  

Not Expected To Occur. No suitable habitat for this species occurs 
within the project site. This species was not observed during the site 
reconnaissance visits. 
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Table 4.4-2 
Special Status Species Known or with Potential to Occur Within the Project Site or Vicinity 

Scientific Name 
Common Name 

Status* 
Fed/State ESAs 

Global/State Rank 
CRPR or CDFW 

Habitat Requirements Potential for Occurrence within the Project Site or Vicinity 

Fish 

Oncorhynchus mykiss 
irideus  
 
Steelhead – South/Central 
California Coast DPS  

FT/-- 
G5T2Q/S2 

SSC 

Occurs in fresh water, fast flowing, highly 
oxygenated, clear, cool streams where 
riffles tend to predominate pools; small 
streams with high elevation headwaters 
close to the ocean that have no 
impassible barriers; spawning and high 
elevation headwaters. 

May Occur (Buffer). No suitable habitat for this species occurs within the 
project site. The San Benito River is within the 500 foot buffer, beginning 
approximately 340 feet west of the project site (at the nearest point). The 
San Benito River is accessible to steelhead assuming sufficient flows and 
water depths are present such as those in years of high precipitation. The 
San Benito River is considered south/central California coast steelhead 
Federally Designated Critical Habitat. There are no CNDDB occurrences 
within 5 miles. The nearest recorded location is approximately 10 miles to 
the north of the project site, in Tar Creek, a tributary to the Pajaro River. 
The Pajaro River confluences with the San Benito River approximately 10 
miles downstream and northwest of the project site. Steelhead would 
most likely occur within the San Benito River and originating from the 
Pajaro River only if sufficient flows are present. 

Amphibians 

Ambystoma californiense 
 
California tiger salamander 

FT/ST 
G2G3/S2S3 

SSC 

Occurs in vernal and seasonal pools and 
associated grasslands, oak savanna, 
woodland, and coastal scrub. Needs 
underground refuges (i.e., small mammal 
burrows, pipes) in upland areas such as 
grassland and scrub habitats. 

May Occur. No suitable aquatic breeding habitat occurs within the 
project site. Grassland habitat present in the project site could provide 
suitable upland habitat if suitable breeding areas occur in the vicinity. 
There are 21 occurrences of this species recorded in the CNDDB from 
within 5 miles of the project site. One occurrence is within 0.77 mile of the 
project site located on the opposite side of the San Benito River. The 
remaining 20 occurrences of CTS are documented from 1 to 5 miles of 
the project site; however, three of these occurrences are believed to have 
been completely removed by development (extirpated). The project site is 
located approximately 1.4 miles west of designated critical habitat for this 
species; however, the project site is isolated from the critical habitat by 
urban development along SR-25. The San Benito River during the 
breeding season also poses a significant barrier to this lentic species 
when water flow is normal, as CTS is a poor swimmer not adapted to the 
strong currents of the flowing river during winter. The river would be 
considered a sink for CTS reproduction. Therefore, it is unlikely that CTS 
would disperse to the project site from locations west of the San Benito 
River. Additionally, the project site does not host a concentration of 
mammal burrows, required for estivation. This species was not observed 
during the site reconnaissance visits. However, there is a low potential for 
the species to occur during dispersal from suitable breeding habitat in the 
vicinity.  
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Table 4.4-2 
Special Status Species Known or with Potential to Occur Within the Project Site or Vicinity 

Scientific Name 
Common Name 

Status* 
Fed/State ESAs 

Global/State Rank 
CRPR or CDFW 

Habitat Requirements Potential for Occurrence within the Project Site or Vicinity 

Rana draytonii  
 
California red-legged frog 

FT/-- 
G2G3/S2S3 

SSC 

Occurs in semi-permanent or permanent 
water at least 2 feet deep, bordered by 
emergent or riparian vegetation, and 
upland grassland, forest or scrub habitats 
for estivation and dispersal. 

May Occur. No suitable aquatic breeding habitat occurs within the 
project site, however the project site could provide suitable upland habitat 
if sufficient ponding were present within the vicinity. There are 18 
occurrences of this species recorded in the CNDDB from within 5 miles of 
the site. One occurrence is within approximately 1.51 miles of the project 
site at the Ridgemark Golf Course, southeast of and within the City of 
Hollister. The remaining 17 CRLF occurrences are documented within 2 
to 5 miles, with the closest occurrence located 2.3 miles east-northeast 
and east of the City of Hollister. The project site is located approximately 
three miles from designated critical habitat, in the intact foothill and 
mountain habitat to the north. The City of Hollister is a barrier to dispersal 
to the project site from documented locations east of the city. This 
species was not observed during the site reconnaissance visits. There is 
a low potential for the species to occur during dispersal from suitable 
breeding habitat in the vicinity along the San Benito River. 

Spea hammondii 
 
Western spadefoot toad 

--/-- 
G3/S3 
SSC 

Occurs in open areas with sandy or 
gravelly soils, including mixed woodlands, 
grasslands, coastal sage scrub, chaparral, 
sandy washes, lowlands, river floodplains, 
alluvial fans, playas, alkali flats, foothills, 
and mountains. Rain pools that do not 
support bullfrogs, fish or crayfish are 
required for breeding.  

May Occur. No suitable aquatic breeding habitat occurs within the 
project site; however, the project site could provide marginal upland 
habitat. The nearest documented occurrence of the species is 
approximately 1.37 miles directly to the east of the southern portion of the 
City of Hollister; however, no CNDDB records occur in the San Benito 
River. Most recorded occurrences in the vicinity are in golf course or 
agricultural ponds. Records exist in the Tres Pinos Creek, a tributary to 
the San Benito River, approximately 12 miles upstream. If sufficient 
ponding was present within the San Benito River, this species has 
potential to occur transiently. This species was not observed during the 
site reconnaissance visit. 

Taricha torosa 
 
Coast Range newt 

--/-- 
G4/S4 
SSC 

Inhabits coastal drainages from 
Mendocino County to San Diego County. 
Lives in terrestrial habitats and will migrate 
over 1 kilometer to breed in ponds, 
reservoirs and slow moving streams.  

Not Expected To Occur. No suitable habitat for this species occurs 
within the project site. Suitable breeding habitat may occur in the San 
Benito River; however the only CNDDB record associated with suitable 
habitat at a reservoir approximately four miles to the east. This species 
was not observed during the site reconnaissance visits. 
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Table 4.4-2 
Special Status Species Known or with Potential to Occur Within the Project Site or Vicinity 

Scientific Name 
Common Name 

Status* 
Fed/State ESAs 

Global/State Rank 
CRPR or CDFW 

Habitat Requirements Potential for Occurrence within the Project Site or Vicinity 

Reptiles 

Actinemys marmorata  
 
Western pond turtle 

--/-- 
G3G4/S3 

SSC 

Occurs in rivers, ponds, freshwater 
marshes and nests in upland areas (sandy 
banks or grassy open fields) up to 1,640 
feet from water.  

May Occur (buffer only). No suitable aquatic habitat occurs within the 
project site, however the site contains suitable nesting habitat in the 
grassland areas given the proximity to the San Benito River. There are 
four CNDDB occurrences of within 1 to 3 miles of the project site. The 
nearest occurrence reported in 2005 is located approximately 1.37 miles 
east of the project site on the east side of the southern portion of the City 
of Hollister. This species was not observed during the site 
reconnaissance visits. Suitable breeding habitat occurs in the San Benito 
River. 

Coluber flagellum ruddocki 
 
San Joaquin whipsnake 

--/-- 
G5T2T3/S2? 

SSC 

Occurs in open, dry habitats with little or 
no tree cover. Found in valley grassland & 
saltbush scrub in the San Joaquin Valley. 
Needs mammal burrows for refuge and 
oviposition sites. 

May Occur. Suitable habitat occurs within the project site. There is one 
CNDDB occurrence approximately 2.7 miles to the norteast, upstream in 
the San Benito River. The project site does not contain burrows that this 
species can utilize for refuge and oviposition. This species was not 
observed during the site reconnaissance visits. The drier more open 
stretches of the San Benito River adjacent to the project site provides 
high quality habitat. 

Birds 

Accipiter cooperi 
 
Cooper’s hawk 

--/-- 
G5/S3 

-- 

Occurs in mainly open, interrupted or 
marginal type woodlands. Nests mainly in 
riparian growths of deciduous trees, such 
as canyon bottoms and river flood plains. 

May Occur (foraging and buffer only nesting). Suitable nesting habitat 
occurs within the trees found within the project site and within the San 
Benito River directly to the west, and suitable foraging habitat is present 
throughout the site. This species was not observed during the site 
reconnaissance visit. 

Agelaius tricolor  
 
Tricolored blackbird 

--/-- 
G2G3/S2 

SSC 

Requires open water, protected nesting 
substrate, and foraging area with insect 
prey within a few miles of the colony.  

Not Expected To Occur. The project site does not contain aquatic 
habitat with suitable vegetation for nesting. The San Benito River does 
not contain perennial open water adjacent to the project site. This 
species was not observed during the site reconnaissance visits. 

Aquila chrysaetos 
 
Golden eagle 

--/-- 
G5/S3 

FP 

Uncommon resident of mountainous and 
valley-foothill areas; nests on cliff ledges 
and overhangs or in large trees; forages in 
open terrain where small rodent prey is 
seen while soaring high above ground. 

Not Expected To Occur (nesting); May Occur (foraging). No nesting 
habitat occurs within the project site, however the project site does 
include suitable foraging habitat. The species is known to nest in the 
Gabilan Range west of the project site. Individual eagles would likely 
occur only as transients during foraging. This species was not observed 
during the site reconnaissance visits. 
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Table 4.4-2 
Special Status Species Known or with Potential to Occur Within the Project Site or Vicinity 

Scientific Name 
Common Name 

Status* 
Fed/State ESAs 

Global/State Rank 
CRPR or CDFW 

Habitat Requirements Potential for Occurrence within the Project Site or Vicinity 

Athene cunicularia 
 
Burrowing owl 

--/-- 
G4/S2 
SSC 

Burrow sites in open dry annual or 
perennial grasslands, deserts and 
scrublands characterized by low growing 
vegetation. Also inhabits anthropogenic 
habitats such as campuses, golf courses, 
cemeteries, airports and grazed pastures. 

May Occur. Suitable habitat occurs in all of the open habitats including 
grassland and agricultural areas that have not been developed. However, 
concentrations of suitable ground squirrel burrows were not observed on 
the project site. No individuals or sign (pellets, whitewash, feathers) of 
this species were observed during the site reconnaissance visits. 

Buteo swainsoni 
 
Swainson's hawk 

--/ST 
G5/S2 

-- 

Breeds in grasslands with scattered trees, 
juniper-sage flats, riparian areas, 
savannahs and agricultural or ranch lands. 
Requires adjacent suitable foraging areas 
such as grasslands, or alfalfa or grain 
fields that support rodent populations. 

Not Expected To Occur (nesting; May Occur (foraging)). Suitable 
foraging habitat occurs within the project site and marginal nesting 
habitat occurs immediately adjacent to the project site along the banks of 
the San Benito River. There are no CNDDB occurrences within 5 miles, 
and the only record in San Benito County is historical (1899). The project 
site includes several small to medium-sized trees that could provide 
nesting habitat for this species; however, the site is outside what is 
generally considered to be the current breeding range in California, and 
no individuals of this species or raptor nests were observed on or 
adjacent to the project site during the site reconnaissance visit. 

Coccyzus americanus 
occidentalis  
 
western yellow-billed cuckoo 

FE/SE 
G5T3Q/S1 

-- 

Riparian forest nester, along the broad, 
lower flood-bottoms of larger river 
systems. Nests in riparian comprised of 
willow and often mixed with cottonwoods, 
with an understory of blackberry, nettles, 
or wild grape. 

Not Expected To Occur. No suitable habitat for this species occurs 
within the project site, and the species was not observed during the site 
reconnaissance visits. The San Benito River lacks the riparian forest 
preferred by this species. There are no CNDDB occurrences within 5 
miles, and the only record in San Benito County is historical (1899). This 
species was not observed during the site reconnaissance visits.  

Elanus leucurus 
 
White-tailed kite 

--/-- 
G5/S3 

FP 

Occurs throughout most of California’s 
coastal and valley regions excluding the 
Cascade, Sierra Nevada, Mojave Desert, 
and Peninsular Ranges. Grasslands, dry 
farmed agricultural fields, savannahs and 
relatively open oak woodlands, and other 
relatively open lowland scrublands. 

Present. Agricultural and scrub foraging habitat exists throughout the 
project site and buffer. Prey species were also observed during the 
survey. Nesting habitat also occurs on-site and within the adjacent 
riparian buffer area. While no raptor nests were observed during the 
survey, one white-tailed kite was observed foraging over the agricultural 
habitat on-site. 

Eremophila alpestris actia 
 
California horned lark 

--/-- 
G5T3Q/S3 

-- 

Occurs in coastal regions, chiefly from 
Sonoma County to San Diego County and 
inland to San Joaquin Valley and east to 
foothills. Uses short-grass prairie, "bald" 
hills, mountain meadows, open coastal 
plains, fallow grain fields and alkali flats. 

May Occur. Suitable nesting and foraging habitat, such as grasslands, 
rangelands and agricultural fields, are found within the project site. While 
the on-site agricultural field offers marginally suitable habitat to support 
this species, the California horned lark generally prefers more sparsely 
vegetated areas. This species was not observed during the site 
reconnaissance visit. 
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Table 4.4-2 
Special Status Species Known or with Potential to Occur Within the Project Site or Vicinity 

Scientific Name 
Common Name 

Status* 
Fed/State ESAs 

Global/State Rank 
CRPR or CDFW 

Habitat Requirements Potential for Occurrence within the Project Site or Vicinity 

Falco columbarius 
 
Merlin 

--/-- 
G5/S3 

-- 

Occurs along sea coasts, tidal estuaries, 
open woodlands, savannahs, edges of 
grasslands and deserts, as well as farms 
and ranches. Clumps of trees or 
windbreaks are required for roosting in 
open country. 

Not Expected To Occur (nesting); May Occur (foraging). Suitable 
foraging habitat occurs within the project site. Merlins do not breed in 
California, preferring to breed in Alaska and Canada. They can be found 
in California from September to May. This species was not observed 
during the site reconnaissance visits. 

Falco mexicanus 
 
Prairie falcon 

--/-- 
G5/S3 

-- 

Inhabits dry grasslands, shrub-steppe, 
deserts, and other open areas up to about 
10,000 feet elevation. Utilizes cliffs for 
nesting. Will fly far afield to forage.  

Not Expected To Occur (nesting); May Occur (foraging). No suitable 
nesting habitat occurs within the project site; however the grassland and 
agricultural habitat provides suitable foraging habitat. This species was 
not observed during the site reconnaissance visits. 

Icteria virens 
 
Yellow-breasted chat 

--/-- 
G5/S3 
SSC 

Occurs as a summer resident; inhabits 
riparian thickets of willow and other brushy 
tangles near watercourses. Nests in low, 
dense riparian, consisting of willow, 
blackberry, wild grape; forages and nests 
within 10 feet of ground. 

May Occur (nesting buffer only). No suitable habitat for this species 
occurs within the project site. This species was not observed during the 
site reconnaissance visit. Suitable nesting habitat occurs within riparian 
habitat present along the San Benito River, where this species has a 
potential to occur.  

Lanius ludiovicianus 
 
Loggerhead shrike 

--/-- 
G4/S4 
SSC 

Inhabits broken woodlands, savannah, 
pinyon-juniper, Joshua tree and riparian 
woodlands, desert oases, scrub and 
washes. Prefers open country for hunting, 
with perches for scanning, and fairly 
dense shrubs and brush for nesting. 

May Occur. Suitable foraging and nesting habitat occurs within the 
project site and along the river. This species was not observed during the 
site reconnaissance visits. 

Riparia riparia  
 
Bank swallow 

--/ST 
G5/S2S3 

-- 

A colonial nester that nests primarily in 
riparian and other lowland habitats west of 
the desert. Requires vertical banks/cliffs 
with fine-textured/sandy soils near 
streams, rivers, lakes, ocean to dig 
nesting hole. 

Not Expected To Occur. No suitable habitat for this species occurs 
within the project site (e.g., vertical banks, cliffs). This species was not 
observed during the site reconnaissance visits. 

Vireo bellii pusillus  
 
Least Bell's vireo 

FE/SE 
G5T2/S2 

-- 

Occurs as a summer resident of southern 
California in low riparian in vicinity of water 
or in dry river bottoms below 2000 feet. 
Nests are built along margins of bushes or 
on twigs projecting into pathways. 

Not Expected To Occur. No suitable habitat for this species occurs 
within the project site. This species was not observed during the site 
reconnaissance visits. Suitable riparian habitat occurs along the San 
Benito River, and this species could potentially nest in suitable riparian 
habitat within the buffer. However there are no CNDDB occurrences 
within 5 miles, and the species only sporadically in central California.  
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Table 4.4-2 
Special Status Species Known or with Potential to Occur Within the Project Site or Vicinity 

Scientific Name 
Common Name 

Status* 
Fed/State ESAs 

Global/State Rank 
CRPR or CDFW 

Habitat Requirements Potential for Occurrence within the Project Site or Vicinity 

Mammals 

Antrozous pallidus 
 
Pallid bat 

--/-- 
G5/S3 
SSC 

Occurs in deserts, grasslands, shrublands, 
woodlands and forest. Most common in 
open, dry, habitats with rocky area for 
roosting. Roost must protect bats from 
high temperatures. Very sensitive to 
disturbance of roosting sites. 

Not Expected To Occur (roosting); May Occur (foraging). The project 
site could provide suitable foraging habitat for this species. No suitable 
rocky roosting habitat occurs on site. No CNDDB occurrences are 
recorded within five miles of the project site.  

Eumops perotis californicus 
 
Western mastiff bat 

--/-- 
G5T4/S3? 

SSC 

Mainly open, semi-arid to arid habitats, 
including conifer and deciduous 
woodlands, coastal scrub, grasslands, 
chaparral, etc. Roosts in crevices in cliff 
faces, high buildings, trees and tunnels.  

Not Expected To Occur (roosting); May Occur (foraging). The project 
site could provide suitable foraging habitat for this species. The nearest 
recent CNDDB occurrence is roughly 2.1 miles northwest of the project 
site. The orchard trees on the project site are unlikely to function as roost 
locations, given that the natural roosts for this species are located 
primarily in rock crevices on cliffs and large rock outcroppings  

Lasiurus blossevillii  
 
Western red bat 

--/-- 
G5/S3? 

SSC 

Roosts primarily in trees. Prefers habitat 
edges and mosaics with open areas for 
foraging and trees that are protected from 
above and open below. 

May Occur (roosting and foraging). The project site could provide 
suitable foraging habitat for this species. The trees found within the 
project site could provide roosting habitat. Given the extensive loss of 
riparian forest in the Central Valley, it is highly likely that the orchards 
serve as alternative habitat, and to some extent compensate for the loss 
of gallery riparian forest (Pierson, et. al. 2006).

Lasiurus cinereus 
 
Hoary bat 

--/-- 
G5/S4? 

-- 

Prefers open habitats or habitat mosaics, 
with access to trees for cover and open 
areas or habitat edges for feeding. Roosts 
in dense foliage of medium to large trees. 
Feeds primarily on moths. Requires water. 

Not Expected To Occur (roosting); May Occur (foraging). The project 
site could provide suitable foraging habitat for this species. All mid-
summer records are of males. Females to occur in California only in the 
fall, winter, and spring, making it unlikely that this species raises its 
young in California (Pierson, et al, 2002). Occurrences of the hoary bat in 
the vicinity of the project site are historical (1937-1938), and occur 
roughly 14.6 miles northwest of the project site. 

Taxidea taxus 
 
American badger 

--/-- 
G5/S4 
SSC 

Most abundant in drier open stages of 
most shrub, forest, and herbaceous 
habitats with friable soils. Needs sufficient 
food, friable soils, and open uncultivated 
ground. Cannot live in frequently plowed 
fields. Preys on burrowing rodents. 

May Occur. The project site could provide suitable foraging habitat for 
this species. The areas that are less disturbed such as the grassland 
could provide suitable denning for this species. This species was not 
observed during the site reconnaissance visits, and no burrows suitable 
for this species were observed. 
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Table 4.4-2 
Special Status Species Known or with Potential to Occur Within the Project Site or Vicinity 

Scientific Name 
Common Name 

Status* 
Fed/State ESAs 

Global/State Rank 
CRPR or CDFW 

Habitat Requirements Potential for Occurrence within the Project Site or Vicinity 

Vulpes macrotis mutica  
 
San Joaquin kit fox 

FE/ST 
G4T2T3/S2S3 

-- 

Occurs in annual grasslands or open 
stages with scattered shrubby vegetation. 
Requires loose sandy textured soils for 
burrowing. 

Not Expected To Occur. The project site could provide marginal 
foraging habitat and loose sandy textured soils for this species. Five 
CNDDB records occur between 1971 and 1992 within a five miles radius 
of the project site, with the nearest sighting two miles to the east prior to 
1972. The areas that are less disturbed such as the grassland and 
agricultural field could provide suitable denning for this species; however 
abundant abandoned ground squirrel burrows are not present. 
Agricultural areas provide marginal foraging habitat. While marginal 
habitat occurs for this species and a narrow migratory corridor occurs to 
the south of the project site, this species is presumed to be absent based 
on the lack of recent occurrences, fragmentation of habitat, and limited 
migratory corridors leading to the project site. Known population centers 
in the project region include the San Luis Reservoir area (20 miles to the 
northwest in western Merced County) and the Panoche Valley area (30 
miles to the southwest in eastern San Benito County). Although dispersal 
from these areas is possible, they are located at distances in excess of 
the average home range and dispersal distances for this species. 
Dispersal from these areas into the southern Santa Clara Valley is likely 
to be an irregular occurrence, and there have been no confirmed records 
of kit foxes in northern San Benito County within the past 20 years. In 
addition, this species was not observed during the site reconnaissance 
visits.  

*Status Definitions: 
FE = Federally Endangered    FT = Federally Threatened    D = Delisted  SE = State Endangered   
ST = State Threatened   SR = State Rare    SA = Special Animal FP = Fully Protected  
SSC = Species of Special Concern  CS = Regional State Focal Corridor Species G-Rank/S-Rank = Global Rank and State Rank as per NatureServe and CDFW’s CNDDB 
RareFind3.    CRPR (California Rare Plant Rank):  
 1A=Presumed Extinct in California 
 1B=Rare, Threatened, or Endangered in California and elsewhere 
 2=Rare, Threatened, or Endangered in California, but more common elsewhere  
 3=Need more information (a Review List) 
 4=Plants of Limited Distribution (a Watch List) 
 CRPR Threat Code Extension: 

.1=Seriously endangered in California (over 80 percent of occurrences threatened / high degree and immediacy of threat) 

.2=Fairly endangered in California (20-80 percent occurrences threatened) 
 3=Not very endangered in California (<20 percent of occurrences threatened)
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Habitats within a habitat linkage do not necessarily need to be identical to those habitats being 
linked. Rather, the linkage needs only to contain sufficient cover and forage to allow temporary 
utilization by species moving between core habitat areas. Habitat linkages are typically 
contiguous strips of natural areas, though dense plantings of landscape vegetation can be used 
by certain disturbance-tolerant species. Some species may require specific physical resources 
(such as rock outcroppings, vernal pools, or oak trees) within the habitat link for the linkage to 
serve as an effective movement corridor, while other more mobile or aerial species may only 
require discontinuous patches of suitable habitat to permit effective dispersal and/or migration. 
Wildlife movement corridors may occur at either large or small scales. The mountainous 
regions of the County may support wildlife movement on a regional scale, while riparian 
corridors and waterways may provide local small-scale dispersal corridors for wildlife 
movement among habitat patches throughout the County. 
 
Biologists reviewed the CDFW BIOS (2014) and the California Essential Habitat Connectivity 
Project: A Strategy for Conserving a Connected California (Spencer et al., 2010) for information on 
wildlife corridors in the region. Missing Linkages: Restoring Connectivity to the California Landscape 
and Critical Linkages: Bay Area & Beyond (Penrod, et al., 2001 and 2013) identifies movement 
corridors throughout California, including specific details on corridors in San Benito County, 
and these reports was also reviewed for information on regional wildlife movement and known 
wildlife corridors. No Essential Habitat Connectivity Areas or Linkages are mapped within the 
project site or project vicinity. The nearest mapped landscape linkages begin approximately six 
miles to the east of the project site, past the City of Hollister, in the Diablo Range. 
 
The project site is adjacent to the San Benito River, which was historically utilized as a gravel 
mine, and includes informal off-highway vehicle (OHV) trails in the project vicinity. The river 
has expanses of undeveloped natural habitat including riparian corridors that would be 
considered important for wildlife movement. Although the adjacent uplands along much of the 
San Benito River have been developed for agricultural purposes, the river bed and banks 
remain relatively undisturbed and form an effective wildlife movement corridor for a large 
number of species, including but not limited to black-tailed deer (Odocoileus hemionus), coyote 
(Canis latrans), red fox (Vulpes vulpes), cougar (Puma concolor), and, to a lesser extent, American 
badger (Taxidea taxus) and San Joaquin kit fox (Vulpes macrotis mutica), to the extent those 
species were present in the area. The undisturbed riparian habitats present along the San Benito 
River likely provide important linkages for song birds (passerines)dispersal throughout the 
central Coast Ranges. The section of the San Benito River adjacent to the project site may also 
provide an important wildlife linkage between the undeveloped Flint Hills area, with portions 
of the Gabilan Range south of Tres Pinos Creek. The west corner of the project site occurs along 
the margins of the San Benito River and as such may function as a terrestrial wildlife movement 
corridor. No federal or state jurisdictional features were detected on the project site during 
initial evaluations, reconnaissance surveys or focused botanical surveys (Olberding, 2011 and 
2014; Rincon 2014); and therefore no further evaluation of jurisdictional waters was conducted 
on the site.  
 

e. Regulatory Setting. Federal, state, and local authorities under a variety of statutes and 
guidelines share regulatory authority over biological resources. The primary authority for 
general biological resources lies within the land use control and planning authority of a local 
jurisdiction, which in this instance is San Benito County. The CDFW is a trustee agency for 
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biological resources throughout the State as defined in the California Environmental Quality 
Act (CEQA) and also has direct jurisdiction under the California Fish and Game (CFG) Code, 
which includes, but is not limited to, resources protected by the State of California under the 
California Endangered Species Act (CESA), as discussed more fully below. 

 
Federal and State. 

 
United States Fish and Wildlife Service. The USFWS implements the Migratory Bird Treaty 

Act (16 United States Code [USC] Section 703-711) and the Bald and Golden Eagle Protection 
Act (16 USC Section 668). The USFWS and NMFS share responsibility for implementing the 
Federal Endangered Species Act (FESA) (16 USC § 153 et seq.). The USFWS generally 
implements the FESA for terrestrial and freshwater species, while the NMFS implements the 
FESA for marine and anadromous species. Projects that would result in “take” of any federally 
listed threatened or endangered species are required to obtain permits from the USFWS or 
NMFS through either Section 7 (interagency consultation with a federal nexus) or Section 10 
(Habitat Conservation Plan) of FESA, depending on the involvement by the federal government 
in permitting and/or funding of the project. The permitting process is used to determine if a 
project would jeopardize the continued existence of a listed species and what measures would 
be required to avoid jeopardizing the species. “Take” under the federal definition means to 
harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect, or to attempt to engage 
in any such conduct. “Harm” is further defined by the USFWS to include the killing or harming 
special-status species due to significant obstruction of essential behavior patterns (i.e., breeding, 
feeding, or sheltering) through significant habitat modifications or degradation. Proposed or 
candidate species do not have the full protection of FESA; however, the USFWS and NMFS 
advise project applicants that they could be elevated to listed status at any time.  
 

National Marine Fisheries Service. The NMFS is a component of the National Oceanic and 
Atmospheric Administration (NOAA) and has jurisdiction over projects in which federally 
listed marine or river spawning marine fish species (anadromous) may be affected, including 
coho salmon and steelhead. 

 
United States Army Corps of Engineers. Under Section 404 of the Clean Water Act (CWA), 

the U.S. Army Corps of Engineers (USACE) has authority to regulate activities that result in 
discharge of dredged or fill material into wetlands or other “waters of the United States.” 
Perennial and intermittent creeks are considered waters of the United States if they are 
hydrologically connected to other jurisdictional waters. Although definitions vary to some 
degree, wetlands are generally considered to be areas that are periodically or permanently 
inundated by surface or groundwater, and support vegetation adapted to life in saturated soil. 
Wetlands are recognized as important features on a regional and national level due to their high 
inherent value to fish and wildlife, use as storage areas for storm and flood waters, and water 
recharge, filtration and purification functions. Technical standards for delineating wetlands 
have been developed by USACE and the USFWS, which generally define wetlands through 
consideration of three criteria: hydrology, soils, and vegetation. The term “waters of the United 
States” includes wetlands and non-wetland bodies of water that meet specified criteria as 
defined under applicable regulations. All three of the identified technical criteria discussed 
above must be met for an area to be identified as a wetland under USACE jurisdiction, unless 
the area has been modified by human activity. In general, a permit must be obtained before fill 
can be placed in wetlands or other waters of the United States. The USACE also implements the 
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federal policy embodied in Executive Order 11990, which is intended to result in no net loss of 
wetlands. In achieving the goals of the CWA, the USACE seeks to avoid adverse impacts and 
offset unavoidable adverse impacts on existing aquatic resources. Any discharge into wetlands 
or other “waters of the United States” that are hydrologically connected and/or demonstrate a 
significant nexus to jurisdictional waters would require a permit from the USACE prior to the 
start of work. Typically, when a project involves impacts to waters of the United States, the goal 
of no net loss of wetlands is met through compensatory mitigation involving creation or 
enhancement of similar habitats. 
 

California Department of Fish and Wildlife (formerly the California Department of Fish and 
Game). The CDFW derives its authority from the California Fish and Game Code (CFGC). The 
CESA (Fish and Game Code Section 2050 et seq.) prohibits take of state listed species. Take 
under CESA is restricted to direct mortality of a listed species and does not expressly prohibit 
indirect harm by way of habitat modification. The CDFW prohibits take for species designated 
as Fully Protected under the CFGC.  
 
The CFGC sections 3503, 3503.5, and 3511 describe unlawful take, possession, or destruction of 
birds, nests, and eggs. Fully protected birds (Section 3511) may not be taken or possessed except 
under specific permit. Section 3503.5 of the CFGC protects all birds-of-prey and their eggs and 
nests against take, possession, or destruction of nests or eggs. Species of Special Concern (SSC) 
is a category used by the CDFW for those species which are considered to be indicators of 
regional habitat changes or are considered to be potential future protected species. Species of 
Special Concern do not have any special legal status except that which may be afforded by the 
CFGC as noted above. The SSC category is intended by the CDFW for use as a management tool 
to include these species into special consideration when decisions are made concerning the 
development of natural lands. The CDFW also has authority to administer the Native Plant 
Protection Act (NPPA) (Fish and Game Code Section 1900 et seq.). The NPPA requires the 
CDFW to establish criteria for determining if a species, subspecies, or variety of native plant is 
endangered or rare. Under Section 1913(c) of the NPPA, the owner of land where a rare or 
endangered native plant is growing is required to notify the department at least 10 days in 
advance of changing the land use to allow for salvage of the plant(s). 
 
Perennial and intermittent streams and associated riparian vegetation, when present, also fall 
under the jurisdiction of the CDFW. Section 1600 et seq. of the CFGC (Lake and Streambed 
Alteration Agreements) gives the CDFW regulatory authority over work within the stream zone 
(which could extend to the 100-year flood plain) consisting of, but not limited to, the diversion 
or obstruction of the natural flow or changes in the channel, bed, or bank of any river, stream or 
lake. 
 

Regional Water Quality Control Board. In addition, the State Water Resources Control 
Board (SWRCB) and each of nine local Regional Water Quality Control Boards (RWQCB) are 
responsible for upholding state water quality standards. Pursuant to Section 401 of the CWA, 
projects that apply for a USACE permit for discharge of dredge or fill material, and projects that 
qualify for a Nationwide Permit must obtain water quality certification under Section 401 from 
the RWQCB. 
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The SWRCB and each of the RWQCBs also have jurisdiction over “waters of the State” pursuant 
to the Porter-Cologne Water Quality Control Act which are defined as any surface water or 
groundwater, including saline waters, within the boundaries of the State. The SWRCB has 
issued general Waste Discharge Requirements (WDRs) regarding discharges to “isolated” 
waters of the State (Water Quality Order No. 2004-0004-DWQ, Statewide General Waste 
Discharge Requirements for Dredged or Fill Discharges to Waters Deemed by the U.S. Army 
Corps of Engineers to be Outside of Federal Jurisdiction). The local RWQCB enforces actions 
under this general order for isolated waters not subject to federal jurisdiction, and is also 
responsible for the issuance of water quality certifications pursuant to Section 401 of the CWA 
for waters subject to federal jurisdiction.  
 
The Clean Water Act and associated federal regulations (Title 40 of the Code of Federal 
Regulations [CFR] 123.25(a)(9), 122.26(a), 122.26(b)(14)(x) and 122.26(b)(15)) require nearly all 
construction site operators engaged in clearing, grading, and excavating activities that disturb 
one acre or more, including smaller sites in a larger common plan of development or sale, to 
obtain coverage under a National Pollutant Discharge Elimination System (NPDES) permit for 
their stormwater discharges, and develop a Storm Water Pollution Prevention Plan (SWPP). The 
NPDES Program is a federal program which has been delegated to the State of California for 
implementation through the State Water Resources Control Board and the Regional Water 
Quality Control Boards 
 
 Local. General Plans are created by cities and counties to guide the growth and land 
development of their communities. As such, General Plans typically contain elements which 
address protection of biological resources. Typically these elements are comprised of goals, 
policies and actions which protect natural resources such as environmentally sensitive habitats, 
special status species, native trees, creeks, wetland, and riparian habitats.  

 
2035 General Plan Update. The proposed (but not yet adopted) 2035 General Plan Natural 

and Cultural Resources Element provide the following goals, policies and objectives pertaining 
to biological resources applicable to this project: 

 
Land Use Element: 
 
LU-1.8 Site Plan Environmental Content Requirements. The County shall require all submitted 

site plans, tentative maps, and parcel maps to depict all environmentally sensitive 
and hazardous areas, including: 100-year floodplains, fault zones, 30 percent or 
greater slopes, severe erosion hazards, fire hazards, wetlands, and riparian habitats. 

 
LU-1.10 Development Site Suitability. The County shall encourage development sites to avoid 

natural and manmade hazards, including but not limited to, active seismic faults, 
landslides, slopes greater than 30 percent, and floodplains. Development sites shall 
also be on soil suitable for building and maintaining well and septic systems (i.e., 
avoid impervious surfaces, high percolation or high ground water areas, and provide 
setbacks from creeks). The County shall require adequate mitigation for any 
development located on environmentally sensitive lands (e.g., wetlands, erodible soil, 
archaeological resources, important plant and animal communities).  
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Natural and Cultural Resources Element: 
 
Goal NCR-1To preserve and enhance valuable open-space lands that provide wildlife habitat and 

conserve natural, historical, archaeological, paleontological, tribal, and visual 
resources of San Benito County.  

 
NCR-1.1 Maintenance of Open Space. The County shall support and encourage maintenance of 

open space lands that support natural resources, agricultural resources, recreation, 
tribal resources, wildlife habitat, water management, scenic quality, and other 
beneficial uses. 

 
Goal NCR-2To protect and enhance wildlife communities through a comprehensive approach that 

conserves, maintains, and restores important habitat areas. 
 
NCR-2.1 Coordination for Habitat Preservation. The County shall work with property owners 

and Federal and State agencies to identify feasible and economically-viable methods of 
protecting and enhancing natural habitats and biological resources in the county. 

 
NCR-2.2  Habitat Protection. The County shall require major subdivisions within potential 

habitat of Federal- or State-listed rare, threatened, or endangered plant or animal 
species to mitigate the effects of development. Mitigation for impacts to species may 
be accomplished on land preserved for open space, agricultural, or natural resources 
protection purposes. 

 
NCR-2.4 Maintain Corridors for Habitat. The County shall protect and enhance wildlife 

migration and movement corridors to ensure the health and long-term survival of 
local animal and plant populations, in particular contiguous habitat areas, in order to 
increase habitat value and lower land management costs. As part of this effort, the 
County shall require road and development sites in rural areas to: 

 
a. Be designed to maintain habitat connectivity with a system of corridors for wildlife 
or plant species and avoiding fragmentation of open space areas; and 

 
b. Incorporate measures to maintain the long-term health of the plant and animal 
communities in the area, such as buffers, consolidation of/or rerouting access, 
transitional landscaping, linking nearby open space areas, and habitat corridors. 
 

NCR-2.5 Mitigation for Wetland Disturbance or Removal. The County shall encourage the 
protection of the habitat value and biological functions of oak woodlands, native 
grasslands, riparian and aquatic resources, and vernal pools and wetlands. The 
County shall require that development avoid encroachment and require buffers 
around these habitats to the extent practicable. The County shall further require 
mitigation for any development proposals that have the potential to reduce these 
habitats. Recreational trails and other features established within natural wetlands 
and aquatic and riparian buffer areas shall be, as long as such areas are not required 
to meet the Americans with Disabilities Act, located along the outside of the sensitive 
habitat whenever possible to minimize intrusions and maintain the integrity of the 
habitat. Exceptions to this action include irrigation pumps, roads and bridges, levees, 
docks, public boat ramps, and similar uses. In all cases where intrusions into these 
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buffers are made, only the minimum amount of vegetation necessary to construct the 
feature shall be removed. 

 
NCR-2.6 Regeneration of Oak Woodland Communities. The County shall promote the 

restoration, restocking, and protection of oak woodland habitat on public and private 
lands in the county through a combination of habitat conservation planning, inter-
agency coordination, and updated development review or tree preservation 
procedures. 

  
NCR-2.7 Mitigation of Oak Woodlands. The County shall encourage development near oak 

woodlands to be clustered to avoid, where technically or economically practical, the 
loss of heritage oak trees. The County shall require transitional buffers to help 
maintain viable ecosystems where appropriate. Where removal of trees cannot be 
avoided, the County shall require project applicants to prepare a mitigation plan that 
identifies on- or off-site tree replacement. 

 
NCR-2.8 Pre-Development Biological Resource Assessment. The County shall require the 

preparation of biological resource assessments for new development proposals as 
appropriate. The assessment shall include the following: a biological resource 
inventory based on a reconnaissance-level site survey, and an analysis of anticipated 
project impacts to: potentially occurring special-status species (which may require 
focused special-status plant and/or animal surveys); an analysis of sensitive natural 
communities; wildlife movement corridors and nursery sites on or adjacent to the 
project site; potentially jurisdictional wetlands/waterways; and locally protected 
biological resources such as trees. The assessment shall contain suggested avoidance, 
minimization, and/or mitigation measures for significant impacts to biological 
resources. 

 
NCR-2.9 Mitigation Funding and Site Protection. The County shall require that project 

applicants demonstrate that adequate funding can be provided to implement all 
required biological mitigation and monitoring activities. Habitat preserved as part of 
any mitigation and monitoring plan shall be preserved through a conservation 
easement, deed restriction, or other method to ensure that the habitat remains 
protected. 

 
NCR-2.10 Invasive Species. The County shall require that new developments avoid[] the 

introduction or spread of invasive plant species during construction by minimizing 
surface disturbance, seeding and mulching disturbed areas with certified weed-free 
native mixes, and using native or noninvasive species in erosion control plantings. 

 
NCR-4.1 Mitigation for Wetland Disturbance or Removal. The County shall consider 

implementing Regional Water Quality Control Board Basin Plan policies to improve 
areas of low water quality, maintain water quality on all drainage, and protect and 
enhance habitat for fish and other wildlife on major tributaries to the Pajaro River 
(San Benito River, Pacheco Creek) and the Silver Creek watershed. 

 
NCR-4.4 Open Space Conservation. The County shall encourage conservation and, where 

feasible, creation or restoration of open space areas that serve to protect water quality 
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such as riparian corridors, buffer zones, wetlands, undeveloped open space areas, and 
drainage canals. 

 
NCR-4.5 Groundwater Recharge. The County shall encourage new development to preserve, 

where feasible, areas that provide important groundwater recharge and stormwater 
management benefits such as undeveloped open spaces, natural habitat, riparian 
corridors, wetlands, and natural drainage areas. 

 
NCR-4.7 Best Management Practices. The County shall encourage new development to avoid 

significant water quality impacts and protect the quality of water resources and 
natural drainage systems through site design, source controls, runoff reduction 
measures, and best management practices (BMPs). 

 
NCR-4.11 Reclaimed Water. The County shall require, where feasible, the use of reclaimed 

water irrigation systems in new development wherever possible. 
 
Local Ordinances. Some resources are afforded protection through local ordinances such 

as those that protect trees, riparian corridors, and environmentally sensitive habitats. The 
County of San Benito has County code provisions which protect natural resources and 
addresses compliance with environmental regulations. On April 7, 2015, the County Board of 
Supervisors amended Chapter 25.29 San Benito County Code to adopt an ordinance regulating 
the removal and trimming of mature trees. This ordinance applies only to Single-Family 
Residential (R1) and Residential Mixed (RM) zones. The project site is currently designated 
Agriculture Productive (AP) under the County zoning code. However, the project would rezone 
the site to R1. Therefore, upon approval of the proposed rezone, this ordinance would apply to 
the site. 
 
Section 25.29.216(J) exempts the following: When trees are removed as part of a development project 
that has been considered under CEQA, and (a) the project considered the removal of designated trees, or 
(b) the removal of the trees is contained in a landscape plan submitted in compliance with a condition of 
approval for the approved project. Mature tree removal is evaluated under the CEQA analysis in 
this EIR (refer to Impact B-2); therefore, mature tree removal for the proposed project would be 
exempt from individual tree permit requirements.  

 
San Benito County Code. 
 
Title 19 (Land Use and Environmental Regulations), Chapter 19.17 (Grading, Drainage and 
Erosion Control), Section 19.17.005 (Riparian Protection). Grading activity shall not take place 
within 50 feet (measured horizontally) from the top of the bank of a stream, creek, river or within 
50 feet of a wetland or other body of water. 
 
Title 19 (Land Use and Environmental Regulations), Chapter 19.19 – Habitat Conservation Plan 
Study Area, Section 19.19.001 (Purpose) 

 
The purpose of this chapter is to: 

 
(A) Provide a method for financing development and implementation of a habitat 

conservation plan and a § 10(a) permit under the Endangered Species Act of 1973 (16 
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U.S.C. §§ 1531 et seq.) for the San Benito County habitat conservation plan study 
area. It is the further purpose of this chapter to provide a method for mitigation of 
adverse impacts to federally protected endangered species caused by development of 
habitat during the preparation of a habitat conservation plan, and provide for habitat 
mitigation as identified in the habitat conservation plan. 

  
(B) Provide for the establishment of fees which, upon payment, will satisfy U.S. Fish and 
Wildlife Service, as well as county, mitigation requirements for endangered species and 
their habitats which may occur within the area of the county designated herein pending 
completion and adoption of a habitat conservation plan and issuance of a § 10(a) permit. 

  
 Title 19 (Land Use and Environmental Regulations), Chapter 19.33 – Management and 
Conservation of Woodlands (Purposes) 
 

The purpose of this chapter is to: 
 

(A) Establish regulations for the conservation and protection of woodlands in the 
unincorporated areas of San Benito County by limiting tree removal in a manner which 
allows for reasonable use and enjoyment of the property. The Interim Woodlands 
Management Ordinance codified in this chapter will stay in effect until such time as it is 
replaced by a successor woodland management ordinance. 

 
(B) This chapter is intended to: 

(1) Control the removal of protected woodlands and maintain and enhance tree cover on 
improved and unimproved property to ensure that values and benefits provided by native 
trees are realized; 
(2) Prevent the unpermitted wholesale removal of a majority of native trees on a parcel 
prior to application for a development permit; 
(3) Protect woodland environments on agricultural land through an educational outreach 
program; and 
(4) Educate residents of the county about the functions, benefits and values of woodlands 
to further the protection, conservation and regeneration of trees. 

 
(C) The Board of Supervisors of the County of San Benito finds it in the public interest to 
adopt a woodland conservation and protection ordinance for the purpose of promoting the 
health, safety and general welfare of the residents of San Benito County. 

 
4.4.2 Impact Analysis 
 

a. Methodology and Significance Thresholds. The evaluation of biological resources is 
based on the Biological Resources Assessment prepared by Olberding Environmental in 2011 (see 
Appendix C) and the Habitat Assessment for California Tiger Salamander, California Red-legged Frog 
and Western Spadefoot Toad prepared by Olberding Environmental in 2014 (see Appendix D). 
Data on biological resources were collected from numerous sources, including, among others, 
relevant literature, maps of natural resources, and data on special status species and sensitive 
habitat information obtained from the CNDDB (California Department Fish and Wildlife, 2014), 
BIOS (California Department Fish and Wildlife, 2014), CWHR (California Department Fish and 
Wildlife, 2008), Online Inventory of Rare, Threatened, and Endangered Plants of California (California 
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Native Plant Society, 2014), and IPaC (U.S. Fish and Wildlife Service, 2014a). The USFWS 
Critical Habitat Mapper (2013a) and NWI (2013c) were also queried. In conjunction with the 
Habitat Assessments and queries, Rincon conducted a site visit on October 7, 2014, to 
characterize the existing conditions within the project site, to confirm the accuracy of these 
Habitat Assessments and the consistency of their findings.  

 
 Evaluation Criteria. The following thresholds are based on Appendix G of the State 
CEQA Guidelines. Impacts would be significant if the project would result in any of the 
following: 
 

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

2) Have a substantial adverse effect on any riparian habitat or other sensitive natural 
community identified in local or regional plans, policies, regulations or by the 
California Department of Fish and Game or U.S. Fish and Wildlife Service; 

3) Have a substantial adverse effect on federally protected wetlands as defined by 
Section 404 of the Clean Water Act (including, but not limited to, marsh, vernal 
pool, coastal, etc.) through direct removal, filling, hydrological interruption, or other 
means; 

4) Interfere substantially with the movement of any native resident or migratory fish or 
wildlife species or with established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites; 

5) Conflict with any local policies or ordinances protecting biological resources, such as 
a tree preservation policy or ordinance; and/or 

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

 
The proposed project is not located within the boundaries of an adopted Habitat Conservation 
Plan, Natural Community Conservation Plan or other approved conservation agreement within 
the County (Threshold number 6). Similarly, the project is consistent with the San Benito 
County General Plan policies that protect biological resources (listed above and assessed in 
Section 4.10, Land Use). No oak trees are proposed for removal, as none are located on the 
project site, and the mature on-site non-native olive and on- and off-site walnut trees proposed 
for removal would be exempt from the permit requirements of the recently adopted San Benito 
County Tree Protection Ordinance (2015), because the project will have undergone CEQA 
analysis [(§ 25.29.216(J)] (Threshold number 5). Additionally, no special status plant species are 
present or have the potential to occur on-site (refer to Table 4.4-2); therefore, no impacts to 
special status plant species would occur (Threshold number 1). Therefore, these issues are not 
discussed further in this section. Further discussion regarding these issues can be found in 
Section 4.15, Effects Found not to be Significant.  
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b. Project Impacts and Mitigation Measures. 
 
Impact B-1 Implementation of the proposed project would impact special 

status animal species. Potential impacts to special status animal 
species are significant but mitigable. [Threshold number 1]  

 
Thirty special status animal species were evaluated for their potential to occur within the project 
site (Table 4-4.2). Of those, a total of twenty were determined to have some potential to occur 
within or adjacent to the proposed project (within 500 feet). Potential for occurrence of these 
species is primarily in the natural riparian habitat associated with the edge of the San Benito 
River adjacent to the project site, and within scrub habitat in the western portion of the project 
site. Many of these species would not be expected to occur within the agricultural portions of 
the project site (given the substantial amount of disturbance as a result of annual discing and 
other agricultural-related activities), and are unlikely to occur within the fallow orchard because 
of a lack of natural habitat within these portions of the project site. The majority of species 
would be expected to occur in the grassland/coyote scrub habitat or in the adjacent riparian 
habitat along the San Benito River. Potential impacts to sensitive species that could potentially 
occur are summarized in Table 4.4-2, and species with a potential to be impacted are discussed 
in more detail below. 
 
The species discussed below include which may occur (or nest), as discussed in Table 4.4-2 
(above). 

 
Steelhead (Oncorhynchus mykiss irideus, South-central California coast DPS). The steelhead is 

federally threatened and a state Species of Special Concern, with critical habitat designated in 
the San Benito River channel. Steelhead would most likely only occur transiently within the San 
Benito River, as the flow pattern within the river is generally unfavorable for spawning and 
development. At its closest point to the project site the San Benito River is located 
approximately 275 feet to the west of the project site. The San Benito River occurs outside the 
boundary of the project site and no riparian or aquatic habitat is present on-site; therefore, no 
direct impacts to steelhead would occur from project development. Indirect impacts from 
construction and operation would be avoided through adherence to federal, state, and local 
stormwater regulations that address off-site stormwater run-off and sedimentation. These 
regulations and impacts associated with erosion and sedimentation are further discussed in 
Section 4.9, Hydrology and Water Quality.  
 

California tiger salamander (Ambystoma californiense). The California tiger salamander 
(CTS) Central California distinct population segment is federally and state Threatened. CTS 
require vernal and seasonal pools for breeding and upland habitats, such as grasslands and 
scrub habitats, with small mammal burrows for dispersal and aestivation during the non-
breeding season. Breeding takes place after the first rains in late fall and early winter, when the 
wet season allows the salamanders to migrate to the nearest pond. CTS have also been known 
to breed in man-made agricultural ponds as well. CTS have been documented within ponds in 
the Flint Hills Area. The nearest documented occurrence of CTS is approximately 0.77 mile of 
the project site located to the west on the opposite side of the San Benito River. No suitable 
aquatic breeding habitat occurs within the project site, and the project site lacks sufficient 
required burrow habitat for aestivation. The San Benito River is generally flowing during the 
breeding season which poses a significant barrier to this lentic species, as CTS is a poor 
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swimmer not adapted to the strong currents, high flows, and velocities of the flowing river 
during winter. Therefore, the San Benito River acts as a barrier to dispersal to and from known 
locations across the river to the project site and vicinity during breeding, when the CTS species 
is active. Impacts would likely only occur if CTS are found within the construction footprint 
when dispersing between breeding ponds and upland habitats (grasslands) near (within two 
miles) of breeding habitat, which could only occur during periods of heavy rainfall. If present, 
individuals could be significantly impacted during construction and grading during the 
breeding season within or in the vicinity of suitable aquatic habitats, or if individuals are 
migrating between aquatic habitats. However, based on the project site conditions and the facts 
described above, the potential for impacts is low and these impacts would be potentially 
significant but mitigable to a less than significant level with implementation of below-
referenced mitigation measures.  
 

California red-legged frog (Rana draytonii). The California red-legged frog (CRLF) is 
federally Threatened and a state Species of Special Concern. Critical habitat for the CRLF is 
mapped in the Gabilan Range, beginning approximate 3.5 miles to the south of the project site. 
This species is likely to occur within the San Benito River and have the potential to breed in 
backwaters of the San Benito River and its tributaries, assuming sufficient water was present. It 
should be noted that CRLF are not precluded from traversing agricultural areas (Bulger et al., 
2003). No suitable aquatic breeding habitat occurs within the project site. Based on the distance 
from suitable aquatic habitat within the San Benito River (250 feet at its closest location), this 
species has a low potential to be present in on-site terrestrial habitats (e.g., annual non-native 
grassland, or adjacent agricultural areas). The project site does not contain sufficient burrows 
that this species requires for estivation (Olberding, 2014). Additionally, this species would only 
have the potential to occur on-site during periods of heavy rainfall, which may facilitate 
temporary ponds and aquatic habitat in suitable areas within existing distributed riparian 
habitat directly west of the project site. During a heavy rainy season, foraging may occur in 
upland habitat adjacent to ponds. If present, individuals could be significantly impacted during 
construction and grading within or in the vicinity of suitable aquatic habitats or adjacent 
terrestrial upland refuge. However, based on the project site conditions and the facts described 
above, the potential for impacts is low and these impacts would be potentially significant but 
mitigable to a less than significant level with implementation of below-referenced mitigation 
measures 
 
 Western spadefoot toad (Spea hammondii). The western spadefoot is a state Species of 
Special concern. Western spadefoots require vernal and seasonal pools for breeding, and upland 
habitats that contain loose sandy soils for aestivation/refuge during the non-breeding season. 
Western spadefoots have also been known to breed in man-made agricultural ponds. Breeding 
takes place after heavy rainfall and the formation of temporary shallow rain pools, typically 
from January to May, peaking in February and March, but this spadefoot is an opportunistic 
breeder, physiologically capable of breeding at any time if conditions are favorable (Ervin & 
Cass, 2007). As this species only breeds in still, fresh water (obligate lentic breeder) , it is not 
anticipated that the species would be capable of successful breeding in the San Benito River, 
which experiences strong currents, high flows, and velocities during the rainy season and 
quickly dries following the rainy season. No occurrences are recorded along the entire San 
Benito River. However, portions of the San Benito River and its tributaries with sufficient pools 
of water may provide habitat. Records of occurrences in the vicinity are generally associated 
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with agricultural or golf course ponds. No suitable aquatic breeding habitat occurs within the 
project site. The majority of the site consists of regularly deep-disced and plowed agricultural 
fields which are unsuitable as aestivation habitat for western spadefoot toad. The area that 
parallels the San Benito River floodplain in the northwestern portion of the project site contains 
appropriate sandy, friable soils for aestivation; however, the extensive use of the site for dirt 
bike recreation has rendered the area unsuitable for long-term occupation by the species.8 If 
present, individuals could be significantly impacted during construction and grading within or 
in the vicinity of suitable aquatic habitats or adjacent terrestrial upland refuge. However, based 
on the project site conditions and the facts described above, the potential for impacts is low and 
these impacts would be potentially significant but mitigable to a less than significant level with 
implementation of below-referenced mitigation measures. 
 

Western pond turtle (Emys marmorata). The western pond turtle is a state Species of 
Special Concern that occurs in both permanent and intermittent waters, and prefers pools and 
slow-moving deep water with vegetation and debris that can serve as basking sites. Portions of 
the San Benito River and its tributaries with openings in the canopy and pools of water may be 
suitable for this species, and the species has been recently (2001) recorded in pooled area of the 
San Benito River three miles downstream from the project site. Unlike the western spadefoot 
toad and CTS, the pond turtle is active February to November, when heavy San Benito River 
flows are generally not present and not a barrier to dispersal. The species estivates during 
summer droughts by burying itself in soft bottom mud. No suitable aquatic breeding estivation 
habitat occurs within the project site. Between April and August, females climb onto land to dig 
a nest (oviposition), usually along stream or pond margins. Terrestrial habitats in the vicinity of 
suitable aquatic habitat along the San Benito River would also provide suitable nesting habitat 
for this species. However, the project site does not contain sufficient burrows that this species 
can utilize for refuge/aestivation and oviposition. Impacts to the Western Pond turtle, if 
present, would be potentially significant but mitigable to a less than significant level with 
implementation of below-referenced mitigation measures. 
 

San Joaquin whipsnake (Masticophis flagellum ruddocki) (coachwhip). The San Joaquin 
whipsnake (coachwhip) is a state Species of Special Concern. This species is typically found in 
open habitats such as grasslands and shrublands that contain little or no trees. The fallow 
agricultural field and scrub habitat on-site contains few trees, but because of past disturbance 
contains limited value and function. These habitat types that contain small mammal burrows 
are also important for refuge as well as oviposition. The project site does not contain sufficient 
burrows that this species can utilize for refuge and oviposition. If present, individuals could be 
significantly impacted if construction of the proposed project unearths brumating individuals 
or injures/kills individuals traversing the site. These impacts would be potentially significant 
but mitigable to a less than significant level with implementation of below-referenced 
mitigation measures. 
 

Burrowing owl (Athene cunicularia). The burrowing owl is a state Species of Special 
Concern that typically occurs in open habitats with low growing vegetation such as grasslands 
and shrublands. This species nests in and is highly dependent on the burrows of small 
mammals, most notably California ground squirrel (Otospermophilus beecheyi). This species could 

                                                      
8 Brattstrom and Bondello (1983) found spadefoot toads (Scaphiopus couchi) undergoing estivation to respond to motorcycle 
sounds (up to 95 decibles at 0.4-4.4 Hz) by leaving burrows.  
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potentially nest in any of the grassland and scrub habitats that are found within the project site 
containing suitable nesting burrows. However, the project site does not contain sufficient 
burrows that this species requires for nesting. Other grassland and shrubland areas in the 
vicinity of suitable nesting habitat likely also provide suitable foraging habitat. If present, 
individuals could be impacted from construction of the proposed project in or adjacent to 
nesting or overwintering habitat; however, the potential for impacts would be limited to the 
nesting season and these impacts would be potentially significant but mitigable to a less than 
significant level with implementation of below-referenced mitigation measures.  
 

White-tailed kite (Elanus leucurus). White-tailed kites are Fully Protected under the CFGC. 
Numerous nesting opportunities are available within the proposed project and buffer, 
especially those larger trees found near the San Benito River. White-tailed kites forage in annual 
grasslands, farmlands, orchards, chaparral, and at the edges of marshes and meadows. They are 
found nesting in trees and shrubs such as willows (Salix sp.), California sycamore (Platanus 
racemosa), and live oak (Quercus agrifolia) often near marshes, lakes, rivers, or ponds. This raptor 
often hovers while inspecting the ground below for prey. Annual grasslands are considered 
good foraging habitat for white-tailed kites, which will forage in human-impacted areas. If 
white-tailed kites are nesting near the project site or the San Benito River, construction of the 
proposed project may be disruptive and cause nest failure due to noise and above-normal 
human presence. The impact could be substantial if a breeding site were located adjacent to the 
construction long the western property line. However, these impacts would only occur during 
the nesting season, and these impacts would be potentially significant but mitigable to a less 
than significant level with implementation of below-referenced mitigation measures.  

 
Cooper’s hawk (Accipiter cooperi). The Cooper’s hawk is a state Watch List species that 

typically occurs and nests in woodland habitats such as riparian growths within river 
floodplains. This species is most likely to nest in the riparian growths of deciduous tree species 
located along the San Benito River floodplain. Impacts could result if construction of the 
proposed project occurs in or adjacent to nest habitat; however, the potential for impacts would 
be limited to the nesting season and these impacts would be potentially significant but 
mitigable to a less than significant level with implementation of mitigation measures B-1(f) 
requiring construction best management practices and B-2 requiring nesting birds surveys.  

 
California Horned Lark (Eremophila alpestris actia). The California horned lark is a 

California Species of Special Concern, and typically inhabits dry, open grasslands and alkali 
flats. California horned larks prefer open terrain where they construct nests on the ground, 
often in sparsely vegetated areas. The highest nesting densities are generally found in annual 
grassland and oak savannah habitats in the foothill regions. Impacts could result if construction 
of the proposed project component occurs in or adjacent to nest habitat; however, the potential 
for impacts would be limited to the nesting season, and these impacts would be potentially 
significant but mitigable to a less than significant level with implementation of mitigation 
measures B-1(f) requiring construction best management practices and B-2 requiring nesting 
birds surveys.  
 

American Badger (Taxidea taxus). The American badger is a burrowing carnivore in the 
Mustelid (weasel) family, and a California species of special concern. It is an uncommon, 
permanent resident found throughout most of the state, except in the northern North Coast 
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area, and is most abundant in drier open stages of most shrub, forest, and herbaceous habitats, 
with friable soils. They prey on burrowing (fossorial) rodents including rats, mice, chipmunks, 
and especially ground squirrels and pocket gophers, as well as some reptiles, insects, 
earthworms, eggs, birds, and carrion. Badger home ranges vary with geographic area, season, 
and food distribution, but general home range size is between approximately 395 acres and 
2,100 acres. Diet shifts seasonally and yearly in response to availability of prey. Badgers dig 
burrows in friable soil for cover and frequently reuse old burrows, although some may dig a 
new den each night, especially in summer. If present, impacts to American Badger would be 
potentially significant due to vegetation removal and grading, but such impacts would be 
mitigable to a less than significant level with implementation of below-referenced mitigation 
measures. 
 

Western Red bat (Lasiurus blossevillii). The western red bat is a California Species of 
Special Concern. Given the extensive loss of riparian forest in the Central Valley, it is highly 
likely that the orchards serve as alternative habitat, and to some extent compensate for the loss 
of the once extensive riparian forests(Pierson, et. al. 2006). It is unlikely construction of the 
proposed project would impact foraging bats since construction hours would most likely occur 
outside of this species nocturnal feeding period. The removal of a small amount of marginal 
foraging habitat (e.g., agricultural fields) would not significantly impact any bats, including the 
western red bat. The species have the potential to roost in on-site and off-site walnut and olive 
trees proposed for removal, and within any large cottonwood or sycamore trees within the 
adjacent San Benito riparian corridor. Red bats are non-colonial, with the only roosting group 
being adult females and their young. Whereas most bats in the vesper (vespertilionid) bat 
family have a single young per year, red bats have litters of up to five young, born from late 
spring to early summer. The most critical time, known as the non-volant period, occurs during 
the breeding season when juveniles are present, but are not yet ready to fly. Impacts would 
occur if removal of maternity roosts occurred during the breeding season, because unlike adult 
bats, juvenile bats are unable to escape impacts. Impacts to maternity roosts during the breeding 
season would be potentially significant but mitigable to a less than significant level with 
implementation of below-referenced mitigation measures.  
 

Mitigation Measures. To reduce impacts to special status animal species, the 
following mitigation measures are required:  
 

B-1(a)  California Tiger Salamander (CTS) and Red legged Frog (RLF) 
Pre-construction Survey and Impact Avoidance. Not less than 14 
days prior to the start of any construction activities (including 
staging and mobilization), a qualified biologist shall conduct pre-
construction surveys within suitable habitat on-site and within the 
500-foot buffer area near the San Benito River. The biologist shall 
also oversee installation of exclusion fencing where suitable 
habitat is present to prevent these species from entering active 
work areas. If no CTS or RLF are observed, no further mitigation 
is necessary. 

 
 If either of these species, during all life stages, are identified 

within the work area, construction and grading in these areas 
shall be halted, and the County, CDFW, and USFWS shall be 
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contacted immediately. Relocation and avoidance strategies shall 
be approved by the County in consultation with CDFW and 
USFWS.  

  
 A report of survey efforts shall be submitted to the County 

Resource Management Agency, Planning and Land Use Division, 
CDFW, and USFWS within 30 days of completion to document 
compliance. The report shall include the dates, times, weather 
conditions, aquatic and terrestrial habitat conditions, agency 
consultation if individuals are discovered, and personnel involved 
in the surveys.  

 
B-1(b)  Western Pond Turtle, Western Spadefoot Toad, and San Joaquin 

Whipsnake (Coachwhip): Pre-construction Survey, Capture, and 
Relocation. Not less than 14 days prior to the start of any 
construction activities (including staging and mobilization), a 
qualified biologist shall conduct surveys for western pond turtle, 
western spadefoot toad, and San Joaquin Whipsnake (coachwhip) 
within suitable habitat on the project site and within the 500-foot 
buffer area near the San Benito River. The biologist shall also 
oversee installation of exclusion fencing where suitable habitat is 
present to prevent these species from entering active work areas. 
If any of these species are identified within the work area they 
shall be captured and relocated to suitable habitat within the same 
or nearest suitable habitat. CNDDB Field Survey Forms shall be 
submitted to the CDFW for all special status animal species 
observed. The relocation site shall include suitable micro habitat 
and ecological features for each species as follows: 
 Western pond turtle habitat shall include a pool surrounded by 

vegetation for escape cover. 
 Western spadefoot toad habitat shall include open sandy or gravely 

areas within the San Benito River. 
 San Joaquin Whipsnake (coachwhip) habitat shall include suitable 

small mammal burrows to provide immediate escape and cover. 
 
 If any of these species are observed by construction personnel 

within or adjacent to the project area, all work within the vicinity 
of the observation shall be halted and the qualified biologist shall 
be notified immediately to evaluate the occurrence and relocate 
the animal as necessary. Only a qualified biologist shall capture 
and relocate wildlife. Construction personnel are not permitted to 
handle animals. 

 
 A report of all pre-construction survey efforts shall be submitted 

to the County Resource Management Agency, Planning and Land 
Use Division and CDFW within 30 days of completion of the 
survey effort to document compliance. The report shall include 
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the dates, times, weather conditions, and personnel involved in 
the surveys and monitoring. The report shall also include for each 
captured special status animal, the UTM coordinates and habitat 
descriptions of the capture and release site (in UTM coordinates), 
the length of time between capture and release, and the general 
health of the individual(s).  

 
B-1(c)  Burrowing Owl Pre-construction Surveys, Avoidance, and / or 

Exclusion. A qualified biologist shall conduct a pre-construction 
clearance survey prior to ground disturbance activities within all 
suitable habitat to confirm the presence/absence of burrowing 
owls. The surveys shall be consistent with the recommended 
survey methodology provided by CDFW (2012). Clearance 
surveys shall be conducted within 14 days prior to any 
construction and ground disturbance activities. If no burrowing 
owls are observed, no further actions are required. 

 
 If burrowing owls or active burrows are detected during the pre-

construction clearance surveys, avoidance buffers shall be 
implemented in accordance with the CDFW (2012) and Burrowing 
Owl Consortium (1993) minimization mitigation measures. If 
Burrowing owls are detected, prior to ground disturbance, 
coordination with the CDFW by a qualified biologist shall occur to 
establish the appropriate avoidance buffer distances specific for 
the project’s activities and level of expected disturbance.  

 
 If avoidance of burrowing owls is not feasible, a Burrowing Owl 

Exclusion Plan and Mitigation and Monitoring Plan shall be 
developed by a qualified biologist in accordance with the CDFW 
(2012) and Burrowing Owl Consortium (1993). The Plan shall be 
provided to the applicable local CDFW office prior to 
implementation. A qualified biologist shall coordinate with the 
CDFW to determine the appropriate exclusion methods (passive 
or active relocation) for the project to relocate burrowing owls to a 
suitable offsite location. Relocation of owls can only occur during 
the non-breeding season.  

 
 A report of all pre-construction survey efforts shall be submitted 

to the County Planning and Land Use Division and CDFW within 
30 days of completion of the survey effort to document 
compliance. The report shall include the dates, times, weather 
conditions, and personnel involved in the surveys and 
monitoring. The report shall also include each observed special 
status animal, the UTM coordinates and habitat descriptions. If 
relocation is required, separate reporting as required within the 
Burrowing Owl Exclusion Plan and Mitigation and Monitoring 
Plan shall also be submitted to the County Resource Management 
Agency, Planning and Land Use Division and CDFW.  
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B-1(d) American Badger Pre-construction Surveys and Impact 
Avoidance. A qualified biologist shall conduct pre-construction 
clearance surveys for American badger within the project site. 
Clearance surveys should be conducted for American badger, 
within 14 days of the start of any ground-disturbing activity. 
Surveys need not be conducted for all areas of suitable habitat at 
one time; they may be phased so that surveys occur within 14 
days of that portion of the site being disturbed. If no potential 
American badger individuals or dens are present, no further 
mitigation is necessary. 

  
 If special status species are detected or potential American badger 

dens are present, the following measures shall be implemented:  
 If the qualified biologist determines that potential American badger 

dens are inactive, the biologist shall excavate these dens during the 
first clearance survey. The dens shall be excavated by hand with a 
shovel to prevent badgers from re-use during construction. 

 If the qualified biologist determines that potential dens may be active, 
an on-site passive relocation program shall be implemented. This 
program shall consist of excluding badgers from occupied burrows 
by installation of one way doors at burrow entrances, remote camera 
monitoring of the burrow for one week to confirm usage has been 
discontinued, and excavation and collapse of the burrow to prevent 
reoccupation. After the qualified biologist determines that badgers 
have stopped using active dens within the project boundary, the dens 
shall be hand-excavated with a shovel to prevent re-use during 
construction. 

 Construction activities shall not occur within 30 feet of active badger 
dens.  
 

 A report of all pre-construction survey efforts shall be submitted 
to the County Resource Management Agency, Planning and Land 
Use Division and CDFW within 30 days of completion of the 
survey effort to document compliance. The report shall include 
the dates, times, weather conditions, and personnel involved in 
the surveys and monitoring. The report shall also include each 
observed special status animal, the UTM coordinates and habitat 
descriptions, a description of any passive relocation if applicable. 

 
B-1(e) Western Red Bat Pre-Construction Surveys and Impact 

Avoidance. A qualified biologist shall conduct a western red bat 
roost-habitat assessment and conduct presence/absence surveys 
for special status western red bats where suitable maternity 
roosting habitat is present (e.g., orchards, mature trees) during the 
breeding season (approximately August 1 to October 1). Surveys 
shall be conducted using acoustic detectors and by searching tree 
cavities, crevices, and other areas where western red bats may 
roost. Surveys shall be conducted not more than 30 days prior to 
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initiation of construction activities during the western red bat 
breeding season. 

 
 Areas where bats’ maternity roosts are located shall be avoided 

where feasible. If a maternity colony has become established, all 
construction activities shall be postponed within a 500-foot buffer 
around the maternity colony until it is determined by a qualified 
biologist that the young have dispersed. Bat roosts shall be 
removed under the supervision of the qualified biologist after the 
breeding season has ended but before the onset of winter when 
temperatures are too cold for bat movement.  

 
A report of survey efforts shall be submitted to the County 
Resource Management Agency, Planning and Land Use Division 
and CDFW within 30 days of completion of the surveys to 
document compliance. The report shall include the dates, times, 
weather conditions, and personnel involved in the surveys, and if 
maternity roosts are observed and avoided.  
 

B-1(f) Construction Best Management Practices. To avoid impacts to 
aquatic and terrestrial habitats, the following construction Best 
Management Practices (BMPs) shall be incorporated into all 
grading and construction plans: 
 Designation of a 15 mile per hour speed limit in all construction 

areas. 
 All vehicles and equipment shall be parked on pavement, existing 

roads, and previously disturbed areas, and clearing of vegetation for 
vehicle access shall be avoided to the greatest extent feasible.  

 The number of access routes, number and size of staging areas, and 
the total area of the activity shall be limited to the minimum 
necessary to achieve the goal of the project. 

 Designation of equipment washout and fueling areas to be located 
within the limits of grading at a minimum of 100 feet from areas that 
drain into waters, wetlands (i.e., the San Benito River), or other 
sensitive resources as identified by a qualified biologist. Washout 
areas shall be designed to fully contain polluted water and materials 
for subsequent removal from the site.  

 Daily construction work schedules shall be limited to daylight hours 
only, consistent with applicable County code provisions noted in 
Section 4.11, Noise. 

 Mufflers shall be used on all construction equipment and vehicles 
shall be in good operating condition. 

 Drip pans shall be placed under all stationary vehicles and 
mechanical equipment. 

 All trash shall be placed in sealed containers and shall be removed 
from the project site a minimum of once per week. 

 No pets are permitted on project site during construction. 
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Significance After Mitigation. With implementation of the above mitigation measures, 
potential direct and indirect impacts to sensitive animal species would be reduced to a less than 
significant level. Given the low potential for the California tiger salamander and California red-
legged frog to occur, surveys consistent with USFWS protocols are not required. Standard pre-
construction surveys, with relocation and consultation if detected, would adequately mitigate 
project impacts to California tiger salamander and California red-legged frog.  
 

Impact B-2  Construction of the proposed project could directly impact 
nesting raptors and other avian species protected under existing 
regulations by causing injury, death, or nest failure. Potential 
impacts to nesting birds are significant but mitigable. [Threshold 
number 1] 

 
The Federal Migratory Bird Treaty Act (MBTA) and CFGC (§§ 3503, 3503.5, 3511, 3513, and 
3800) protect most native birds. In addition, the federal and state endangered species acts 
protect some bird species listed as threatened or endangered. CFGC Code § 3513 relies on the 
MBTA by prohibiting any take or possession of birds that are designated by the MBTA as 
migratory nongame birds, except as allowed by federal rules and regulations promulgated 
pursuant to the MBTA. In addition, CDFG Codes (§§ 3503, 3503.5, 3511, and 3800) further 
protect nesting birds, including song birds (passerine), raptors, and state “fully protected” 
birds. Project-related impacts to birds protected by these regulations would occur during the 
breeding season, because unlike adult birds, eggs and chicks are unable to escape impacts. 
 
Nesting birds may potentially occur within vegetation on and adjacent to the project site in trees 
and shrubs. For the purposes of this analysis, it is assumed that vegetation over the entire 
project site would be removed. This would include the removal of walnut trees, which are part 
of the remnant orchard located in the northern approximately 12 acres of the site. In addition, 
two Olive trees (Olea europaea) and a California black walnut (Juglans californica) located at the 
southern end of the site, adjacent to Hospital Road, would be removed, as would remnant black 
walnut and Mexican elderberry (Sambucus mexicana) trees, located on the southwest side of the 
property. Removal of some walnut trees would also be required off-site to construct the 
proposed 100-foot diameter turnaround on the Bray property, as described in Section 2.4.3 in 
Section 2.0, Project Description. Lastly, San Benito River riparian communities located adjacent to 
the project site provide nesting habitat for a variety of birds including owls, raptors, and 
songbirds that may be located within the disturbance buffers (500 feet for raptors, 300 feet for 
most species) recommended by CDFW. If land clearing, construction, and grading of the project 
site occurs within the nesting bird season (February 1 through August 31), the proposed project 
could potentially impact nesting birds protected under MBTA and CFG Code. Nesting birds 
present within the grading footprint during grading activities would be directly and indirectly 
impacted by the proposed project. Observed raptor species include the red tailed hawk and red 
shouldered hawk. The California horned lark, Cooper’s hawk, burrowing owl, white-tailed kite, 
and yellow-breasted chat (all of which are special-status birds) occur or have the potential to 
nest on-site or within 500 feet of the grading footprint (buffer), including within the San Benito 
River riparian habitat. These species, as well as many non-special-status species that may nest 
on or near the project site, may potentially be disturbed by noise, human presence, lighting, or 
grading activities associated with the proposed project, which could cause nesting failure and 
the loss of eggs or nestlings. Disruption of nesting and loss of active bird nests from 
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construction and site preparation would be a significant impact to nesting birds. Mitigation 
measures to protect nesting birds from potential impacts are described further below.  
 

B-2 Pre-construction Surveys for Nesting Birds and Raptors. For 
construction activities occurring during the nesting season 
(generally February 1 to August 31), surveys for nesting birds and 
raptors covered by the CFC and the MBTA (including, but not 
limited to special status species including the California horned 
lark, Cooper’s hawk, burrowing owl, white-tailed kite and yellow-
breasted chat) shall be conducted by a qualified biologist no more 
than 14 days prior to initiation of any construction activities, 
including construction staging and vegetation removal. The 
surveys shall include the entire disturbance areas plus a 200-foot 
buffer around any disturbance areas. If active nests are located, all 
construction work shall be conducted outside a buffer zone from 
the nest to be determined by the qualified biologist. The buffer 
shall be a minimum of 50 feet for non-raptor bird species and at 
least 150 feet for raptor species. Larger buffers may be required 
depending upon the status of the nest and the construction 
activities occurring in the vicinity of the nest. The biologist shall 
have full discretion for establishing a suitable buffer. The buffer 
area(s) shall be closed to all construction personnel and 
equipment until the adults and young are no longer reliant on the 
nest site. A qualified biologist shall confirm that breeding/nesting 
is completed and young have fledged the nest prior to removal of 
the buffer. 

 
Significance After Mitigation. With implementation of the above mitigation measure, 

potential impacts to nesting bird species would be reduced to a less than significant level.  
 
Impact B-3 Implementation of the proposed project would indirectly impact 

riparian habitats and wetlands/waterways considered sensitive 
by local, state, and/or federal agencies if invasive species are 
introduced. Potential indirect impacts to riparian habitats are 
significant but mitigable. [Threshold number 2 and 3] 

 
The project site does not include any wetlands, drainages or jurisdictional waters, or natural 
communities considered sensitive by CDFW (2010). Accordingly, no jurisdictional waters 
would be impacted by the project and mitigation is not required.  
 
The western boundary of the project site is located approximately 540 feet from the San Benito 
River channel and adjacent riparian communities, and the southernmost corner of the project 
site is located approximately 275 feet from the San Benito River channel. Between these two 
points the San Benito River bends to the west away from the project site for a maximum 
distance of approximately 1,060 feet between the project site boundary and the river channel. A 
highly disturbed area consisting of trails and ORV paths through scrub and habitat and ruderal 
areas is present between the project site and the San Benito River.  
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Although the San Benito River is located at least 250 feet from the project site and the project 
would not directly impact the river, the proposed project could indirectly impact sensitive 
riparian scrub habitat and wetlands/waterways along the San Benito River in the project 
vicinity through sedimentation and erosion during construction. As discussed in Impact H-1 in 
Section 4.9, Hydrology and Water Quality, impacts related to erosion and sedimentation would be 
less than significant pursuant to required adherence to applicable laws and regulations. This 
includes the National Pollutant Discharge Elimination System (NPDES) program, which would 
require preparation of a Storm Water Pollution Prevention Plan (SWPPP) and implementation 
of best management practices (BMPs). This also includes adherence to Chapter 19.17 of the San 
Benito County Code, which regulates grading, drainage and erosion, and contains requirements 
regarding discharge and construction site stormwater runoff control regulations. Compliance 
with these existing requirements would result in less than significant impacts related to erosion 
and off-site sedimentation, and no additional buffers from sensitive and riparian communities 
or wetlands/waterways or mitigation measures are required.  
 
Introduction of exotic landscaping associated with the project could facilitate the spread of 
invasive plant species, which could indirectly impact native habitats in the vicinity of the 
project site, including off-site riparian and wetland habitats. Invasive plant species affect 
riparian ecology by altering habitat species compositions and densities, displacing and out-
competing native plant species that wildlife and fish depend on for food, and potentially 
increasing soil erosion. Disturbance of the sensitive riparian communities along the San Benito 
River through the introduction of invasive species is a potentially significant impact and 
mitigation is required.  
 

Mitigation Measures. The following measure is required. 
 

B-3 Landscaping Plan. The landscaping plans prepared in accordance 
with Mitigation Measure AES-1(b) shall indicate the locations and 
species of plants to be installed. Noxious, invasive, and/or non-
native plant species that are recognized on the Federal Noxious 
Weed List, California Noxious Weeds List, and/or California 
Invasive Plant Council Lists 1, 2, and 4 shall not be permitted.  

 
Significance After Mitigation. With implementation of the above mitigation measure, 

potential indirect impacts to sensitive riparian communities would be reduced to a less than 
significant level. 
 

Impact B-4 Implementation of the proposed project could indirectly impact 
wildlife movement. This impact would be less than significant. 
[Threshold number 4] 

 
No major wildlife movement corridors or nursery sites are mapped within the project site. 
Development of the proposed project would not remove or isolate habitat or nursery sites; the 
disturbed vegetation communities proposed for removal are of poor quality and habitat value, 
as described in Section 4.4.1(c) (Vegetation Communities), and are not core habitat for species 
that move through the area. However, the adjacent San Benito River and its tributaries provide 
a suitable corridor for wildlife movement in the area. Establishment of nearby residential, 
agricultural and other developed areas that animals generally avoid has reduced the value of 
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many of the adjacent upland areas present along the San Benito River for wildlife movement, 
potentially increasing the value and importance of the San Benito River and its riparian habitat 
as a wildlife corridor. In addition, a narrow strip of remnant scrub along the western edge of the 
project site is connected to the San Benito River wildlife corridor and may be used by aquatic 
and terrestrial wildlife.  
 
The proposed project is located a sufficient distance from the San Benito River channel (varying 
from approximately 275 to 1,060 feet from the project site) so that steelhead and other fish 
would not be directly affected by construction of the project, or indirectly affected by noise 
given the distance from river channel. However, indirect impacts from residential development 
on the site would include the disruption of wildlife (including special status species) due to the 
introduction of noise, light, and increased human presence.  
 
The Critical Linkages: Bay Area & Beyond (Penrod, et al., 2013) is a linkage conservation plan that 
maps wildlife movement at the landscape level based on several analyses (e.g., landscape 
permeability, habitat suitability, patch size and configuration analyses) and field work that 
evaluate the habitat suitability and movement needs of the selected focal species. While the 
project site is not in within a mapped linkage, terrestrial focal species evaluated in the study 
that occur on-site include black-tailed deer, western gray squirrel, California quail, and brush 
rabbit. Species with the potential to occur listed in Table 4.4-2 may also utilize the San Benito 
River habitat as a wildlife corridor. No nursery sites are present on the project site. No new 
barriers to movement (e.g., roads) are proposed within the narrow strip of remnant scrub along 
the western edge of the project site, which provides habitat connectivity to and within the 
existing wildlife corridor. Therefore, no direct significant impacts to wildlife movement would 
occur. However, indirect effects from construction and new residential development that could 
disrupt off-site adjacent wildlife movement include project lighting and noise from construction 
activity. Artificial night lighting has been shown to affect the behavior of nocturnal frogs and 
toads, reducing their visual acuity and ability to consume prey (Buchanan, 1993). Large 
predators are reported to avoid illuminated areas (Bier, 1995).  
 
The project would be required to adhere to the County “Dark Skies” Ordinance (Chapter 19.31 
of the San Benito County Code), which requires the use of outdoor lighting systems and 
practices designed to reduce light pollution and glare, and to protect the nighttime visual 
environment by regulating outdoor lighting which interferes with astronomical observations 
and enjoyment of the night sky. Specifically, this ordinance requires that: 
 

 Outdoor floodlighting by flood light projection above the horizontal plane shall be prohibited; 
 All light fixtures shall be shielded and installed in such a manner that all light emitted by the 

fixture, either directly from the lamp or indirectly from the fixture, is projected below the 
horizontal plane as determined by photometric test or certified by the manufacturer; 

 All light fixtures, except streetlights, shall be located, aimed or shielded so as to minimize 
stray light trespassing across property boundaries; and  

 The property owner shall verify in writing to the County that all outdoor lighting was 
installed in accordance with the approved plan. 

 
Required compliance with the above requirements, per Chapter 19.31 of the San Benito County 
Code, would reduce any lighting-related impacts to a less than significant level.  
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Based on the typical construction equipment noise levels (refer to Table 4.11-5 in Section 4.11, 
Noise), noise during construction at the San Benito River could reach up to 74.2 decibels (dBA), 
based on the river being 275 feet from the edge of the project site at its closest location. 
However, the area of the site closest to the river would remain in open space (refer to Figure 2-3 
in Section 2.0, Project Description), and much of the river corridor is located greater than 250 feet 
from the project site, such that noise levels would likely be lower than 74 dBA. Generally, sound 
levels above about 90 dB are likely to be adverse to mammals and are associated with a number 
of behaviors such as retreat from the sound source, freezing, or a strong startle response (Manci, 
et al, 1988). Noise levels above 75 dBA are known to be capable of producing adverse 
physiological effects in wildlife (Fletcher, 1971). Due to a lack of research, little is known about 
the effects of these sounds on fish. Findings suggest that human-generated sounds, even from 
very high intensity sources such as construction equipment, might have no effect in some cases 
or might result in effects that range from small and temporary shifts in behavior all the way to 
immediate death (Popper and Hastings, 2009). Because noise levels at the San Benito River 
would be less than 75 dBA, and because fish are not likely to be affected by such levels of noise, 
indirect effects from construction noise on off-site adjacent wildlife movement would be less 
than significant. 
 

 Mitigation Measures. No mitigation is required. 
 
4.4.3 Cumulative Impacts 

 
The geographic scope of this cumulative impact analysis includes the valley areas of the 
northern portion of the County of San Benito, including Cities of Hollister and San Juan 
Bautista, and extending north to the northern boundary of San Benito County. The geographic 
region includes the valleys bounded by the Gabilan Range to the west and the Diablo Range to 
the east, and extends south to the Ridgemark area. At one time this area was predominantly 
comprised of grassland, scrub, oak woodland and riparian habitat within valley bottoms and 
adjacent low foothills. This geographic extent is appropriate for biological resources as it 
represents a once contiguous expanse of similar lowland habitats that would form the basis for 
a similar composition of plants and wildlife. 
 
Wildlife habitat in these valley areas of the Hollister region have been substantially modified 
from years of agricultural and residential development. Very little natural wildlife habitat is 
present within the valley areas of the region. Foothill and mountain areas surrounding Hollister 
remain relatively undisturbed, and consist of more natural grassland, scrub and woodland 
communities that continue to provide high quality habitat for wildlife. Within the valley areas, 
wildlife habitat has been substantially reduced and is generally limited to those species that 
have adapted to human occupation and activity. These include more common species such as 
raccoon, deer, coyote, and many common birds. Moderately suitable habitat on the margins of 
developed areas may also support some special status species such as American badger, 
California tiger salamander, California red-legged frog, and various raptors. Existing 
development in the valley areas has resulted in considerable fragmentation of wildlife habitat 
by creating large expenses of agricultural and residential development with little or no natural 
habitat areas, and thus effectively preventing terrestrial wildlife movement through valley 
areas. Upland and mountain areas continue to consist of relatively contiguous areas of 
undisturbed habitat; however, these areas have become fragmented from one another by 
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development within adjacent valley areas that would have at one time provided wildlife 
corridors and continuous regions of gene flow. New development within the valley areas 
would have far lower cumulative impacts than development in upland and mountain areas of 
the County where existing development is limited and new development would directly impact 
undisturbed natural habitat.  
 
The potential buildout through the year 2035 in unincorporated San Benito County and the City 
of Hollister would result in an increase of approximately 25,833 residents, 7,071 housing units, 
and 3,241 employees (AMBAG, 2014). The proposed project, in combination with other past, 
present and reasonably foreseeable future valley developments in the vicinity, would only 
incrementally alter natural biological habitats in the area, but may contribute to additional 
habitat loss and fragmentation in the region if development is allowed on previously 
undisturbed areas of natural habitat. The proposed project would be developed within an area 
of existing agricultural and residential development where habitat loss and fragmentation has 
already occurred, and existing conditions are only marginal for biological resources. The project 
site does not contain any intact natural areas that could be further isolated, fragmented, or 
otherwise impacted by the proposed project or other reasonably foreseeable development. 
 

Cumulative Impacts to Special Status Animal Species. The proposed project is located in 
previously disturbed areas that have been developed for agricultural purposes. The previous 
development on this project site removed all natural habitat, and only remnant and highly 
disturbed scrub habitat is present in a small portion on the western edge of the site. Some 
special status animal species as described above have a low potential to occur on site, and 
impacts to those species in conjunction with expected development throughout the valley areas 
of San Benito County could be significant given the already reduced distribution and 
abundance of these species that has resulted from extensive agricultural development. 
However, mitigation to avoid and minimize impacts to these species is required and would 
reduce impacts to a less than significant level. Because there is little natural habitat remaining in 
the Hollister region, further development which converts existing disturbed areas from 
agricultural uses to residential uses would be unlikely to result in significant impacts to special 
status animal species. The measures included in this EIR are designed to avoid impacts to 
special status animal species. In combination with similar measures to protect sensitive 
biological resources on other development projects in San Benito County, it is anticipated that 
cumulative impacts on special status species would be reduced to a less than significant level.  
 

Cumulative Impacts to Riparian Habitats. The project is immediately adjacent to the San 
Benito River, and could potentially add to the cumulative impacts to riparian habitat along the 
San Benito River. The San Benito River represents some the last remaining natural habitat 
within the valley areas of San Benito County. If the reasonably foreseeable development within 
San Benito County includes extensive development along the margins of the San Benito River, 
this could result in significant cumulative direct and indirect impacts to riparian habitat present 
on the margins of this watercourse. The project site does not include any riparian habitat and 
compliance with existing laws and regulations pertaining to construction site runoff, as 
described in Section 4.9, Hydrology and Water Quality, would prevent any indirect impacts to 
riparian habitat along the San Benito River. Therefore, this project would not contribute to 
potential cumulative impacts to riparian habitat in San Benito County. 
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Cumulative Impacts to Wildlife Movement Corridors. The project is immediately adjacent to 
the San Benito River, and could potentially add to the cumulative impacts to wildlife movement 
corridors. As discussed above, the San Benito River is one of the last remaining natural habitats 
within the valley areas of San Benito County, and as such is an important wildlife corridor for a 
range of terrestrial and aquatic species. Although no part of the project is within the San Benito 
River or adjacent riparian corridor, and there are no expected direct impacts to wildlife 
movement areas, residential development within the project site could potentially indirectly 
impact sensitive riparian habitat along the San Benito River through construction and 
residential lighting. These impacts combined with similar impacts from other reasonably 
foreseeable development would result in significant cumulative impacts without the application 
of appropriate mitigation and avoidance measures. Application of mitigation measures on this 
and other foreseeable projects would reduce the potential for significant cumulative impacts to 
wildlife movement corridors to a less than significant level.  
 

Summary. Compliance with applicable federal, state, and local regulations relating to 
preservation of sensitive species in these areas, and adherence to the proposed mitigation 
measures outlined above for each of the specific potential impacts to biological resources, 
would reduce cumulative biological impacts to a less than significant level, particularly for 
development within areas of existing disturbance. Development of an agricultural field 
surrounded by existing fenced agricultural and residential uses and served by existing 
roadways would not further fragment surrounding habitat. As discussed above, the proposed 
project would not fragment off-site San Benito River habitat, either on a project specific basis or 
cumulatively. Although implementation of the project would remove a small amount of 
marginal wildlife foraging habitat, the project is not expected to contribute significantly to 
cumulative impacts to biological resources, when combined with other expected development 
in the area, and cumulative impacts would be less than significant. 
  



Sunnyside Estates Project EIR 
Section 4.4 Biological Resources 
 
 

  County of San Benito 
4.4-42 

This page intentionally left blank. 



Sunnyside Estates Project EIR 
Section 4.5 Cultural Resources 

 
 

  County of San Benito 

4.5-1 

4.5 CULTURAL RESOURCES 
 

4.5.1  Setting 
 

a. Environmental Setting. The project site is located approximately one-half mile south 
of the City of Hollister with surface elevations ranging from approximately 340 feet to 
approximately 310 feet above mean sea level. The project site is currently used primarily for 
agricultural purposes consisting of a mix of walnut orchards and hay production; there is also 
one residence on-site. The San Benito River is adjacent to the project site on the west and a 
housing development is located to the south. Agricultural land surrounds the project site to the 
north and east. 
 

b. Historical Background.  
 

Prehistory. The project site is located in the Central Coast region of California (Jones and 
Klar 2007). Following Jones et al. (2007:137), the prehistoric cultural chronology for the Central 
Coast can be generally divided into six periods. The Paleo-Indian Period (ca. 10000–8000 B.C.) 
economy is characterized by a diverse mixture of hunting and gathering, with a major emphasis 
on aquatic resources in many coastal areas (e.g., Jones et al. 2002) and on Pleistocene lake shores 
in eastern California (Moratto 1984:90–92). The Millingstone Period, (8000-3500 B.C.), is 
characterized by an ecological adaptation to collecting suggested by the appearance and 
abundance of well-made milling implements (Jones et al. 2007). Early period (3500-600 B.C.) 
sites within the Central Coast region provide evidence for continued exploitation of inland 
plant and coastal marine resources. Artifacts include milling slabs and handstones, as well as 
mortars and pestles, which were used for processing a variety of plant resources (Jones and 
Waugh 1997:122). The Middle Period (600 B.C.-A.D. 1000) saw a pronounced trend toward 
greater adaptation to regional or local resources. Related chipped stone tools suitable for 
hunting were more abundant and diversified, and shell fishhooks became part of the toolkit 
during this period (Jones and Klar 2005; Jones et al. 2007). The Middle-Late Transition Period 
(A.D. 1000-A.D. 1250), is marked by relative instability and change, with major changes in diet, 
settlement patterns, and interregional exchange (Jones and Ferneau 2002:213, 219). Late period 
(A.D. 1250-contact [ca. A.D. 1769]) sites are marked by small, finely worked projectile points. 
The small projectile points are associated with bow and arrow technology and indicate 
influence from the Takic migration from the deserts into southern California. Common artifacts 
identified at Late Period sites include bifacial bead drills, bedrock mortars, hopper mortars, 
lipped and cupped Olivella shell beads, and steatite disk beads (Jones et al. 2007). 
 

Ethnography. The project site lies within an area traditionally occupied by the Ohlone 
(or Costanoan) people. Ohlone territory extends from the point where the San Joaquin and 
Sacramento Rivers issue into the San Francisco Bay to Point Sur, with the inland boundary most 
likely constituted by the interior Coast Ranges (Kroeber 1925:462). The Ohlone language 
belongs to the Penutian family, with several distinct dialects throughout the region (Kroeber 
1925: 462).  
 
The pre-contact Ohlone were semi-sedentary, with a settlement system characterized by base 
camps of tule (Schoenoplectus acutus) reed houses and seasonal specialized camps (Skowronek 
1998). Villages were divided into small polities, each of which was governed by a chief 
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responsible for settling disputes, acting as a war leader (general) during times of war, and 
supervising economic and ceremonial activities (Skowronek 1998, Kroeber 1925:468). Social 
organization appeared flexible to ethnographers and any sort of social hierarchy was not 
apparent to mission priests (Skowronek 1998). Ohlone subsistence was based on hunting, 
gathering, and fishing (Kroeber 1925: 467; Skowronek 1998). Like the rest of California, the 
acorn was an important staple (Kroeber 1925: 467).  
 

History. In November of 1795, Friar Danti and Lieutenant Hemenegildo Sal led a party 
out of Monterey into the San Benito Valley to identify locations for a new mission. The party 
found two suitable locations, one on the San Benito River and the other near the present town of 
Gilroy. After much deliberation, the site on the San Benito River was chosen and on June 24 
1797, Mission San Juan Bautista was founded (Barrows and Ingersoll 1893). The site is located 
approximately eight miles west of the present City of Hollister, near the Mitsun Costanoan 
village of Popeloutchom (California Missions Resource Center 2013). The mission flourished 
and by 1820 boasted a population of about 1,000, mostly Christianized, native inhabitants, over 
40,000 head of cattle, nearly 1,400 tame horses, and 70,000 head of sheep (Barrows and Ingersoll 
1893). However, mission influence in the region began to wane when calls for the secularization 
of mission lands in California were enacted by the newly formed Mexican Republic.  
 
The Mexican Period commenced when news of the success of the Mexican War of 
Independence (1810-1821) against the Spanish crown reached California in 1822. This period 
saw the federalization and distribution of mission lands in California with the passage of the 
Secularization Act of 1833. More than 14 land grants (ranchos) were conferred within San Benito 
County during this period. One of them, San Justo, includes the project site. The San Justo land 
grant was conferred to Jose Castro in 1839 by Governor Juan B. Alvarado and consisted of 
approximately 34,620 acres. Castro held the land until 1850 when he sold it to Francisco Perez 
Pacheco for the sum of $1,400 (San Benito County Historical Society 2013). The presence of so 
many ranchos in the county meant that much of the land remained rural, serving as grazing 
land for livestock, and would remain so until the American Period of California history.  
 
The American Period officially began with the signing of the Treaty of Guadalupe Hidalgo in 
1848, in which the United States agreed to pay Mexico $15 million for the conquered territory 
(Workman 1935:26). This period saw many ranchos in California sold or otherwise acquired by 
Americans and the land subdivided into agricultural parcels or towns.  
 
The San Justo rancho was no exception. In 1855 Flint-Bixby and Company, consisting of Dr. 
Thomas Flint, his brother Benjamin Flint, and their cousin Llewellyn Bixby, bought the rancho 
from Francisco Perez Pacheco for the sum of $25,000 with the understanding that Colonel 
William Welles Hollister would buy one half of the interest in the rancho in 1857. The rancho 
was held jointly for three years until it was divided in 1861. The partnership soon dissolved 
however, with Flint taking all land east of the San Benito River and Hollister taking all land to 
the west. Later, Hollister protested the split of assets which was resolved by swapping lands 
and Hollister paying Flint $10,000. In 1868, Hollister sold his part of the rancho, approximately 
20,773 acres, to the San Justo Homestead Association for the sum of $370,000. The association 
promptly divided the property into 50 homestead lots of approximately 172 acres each and 
reserved about 100 acres for the newly formed town of Hollister. In 1870, the Southern Pacific 
Railroad laid track from Carnardero (three miles south of Gilroy) to Hollister and then extended 
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to Tres Pinos in 1873 (San Benito County Historical Society 2013). The County of San Benito was 
established in 1874 from a portion of Monterey County, with the new town of Hollister serving 
as the county seat since that time (Hoover et. al. 2002). By 1880, the county population was 1,000 
(County of San Benito, no date).  
 
Since their founding, the town of Hollister and County of San Benito have experienced gradual 
population growth. By the turn of the century, the county boasted 6,633 residents. By 1940, the 
entire county population totaled 11,392, with 3,881 living within the city limits. City officials 
reported that Hollister contained 1,206 dwelling units, including the small residence that was 
later moved from Nash Road to the project site (Polk 1967). Since 2010, the county has reported 
just over 50,000 residents.  
 
 c. Existing Conditions.  
 
 Cultural. A records search was conducted for the project site and vicinity at the 
California Historical Resources Information System (CHRIS), Northwestern Information Center 
located at Sonoma State University. The records search identified no previously recorded 
archaeological sites within the project site. There are two (P-35-000298 and -000299) previously 
recorded cultural resources within a 0.5-mile radius of the project site. Both are built 
environment resources consisting of single story residences. Neither of the resources was found 
eligible for California Register of Historical Resources (CRHR) listing.  
 
The records search also identified three previously conducted cultural resource studies that 
included a portion of the project site. These studies consisted of cultural resources surveys 
which did not identify any cultural resources within the project site.  
 
A Sacred Lands File search by the Native American Heritage Commission was also conducted. 
This search did not identify any sacred lands within the project site (Appendix B in Ramirez 
and Hunt 2014).  
 
An intensive pedestrian survey of the approximately 44.4-acre project site did not identify any 
cultural resources within the project site (Ramirez and Hunt 2014). One older house was 
identified within the project site. Archival research conducted at the County of San Benito 
Planning and Building Division revealed that the house was constructed in 1928, remodeled 
and a wing added to it in 1947, and moved from outside the project site to its current location 
within the project site in 1983. An adjacent garage is a modern component of the residential 
complex. The residence was found to be lacking integrity from alterations and relocation and 
had no associations with important events or persons. Therefore, it was determined that it is not 
considered as a historical resource for purposes of CEQA. The results of the archival research 
and evaluation are detailed below in Section 4.5.3 (b).  
  
 Paleontological. The project site is located in the Coast Range geomorphic province in 
the Hollister Valley, on the south end of the Santa Clara Valley. The Gabilan Range is to the 
west. The Hollister Valley is bounded by the Hollister Hills to the southwest, the Santa Clara 
Valley to the north and the Quien Sabe Range to the east. Tectonic processes formed the 
Hollister Valley during the Pleistocene.  
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The predominant structural feature in the California Coast Ranges is the San Andreas fault, 
which is the structural boundary between two tectonic plates; the Pacific Plate to the southwest 
of the fault and the North American Plate northeast of the fault. The project site is located in an 
alluvial valley situated east of the San Andreas Rift Zone. 
 
Three sedimentary geologic units have been mapped within the project area (Dibblee and 
Minch 2006) ranging in age from Holocene to Pleistocene. Holocene aged alluvial sediments (Qa 
and Qg) are mapped throughout the project area and at the lower elevations of the San Benito 
River and lower drainages along the western boundary of the project. Pleistocene age older 
alluvial sediments (Qoa) are mapped in a small patch along the eastern boundary of the project 
area, near the intersection of Southside Road and Hospital Road. 
 

Quaternary Geologic Units. Quaternary units mapped within the project site and vicinity 
include Holocene aged alluvial valley and stream channel sediments (Figure 4.5-1). Holocene 
sediments are generally considered too young to contain scientifically significant fossils. 
Construction-related disturbance of these sediments would have a low potential to impact 
significant paleontological resources. However, these sediments are likely underlain by 
Pleistocene aged deposits at unknown depths. The depth of overlying Holocene sediments 
would be expected to be comparatively shallow at the higher elevations of the project site as 
compared with the river valley/stream channel deposits. Pleistocene aged sediments are 
mapped in a small patch within the project site, along its eastern boundary, near the intersection 
of Southside Road and Hospital Road. Given the presence of Pleistocene aged sediments on a 
portion of the project site, the extent of Pleistocene deposits mapped in the immediate vicinity 
and the mapped and inferred contacts between the Holocene and Pleistocene alluvial units, 
Pleistocene aged sediments may occur at relatively shallow depths (3-5 feet) across the project 
site. Pleistocene aged sediments do have potential to contain scientifically significant 
paleontological resources. The University of California Museum of Paleontology (UCMP) 
collections database includes only eight Pleistocene records within San Benito County, and all 
of these are from the San Benito Gravels. However, Pleistocene aged alluvial deposits have 
yielded numerous scientifically significant fossils from throughout California and Pleistocene 
aged alluvial sediments are generally considered to have high paleontological sensitivity.  

 
Paleontological Sensitivity. Paleontological sensitivity refers to the potential for a geologic 

unit to produce scientifically significant fossils. Direct impacts to paleontological resources 
occur when earthwork activities, such as grading or trenching, cut into the geologic deposits 
(e.g., formations) within which fossils are buried and physically destroy the fossils. Since fossils 
are the remains of prehistoric animal and plant life, they are considered to be nonrenewable. 
Such impacts have the potential to be significant. Sensitivity is determined by rock type, past 
history of the geologic unit in producing significant fossils, and fossil localities recorded from 
that unit. Paleontological sensitivity is derived from the known fossil data collected from the 
entire geologic unit, not just from a specific survey. 
 
Currently, two generally accepted paleontological sensitivity classifications are used: the 
Society of Vertebrate Paleontology (SVP) system outlined in the SVP Standard Procedures for 
the Assessment and Mitigation of Adverse Impacts to Paleontological Resources (SVP 2010) and 
the Bureau of Land Management (BLM) Potential Fossil Yield Classification (PFYC) system 
outlined in the BLM Instruction Memorandum (IM) No. 2008-009 (BLM 2009). The BLM system  
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Basemap: Geologic Map of Hollister Quadrangle Dibblee, 2006.
*Qoa sediments are Pleistocene, making them paleontogically sensitive. 
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Qa  - Alluvial pebble gravel, sand and clay of valley areas
            Low Paleo Sensitivity
Qg  - Alluvial gravel and sand of stream channels
            Low Paleo Sensitivity
Qoa* - Older alluvial terrace gravel and sand, slightly indurated
            High Paleo Sensitivity
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is in general more robust and allows for a finer level of classification than the more general SVP 
system. The BLM PFYC also allows for a more specific level of sensitivity evaluation to cover 
situations in which more paleontological data on geologic units is available. The recently 
adopted (July 21, 2015) 2035 General Plan Update does not provide any specific guidance on 
paleontological sensitivity. However, based on the geologic units present within the project site 
and the available paleontological information about these units, the SVP classification system 
provides a sufficient level of detail for assessing paleontological sensitivity within this project 
site. Affected geologic formations are classified based on the relative abundance of vertebrate 
fossils and significant non-vertebrate fossils using a scale of high, undetermined, low, and no 
paleontological sensitivity. The specific criteria applied for each sensitivity category are 
presented below and extracted verbatim from the SVP Guidelines (SVP 2010): 

 

 High Potential: Rock units from which vertebrate or significant invertebrate, 
plant, or trace fossils have been recovered are considered to have a high potential 
for containing additional significant paleontological resources. Rocks units 
classified as having high potential for producing paleontological resources 
include, but are not limited to, sedimentary formations and some volcaniclastic 
formations (e.g., ashes or tephras), and some low-grade metamorphic rocks 
which contain significant paleontological resources anywhere within their 
geographical extent, and sedimentary rock units temporally or lithologically 
suitable for the preservation of fossils (e.g., middle Holocene and older, fine-
grained fluvial sandstones, argillaceous and carbonate-rich paleosols, cross-
bedded point bar sandstones, fine-grained marine sandstones, etc.). 
Paleontological potential consists of both (a) the potential for yielding abundant 
or significant vertebrate fossils or for yielding a few significant fossils, large or 
small, vertebrate, invertebrate, plant, or trace fossils and (b) the importance of 
recovered evidence for new and significant taxonomic1, phylogenetic2, 
paleoecologic3, taphonomic4, biochronologic5, or stratigraphic6 data. Rock units 
which contain potentially datable organic remains older than late Holocene, 
including deposits associated with animal nests or middens, and rock units 
which may contain new vertebrate deposits, traces, or trackways are also 
classified as having high potential. 

 Undetermined Potential: Rock units for which little information is available 
concerning their paleontological content, geologic age, and depositional 
environment are considered to have undetermined potential. Further study is 
necessary to determine if these rock units have high or low potential to contain 
significant paleontological resources. A field survey by a qualified professional 

                                                      
1
 Taxonomic data can be any information used to describe, identify, name, and classify organisms.  

2
 Phylogenetic data can be any information used to develop evolutionary history of a group of organisms, especially as depicted in a 

family tree, and in paleontology are generally one or more features of fossil morphology. 
3
 Paleoecologic data include any information that provides evidence for the ecological and environmental conditions in the past, and 

may include fossil assemblages, plant fossils, microfossils (including pollen and foraminifera) and geologic data on depositional 
settings.  
4
 Taphonomic data include any information relating to the environmental conditions affecting the preservation of animal or plant 

remains, including depositional and geologic setting, post deposition modification, and the contemporary exposure and collection of 
fossils. 
5
 Biochronological data include any information relating to the sequence of fossils in a stratigraphic rock record and the temporal 

relationships within and among taxonomic groups.  
6
 Stratigraphic data include any information on the sedimentary sequence of rock units, and relates to paleontology as regards the 

biochronology of fossil groups.  



Sunnyside Estates Project EIR 
Section 4.5 Cultural Resources 

 
 

  County of San Benito 

4.5-7 

paleontologist to specifically determine the paleontological resource potential of 
these rock units is required before a paleontological resource impact mitigation 
program can be developed. In cases where no subsurface data are available, 
paleontological potential can sometimes be determined by strategically located 
excavations into subsurface stratigraphy.  

 Low Potential: Reports in the paleontological literature or field surveys by a 
qualified professional paleontologist may allow determination that some rock 
units have low potential for yielding significant fossils. Such rock units will be 
poorly represented by fossil specimens in institutional collections, or based on 
general scientific consensus only preserve fossils in rare circumstances and the 
presence of fossils is the exception not the rule, e.g. basalt flows or Recent 
colluvium. Rock units with low potential typically will not require impact 
mitigation measures to protect fossils.  

 No Potential: Some rock units have no potential to contain significant 
paleontological resources, for instance high-grade metamorphic rocks (such as 
gneisses and schists) and plutonic igneous rocks (such as granites and diorites). 
Rock units with no potential require no protection or mitigation measures 
relative to paleontological resources. 

 
In general terms, for geologic units with high sensitivity, full-time monitoring typically is 
recommended during any project-related ground disturbance. For geologic units with low 
sensitivity, protection or salvage efforts typically are not required. For geologic units with 
undetermined sensitivity, field surveys by a qualified paleontologist are usually recommended 
to specifically determine the paleontological potential of the rock units present within the study 
area. For geologic units with no sensitivity, a paleontological monitor is not required. Table 4.5-
1 shows the mapped geologic units within the project site, their age and paleontological 
sensitivity. Figure 4.5-1 displays this information graphically.  
 

Table 4.5-1 
Geologic Units within Project Site 

Geologic Unit* Age* Notes 
Paleontological 
Sensitivity (SVP) 

Alluvial valley sediments (Qa) Holocene 
Generally consider too young 
to contain fossils 

Low 

Alluvial gravel and sand of 
stream channels(Qg) 

Holocene 
Generally considered too 
young to contain fossils 

Low 

Older surficial sediments (Qoa) Pleistocene 
Potential to contain significant 
paleontological resources 

High 

* Source: Dibblee and Minch (2006) 

 
d. Regulatory Setting. 
 

 Federal. 
 

National Historic Preservation Act (NHPA) of 1966 (16 U.S.C. §§ 470 et seq.). NHPA is a 
federal law created to avoid unnecessary harm to historic properties. The NHPA includes 
regulations that apply specifically to federal land-holding agencies, but also includes 
regulations (Section 106) that pertain to all projects funded, permitted, or approved by any 
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federal agency that have the potential to affect cultural resources. Provisions of NHPA establish 
a National Register of Historic Places (the NRHP is maintained by the National Park Service), 
the Advisory Council on Historic Preservation, State Historic Preservation Office (SHPO), and 
federal grants-in-aid programs. 
 

American Indian Religious Freedom Act of 1978 (42 U.S.C. §§ 1996 and 1996a). The American 
Indian Religious Freedom Act of 1978 and Native American Graves and Repatriation Act of 
1990 (25 U.S.C. §§ 3001 et seq.) establish that traditional religious practices and beliefs, sacred 
sites, and the use of sacred objects shall be protected and preserved.  

 
Secretary of the Interior’s Standards. The Secretary of the Interior is responsible for 

establishing professional standards and providing guidance related to the preservation and 
protection of all cultural resources listed in or eligible for listing in the NRHP. 

 
State. 

 
California Register of Historical Resources. The California Register of Historical Resources 

(California Register) is a guide to cultural resources that must be considered when a 
government agency undertakes a discretionary action subject to CEQA. The California Register 
helps government agencies identify, evaluate, and protect California’s historical resources, and 
indicates which properties are to be protected from substantial adverse change (Pub. Resources 
Code, Section 5024.1(a)). The California Register is administered through the State Office of 
Historic Preservation (SHPO) that is part of the California State Parks system. 
 
A cultural resource is evaluated under four California Register criteria to determine its 
historical significance. A resource must be significant at the local, state, or national level in 
accordance with one or more of the following criteria set forth in the State CEQA Guidelines at 
Section 15064.5(a)(3): 
 

1) It is associated with events that have made a significant contribution to the broad 
pattern of California’s history and cultural heritage; 

2) It is associated with the lives of persons important in our past; 
3) It embodies the distinctive characteristics of a type, period, region, or method of 

construction, or represents the work of an important creative individual, or possesses 
high artistic values; or 

4) It has yielded, or may be likely to yield, information important in prehistory or 
history. 

 
In addition to meeting one or more of the above criteria, the California Register requires that 
sufficient time must have passed to allow a “scholarly perspective on the events or individuals 
associated with the resource.” Fifty years is used as a general estimate of the time needed to 
understand the historical importance of a resource according to SHPO publications. The 
California Register also requires a resource to possess integrity, which is defined as “the 
authenticity of a historical resource’s physical identity evidenced by the survival of 
characteristics that existed during the resource’s period of significance. Integrity is evaluated 
with regard to the retention of location, design, setting, materials, workmanship, feeling, and 
association.” Archaeological resources can sometimes qualify as “historical resources” [State 
CEQA Guidelines, Section 15064.5(c)(1)].  
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Two other programs are administered by the state: California Historical Landmarks and 
California “Points of Historical Interest.” California Historical Landmarks are buildings, sites, 
features, or events that are of statewide significance and have anthropological, cultural, 
military, political, architectural, economic, scientific or technical, religious, experimental, or 
other historical value. California Points of Historical Interest are buildings, sites, features, or 
events that are of local (city or county) significance and have anthropological, cultural, military, 
political, architectural, economic, scientific or technical, religious, experimental, or other 
historical value. 
 

Native American Consultation. Prior to the adoption or amendment of a general plan 
proposed on or after March 1, 2005, Government Code Sections 65351, 65352.3 and 65352.4 
require a city or county to consult with local Native American tribes that are on the contact list 
maintained by the Native American Heritage Commission. The purpose is to preserve or 
mitigate impacts to places, features, and objects described in Public Resources Code Sections 
5097.9 and 5097.993 (Native American sanctified cemetery, place of worship, religious or 
ceremonial site, or sacred shrine located on public property) that are located within a city’s or 
county’s jurisdiction. The proposed project requires a general plan amendment; therefore the 
County of San Benito has initiated consultation by mailing letters to Native American 
groups/individuals listed by the Native American Heritage Commission in accordance with 
applicable law. 

 
In addition, under the newly-enacted AB 52, a lead agency must consult with a California tribe 
“that is traditionally and culturally affiliated with the geographic area of the proposed project” 
where the tribe has requested that it be given notice of projects in that area. AB 52 also expands 
the scope of cultural resources to include “tribal cultural resources.” Thus, projects that “may 
cause a substantial adverse change in the significance of a tribal cultural resource… may have a 
significant effect on the environment.” (Pub. Resources Code, § 21084.2. See also Pub. Resources 
Code, §§ 21074, 21080.3.1, 21080.3.2, 21082.3, 21084.3.)7  However, because the project’s notice of 
preparation was issued prior to July 1, 2015, technically AB52 does not apply to this EIR. 
Further, given the recency of this enactment there is not yet any requesting tribe for the project 
area.  
 

Human Remains. Section 7050.5 of the California Health and Safety Code states that in the 
event of discovery or recognition of any human remains in any location other than a dedicated 
cemetery, there shall be no further excavation or disturbance of the site or any nearby area 
reasonably suspected to overlie adjacent remains until the coroner of the county in which the 
remains are discovered has determined whether or not the remains are subject to the coroner’s 
authority. If the human remains are of Native American origin, the coroner must notify the 
Native American Heritage Commission within 24 hours of this identification. The Native 
American Heritage Commission will identify a Native American Most Likely Descendant 
(MLD) to inspect the site and provide recommendations for the proper treatment of the remains 
and associated grave goods. CEQA Guidelines Section 15064.5 directs the lead agency (or 
applicant), under certain circumstances, to develop an agreement with the Native Americans 
for the treatment and disposition of the remains. 

                                                      
7 
Note, however, that thresholds of significance for this new standard are not due to be promulgated in Appendix G of the Guidelines 

until July 1, 2016. (Pub. Resources Code, § 21083.09.)  



Sunnyside Estates Project EIR 
Section 4.5 Cultural Resources 

 
 

  County of San Benito 

4.5-10 

 
Public Resources Code Section 5097.5. California Public Resources Code Section 5097.5 

prohibits excavation or removal of any “vertebrate paleontological site…or any other 
archaeological, paleontological or historical feature, situated on public lands, except with 
express permission of the public agency having jurisdiction over such lands.” Public lands are 
defined to include lands owned by or under the jurisdiction of the state or any city, county, 
district, authority or public corporation, or any agency thereof. Section 5097.5 states that any 
unauthorized disturbance or removal of archaeological, historical, or paleontological materials 
or sites located on public lands is a misdemeanor. 
 

California Environmental Quality Act (CEQA). The State CEQA Guidelines Section 15064.5 
definition of a “historical resource” is presented in Section 4.5.3(a) (Methodology and 
Significance Thresholds) below. CEQA requires that historical resources and unique 
archaeological resources be taken into consideration during the CEQA review process (Public 
Resources Code, Section 21083.2). If feasible, adverse effects to the significance of historical 
resources must be avoided, or significant effects mitigated [CEQA Guidelines Section 
15064.5(b)(4)]. 

 
If the cultural resource in question is an archaeological resource, CEQA Guidelines Section 
15064.5(c)(1) requires that the lead agency first determine if the resource is a historical resource 
as defined in Section 15064.5(a). If the resource qualifies as a historical resource, potential 
adverse impacts must be considered in the same manner as a historical resource (California 
Office of Historic Preservation 2001a:5). If the archaeological resource does not qualify as a 
historical resource but does qualify as a “unique archaeological resource,” then the 
archaeological resource is treated in accordance with Public Resources Code Section 21083.2 
[see also CEQA Guidelines Section 15069.5(c)(3)]. “Unique archaeological resource” means an 
archaeological artifact, object, or site about which it can be clearly demonstrated that, without 
merely adding to the current body of knowledge, there is a high probability that it meets any of 
the following criteria: 
 

 Contains information needed to answer important scientific research questions and 
that there is a demonstrable public interest in that information. 

 Has a special and particular quality such as being the oldest of its type or the best 
available example of its type. 

 Is directly associated with a scientifically recognized important prehistoric or historic 
event or person. 

 
Treatment options under Public Resources Code Section 21083.2 include activities that preserve 
such resources in place in an undisturbed state. Other acceptable methods of mitigation include 
excavation and curation or study in place without excavation and curation (if the study finds 
that the artifacts would not meet one or more of the criteria for defining a “unique 
archaeological resource”). 
 

Local. 
 
2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Natural 

and Cultural Resources Element provides the following goals, policies and objectives pertaining 
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to archaeological, paleontological, Native American, tribal, cultural, and historic resources and 
unique geological formations applicable to this project.  

 
Natural and Cultural Resources Element: 

 
Goal NCR-7 To protect, preserve, and enhance the unique cultural and historic resources in the 

county. 
 
NCR-7.9  Tribal Consultation. The County shall consult with Native American tribes 

regarding proposed development projects and land use policy changes consistent with 
the State’s Local and Tribal Intergovernmental Consultation requirements. 

 
NCR-7.11  Prohibit Unauthorized Grading. The County shall prohibit unauthorized grading, 

collection, or degradation of Native American, tribal, archaeological, or 
paleontological resources or unique geological formations. 

 
NCR-7.12  Archaeological Artifacts. The County shall require an archaeological report prior to 

the issuance of any project permit or approval in areas determined to contain 
significant historic or prehistoric archaeological artifacts and when the development 
of the project may result in the disturbance of the site. The report shall be written by 
a qualified cultural resource specialist and shall include information as set forth in 
the county’s archaeological report guidelines available at the County Planning 
Department. 

 
San Benito County Code. The following sections of the San Benito County Code pertain to 

cultural resources. 
 

Chapter 19.05 – Archaeological Site Review 
 

The purpose of this chapter is to protect, preserve and show respect for Native American, 
Spanish, Mexican, Euroamerican and other archaeological sites and resources within the 
county of San Benito. There exist in the county areas known and yet to be discovered which 
contain significant cultural and archaeological sites which contain unique, irreplaceable, or 
religious resources significant to the history of the county and for the cultural heritage of the 
citizens of the county and state. This archaeological resource is fast disappearing as a result of 
public and private land development. It is the policy of San Benito County to preserve the 
county’s historic identity and integrity. This chapter establishes regulations for the 
protection, enhancement, and perpetuation of archaeological sites in order to promote the 
public welfare, and to implement General Plan policy and state law. 

 

4.5.3 Impact Analysis 
 

a. Methodology and Significance Thresholds. According to Appendix G of the State 
CEQA Guidelines, impacts related to cultural resources from the proposed project would be 
significant if the project would: 
 

1) Cause a substantial adverse change in the significance of an historical resource as 
defined in Section 15064.5;  
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2) Cause a substantial adverse change in the significance of an archaeological resource 
pursuant to Section 15064.5; 

3) Directly or indirectly destroy a unique paleontological resource or site or unique 
geologic feature of paleontological or cultural value; 

4) Disturb any human remains, including those interred outside of formal cemeteries 
 
The significance of a cultural resource and subsequently the significance of any impact is 
determined by among other things, consideration of whether or not that resource can increase 
our knowledge of the past. The determining factors are site content and degree of preservation. 
A finding of archaeological significance follows the criteria established in the State CEQA 
Guidelines. 
 
CEQA Guidelines Section 15064.5 (Determining the Significance of Impacts to Archaeological 
Resources) states: 
 

(3) […] Generally, a resource shall be considered by the lead agency to be ”historically 
significant” if the resource meets the criteria for listing on the California Register of 
Historical Resources (Pub. Res. Code, § 5024.1, Title 14 CCR, Section 4852) including 
the following: 

(A) Is associated with events that have made a significant contribution to the broad 
patterns of California's history and cultural heritage; 
(B) Is associated with the lives of persons important in our past;  
(C) Embodies the distinctive characteristics of a type, period, region, or method of 
construction, or represents the work of an important creative individual, or 
possesses high artistic values; or 
(D) Has yielded, or may be likely to yield, information important in prehistory or 
history. 

(4) The fact that a resource is not listed in, or determined to be eligible for listing in the 
California Register of Historical Resources, not included in a local register of historical 
resources (pursuant to section 5020.1(k) of the Public Resources Code), or identified in 
an historical resources survey (meeting the criteria in section 5024.1(g) of the Public 
Resources Code) does not preclude a lead agency from determining that the resource may 
be an historical resource as defined in Public Resources Code sections 5020.1(j) or 
5024.1. 
(b) A project with an effect that may cause a substantial adverse change in the 
significance of an historical resource is a project that may have a significant effect on the 
environment. 

 
Historical resources are “significantly” affected if there is demolition, destruction, relocation, or 
alteration of the resource or its surroundings. Generally, impacts to historical resources can be 
mitigated to below a level of significance by following the Secretary of the Interior’s Guidelines 
for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring, and 
Reconstructing Historic Buildings or the Secretary of the Interior’s Standards for Rehabilitation and 
Guidelines for Rehabilitating Historic Buildings [Guidelines § 15064.6(b)]. In some circumstances, 
documentation of an historical resource by way of historic narrative photographs or 
architectural drawings will not mitigate the impact of demolition below the level of significance 
[Guidelines § 15126.4(b)(3)]. Preservation in place is the preferred form of mitigation for a 
“historical resource of an archaeological nature” as it retains the relationship between artifact 
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and context, and may avoid conflicts with groups associated with the site [ Guidelines § 15126.4 
(b)(3)(A)]. Historic resources of an archaeological nature and “unique archaeological resources” 
can be mitigated to below a level of significance by: 
 

 Relocating construction areas such that the site is avoided;  

 Incorporation of sites within parks, greenspace, or other open space;  

 “Capping” or covering the site with a layer of chemically stable soil before building; 
or 

 Deeding the site into a permanent conservation easement. [ Guidelines § 15126.4 
(b)(3)(B)] 

 
If an archaeological resource does not meet either the historic resource or the more specific 
“unique archaeological resource” definition, impacts do not need to be mitigated [Guidelines 
§ 15064.5(e)]. Where the significance of a site is unknown, it is presumed to be significant for the 
purpose of the EIR investigation. 
 

b. Project Impacts and Mitigation Measures. 
 

Impact CR-1 The project site contains one existing single-family residence, 
which was constructed in 1928. However, the structure was 
relocated to the project site in 1983 and has undergone several 
modifications. Thus, the residence is not considered an 
historical resource for the purposes of CEQA. Therefore, there 
would be no impact. [Threshold number 1] 

 
The project site contains one single-family residence and garage, located in the northeast 
corner of the site. The garage was constructed circa 1980s, and has not reached the 45 
year threshold required under CEQA to warrant significance evaluation; therefore, the 
garage is not considered a historical resource and required no further investigation.  
 
The residence was constructed in 1928, remodeled with an addition in 1947, and moved 
from outside the project site to its current location within the project site in 1983, as 
indicated by historic maps and aerial photographs as well as County permits and 
assessor records. The original builder or owner of the residence is unknown. Building 
permits indicate the residence was owned by Paul Bertuccio Jr. at the time of its 
relocation from Nash Road to the project site (County of San Benito Department of 
Building and Safety). The Bertuccio family has resided in the Hollister area since at least 
the 1920s and is recognized for contributions to the local farming industry. Historic 
research indicates Paul Bertuccio Sr. and his family resided in a home on Tres Pinos 
Road (Nash Road) during the 1940s, and by the 1960s had relocated to the family farm 
on Airline Highway, which is still in the Bertuccio family (U.S. Census Bureau 1920, 1930 
and 1940, Polk 1967). Research suggests that the relocated residence within the project 
site is the early Bertuccio residence that was formerly located on Tres Pinos (Nash) 
Road.  
 
The existing on-site residence is a typical example of an early twentieth century home, 
expanded over time to accommodate a growing family. In addition to the 1947 wing 
addition, photographs of the building from its 1983 relocation show that the residence 
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has undergone subsequent alterations. Some wood frame windows have been replaced 
with aluminum, other window openings have been enclosed, and a chimney on the 1947 
wing was removed. While the property retains some of its original workmanship, 
materials, design and feeling, the relocation of the residence has resulted in a loss of 
integrity of location, association and setting.  
 
The property is not eligible for listing in the National or California registers, nor is it a 
contributor to a larger National or California Register-eligible historic district. The 
residence was owned by the Bertuccios, a local farming family. While the family is 
locally notable, there is no evidence to suggest that the residence itself played an 
important role in any specific events or trends. Further, it appears that the Bertuccio 
family’s contributions to local farming are better represented at the property on Airline 
Highway (Criteria 1 and 2). The residence is a modest example of an early twentieth 
century vernacular residence. It is not the work of a master and does not possess a high 
degree of architectural character or quality. Its relocation in 1983 weakened its integrity 
(Criteria 3). There is no reason to believe that the property may yield important 
information about prehistory or history (Criteria 4).  
 
Because the property is not eligible for listing in the National or California registers and 
for the other reasons set forth above, it is not considered a historical resource for the 
purposes of CEQA. In addition, neither the records search nor the pedestrian survey 
identified any previously recorded or potential historical resources within the vicinity of 
the project area. The area surrounding the project is largely agricultural and scattered 
with single family homes and associated out buildings, none of which appear to be 
historical resources. Therefore, the project would not result in direct or indirect impacts 
to historic resources.  
 

Mitigation Measures. No mitigation is required.  
 

Impact CR-2 Construction of the proposed project would involve surface 
excavation, which has the potential to unearth or adversely 
impact previously unidentified archaeological resources. 
Impacts would be significant but mitigable. [Threshold number 
2] 

 
The project site is not located in an area of high archaeological sensitivity, and records searches 
and previous archaeological studies did not indicate the presence of archaeological resources on 
or adjacent to the site. However, construction in areas not known to contain archaeological 
resources may nevertheless affect previously unidentified resources. Although the project site 
has been subject to agricultural activity for many years, there remains the potential for 
construction-related ground disturbance to encounter buried archaeological deposits that lack 
surface or shallow components. 
 
Significant adverse impacts would occur if the implementation of the proposed project would 
result in construction activities that would damage known or unknown cultural resources. 
Impacts to such resources would be potentially significant.  
 

Mitigation Measures. The following mitigation measure is required. 
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CR-2  Unanticipated Discovery of Cultural Remains. If previously 

unidentified cultural resources are encountered during 
construction or land disturbance activities, work shall stop within 
50 feet of the find and the County of San Benito shall be notified at 
once to assess the nature, extent, and potential significance of any 
cultural resource find. The applicant shall retain a qualified 
archaeologist to implement a Phase II subsurface testing program 
to determine the resource boundaries, assess the integrity of the 
resource, and evaluate the resource’s significance through a study 
of its features and artifacts. 

 
 If the resource is determined significant, the County of San Benito 

and/or implementing agency may choose to allow the capping of 
the area containing the resource using culturally sterile and 
chemically neutral fill material. If such capping occurs, then a 
qualified archaeologist shall be retained to monitor the placement 
of fill upon the resource. If a significant resource will not be 
capped, the results and recommendations of the Phase II study 
shall determine the need for a Phase III data recovery program 
designed to record and remove significant cultural materials that 
could otherwise be tampered with. If the resource is determined 
to be not significant, no capping and/or further archaeological 
investigation or mitigation shall be required. The results and 
recommendations of the Phase II study shall determine the need 
for construction monitoring. If monitoring is warranted, a 
qualified archaeologist shall be retained by the applicant to be 
present during all earth moving activities that have the potential 
to affect archaeological or historical resources. In the event that 
previously unidentified prehistoric or historic archaeological 
materials are encountered during project construction, Mitigation 
Measure CR-2 shall take effect. A monitoring report shall be 
submitted to the County upon completion of construction. 

 

Significance After Mitigation. Through the evaluation of any previously unidentified 
cultural resources, and implication or identified mitigation (if needed) implementation of 
Mitigation Measure CR-2 would reduce impacts to previously unidentified cultural to a less 
than significant level. 

 
Impact CR-3 Construction of the proposed project would involve surface 

excavation. Although unlikely, these activities have the 
potential to unearth and/or impact paleontological resources. 
Impacts would be significant but mitigable. [Threshold number 
3] 

 

Construction in the proposed project site would occur primarily in areas mapped as Holocene 
aged alluvial valley deposits of low paleontological sensitivity. However, construction on the 
far eastern margin of the project site would occur in areas mapped as highly sensitive for 
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paleontological resources at the surface (i.e., Pleistocene aged older surficial sediments; see 
Figure 4.5-1). Additionally, excavations exceeding approximately 3-5 feet in depth in areas 
mapped as Holocene-aged alluvial deposits (Qa) have the potential to impact underlying 
Pleistocene aged sediments with high paleontological sensitivity. Direct disturbance of 
Pleistocene aged sediments has the potential to destroy scientifically significant paleontological 
resources, and impacts to those resources would be significant.  
 

Mitigation Measures. The following mitigation measures are required. 
 

CR-3(a) Paleontological Resource Construction Monitoring. Ground 
disturbing activity that does not exceed three feet in depth in 
areas of low paleontological sensitivity shall not require 
paleontological monitoring. Any excavations within areas of high 
paleontological sensitivity (i.e., Pleistocene aged deposits) and 
those areas potentially underlain by Pleistocene aged deposits 
(i.e., Holocene-aged alluvial valley sediments) that exceed three 
feet in depth shall be monitored on a full-time basis by a qualified 
paleontological monitor (see Figure 4.5-1). If no fossils are 
observed during the first 50 percent of excavations in Holocene 
aged sediments exceeding three feet in depth, or if the qualified 
paleontologists can determine that excavations below 3-5 feet are 
not disturbing Pleistocene aged (or other potentially fossil-
containing) sediments, then paleontological monitoring shall be 
reduced to spot-checking under the discretion of the qualified 
paleontologist, subject to approval from San Benito County. 

 

CR-3(b)  Fossil Salvage. If fossils are discovered, the qualified 
paleontologist (or paleontological monitor) shall recover them. 
Typically, fossils can be safely salvaged quickly by a single 
paleontologist and not disrupt construction activity. In some cases 
larger fossils (such as complete skeletons or large mammal fossils) 
require more extensive excavation and longer salvage periods. In 
this case the paleontologist shall have the authority to temporarily 
direct, divert or halt construction activity to ensure that the 
fossil(s) can be removed in a safe and timely manner. Once 
salvaged, fossils shall be identified to the lowest possible 
taxonomic level, prepared to a curation-ready condition and 
curated in a scientific institution with a permanent paleontological 
collection, along with all pertinent field notes, photos, data, and 
maps.  

 
Significance After Mitigation. By monitoring ground disturbance and salvaging any 

identified resources, implementation of the above mitigation measures would reduce impacts to 
a less than significant level.  
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Impact CR-4 Construction of the proposed project would involve excavation, 
which has the potential to unearth or adversely impact 
previously unidentified human remains. Impacts would be 
significant but mitigable. [Threshold number 4] 

 
If human remains are unearthed, State Health and Safety Code Section 7050.5 requires that no 
further disturbance shall occur until the County Coroner (depending on the jurisdiction in 
which the discovery occurs) has made the necessary findings as to origin and disposition 
pursuant to Public Resources Code Section 5097.98. If the remains are determined to be of 
Native American descent, the coroner has 24 hours to notify the NAHC. The NAHC would then 
identify the person(s) thought to be the Most Likely Descendent (MLD) of the deceased Native 
American, who would then help determine what course of action should be taken in dealing 
with the remains. 

 
Adverse impacts would occur if the implementation of the proposed project would result in 
construction activities that would damage unknown human remains. Impacts to such resources 
would be potentially significant.  
 

Mitigation Measures. The following mitigation measures are required. 
 

CR-4  Unanticipated Discovery of Human Remains. If previously 
unidentified human remains are encountered during project 
construction, Mitigation Measure CR-4 shall take effect. State 
Health and Safety Code Section 7050.5 shall be adhered to, which 
requires that no further disturbance shall occur until the County 
Coroner (depending on the jurisdiction in which the discovery 
occurs) has made the necessary findings as to origin and 
disposition pursuant to Public Resources Code Section 5097.98. If 
the remains are determined to be of Native American descent, the 
coroner has 24 hours to notify the NAHC. The NAHC would then 
identify the person(s) thought to be the Most Likely Descendent 
(MLD) of the deceased Native American, who would then help 
determine what course of action should be taken in dealing with 
the remains. 

 

Significance After Mitigation. Through the proper treatment and disposition of any 
previously unidentified human remains, and compliance with applicable laws and regulations 
implementation of Mitigation Measure CR-4 would reduce impacts to previously unidentified 
human remains to a less than significant level. 
 

4.5.3 Cumulative Impacts 
 
The geographic scope for considering cumulative impacts to cultural resources is based on the 
historic, ethnographic, and prehistoric period use patterns of the project site and surrounding 
region. The geographic extent of cumulative impacts for the historic period is the Hollister 
Valley. For the ethnographic period, the geographic extent includes the entire traditional 
Ohlone territory. The geographic context for the prehistoric period includes the Central Coast 
region within San Benito County and nearby portions of adjacent counties.  
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The proposed project, in conjunction with other cumulative projects in the County of San 
Benito, including within the City of Hollister, would have the potential to adversely impact 
additional cultural resources. The absence of recorded cultural and paleontological resources on 
the project site indicates that it is most likely is not connected to broader archaeological or 
paleontological frameworks. As such, development of the site would not contribute to broader 
cumulative impacts. In addition, with the proposed mitigation measures identified herein, 
project-specific impacts to cultural resources would be reduced to a less than significant level. 
Similarly, other individual proposals for cumulative development would be reviewed by the 
County of San Benito and would undergo environmental review when it is determined that 
potential for significant impacts exist. In the event that future cumulative development would 
result in significant impacts to known or unknown cultural or paleontological resources, 
impacts to such resources would be addressed on a case-by-case basis in accordance with the 
requirements of the County’s General Plan and CEQA. Therefore, impacts related to the 
incremental loss of cultural and paleontological resources would not be cumulatively 
considerable, and the project’s contribution to such impacts would be less than significant. 
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4.6 GEOLOGY AND SOILS 
 

4.6.1  Setting 
 

a. Regional Setting. The project site is located in the Coast Range geomorphic province 
in the Hollister Valley, on the south end of the Santa Clara Valley with the San Juan Valley and 
Gabilan Range situated to the west and the Diablo Range to the east. Tectonic processes formed 
the Hollister Valleys during Pleistocene time. 
 
The predominant structural feature in the California Coast Ranges is the San Andreas Fault, which 
is the structural boundary between two tectonic plates: the Pacific Plate to the southwest of the 
fault and the North American Plate northeast of the fault.  
 

b. Project Site Setting. This section covers the geology of the project site, its topographic 
relief, seismic hazards, landslide hazards, and soil characteristics such as expansiveness and 
erodibility. The project site is located within the United States Geological Survey (USGS) 
Hollister Quadrangle. 

 
Site Geology. Three sedimentary geologic units have been mapped within the project area 

(Dibblee and Minch 2006) ranging in age from Holocene to Pleistocene. Holocene aged alluvial 
sediments (Qa and Qg) are mapped throughout the project area and at the lower elevations of the 
San Benito River and lower drainages along the western boundary of the project site. Pleistocene 
age older alluvial sediments (Qoa) are mapped along the eastern boundary of the project area 
along Southside Road. 

 
Topographic Relief. The project site slopes slightly from southeast toward the San Benito 

River to the west, with surface elevations ranging from approximately 340 feet to approximately 
310 feet above mean sea level (Stevens, Ferrone & Bailey, 2011). Road embankments 
approximately 2 to 10 feet in height form the eastern and southern site boundaries, while slopes 
approximately five feet in height, dipping toward the west, occur along the western site 
boundary. 

 
Seismic Hazards. The project site is located within a seismically active region. The 

seismic and fault hazards relevant to the project site are described below and are primarily 
sourced from the April 2011 geotechnical feasibility investigation of the project site (Stevens, 
Ferrone & Bailey, 2011). Potential seismic hazards resulting from a nearby moderate to major 
earthquake can generally be classified as primary and secondary. The primary effect is fault 
ground rupture, also called surface rupture. Common secondary seismic hazards include 
ground shaking, liquefaction, and subsidence. Each of these potential hazards is discussed 
below.  

 
Surface Rupture. Surface rupture is an actual cracking or breaking of the ground along a 

fault during an earthquake. Structures built over an active fault can be torn apart if the ground 
ruptures. Surface rupture is generally limited to a linear zone a few yards wide. The USGS 
defines active faults as those that have had surface displacement within Holocene time 
(approximately within the last 11,000 years). Evidence of surface displacement can be 
recognized by the existence of cliffs in alluvium, terraces, offset stream courses, fault troughs 
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and saddles, the alignment of depressions, sag ponds, and the existence of steep mountain 
fronts. The Alquist-Priolo Act was created to prohibit the location of structures designed for 
human occupancy across the traces of active faults. Active faults as defined by the State 
Geologist have been designated as Alquist-Priolo Fault Zones and require special regulation 
and study for projects proposed in these zones. Further discussion of the Alquist-Priolo 
Earthquake Fault Zoning Act is provided above in the Regulatory Setting. Potentially active 
faults are those that have had surface displacement during Quaternary time (the last 1.6 million 
years). Inactive faults have not had surface displacement within the last 1.6 million years.  

 
Surface rupture poses a risk in much of the region because several well-known geologic features 
traverse San Benito County. The most substantial is the San Andreas Fault Zone, an active fault 
identified by the Alquist-Priolo Earthquake Fault Zoning Act. The San Andreas Fault, located 
approximately 3.5 miles southwest of the project site, is a right lateral strike slip fault and runs 
the length of the county (California Department of Conservation, 1982). Other notable faults in 
San Benito County include the Calaveras (principal active fault), Sargent, Paicines, Bear Valley, 
Zayante-Vergeles, and Quien-Sabe.  

 
As shown in Figure 4.6-1, the City of Hollister and its surroundings are located in the vicinity of 
the Calaveras Fault Zone. Figure 4.6-2 shows where the Calaveras Fault Zone crosses the 
southwestern portion of the project site, according to the Alquist-Priolo Earthquake Fault Zone 
Map of the Hollister Quadrangle. The Calaveras fault trace has been mapped as being concealed 
and its located is uncertain in the area. In addition, an easterly branch of the Calaveras Fault 
Zone is located adjacent to the northeast of the project site, near the intersection of Southside 
Road with Enterprise Road (California Department of Conservation, 1982).  
 

Ground-Shaking. In addition to surface rupture, fault displacement can generate seismic 
ground-shaking, which is the greatest cause of widespread damage in an earthquake. Whereas 
surface rupture affects a narrow area above an active fault, ground-shaking covers a wide area 
and is greatly influenced by the distance of the site to the seismic source, soil conditions, and 
depth to groundwater. Figure 4.6-3 shows the predicted shaking as a result of ground motion in 
northern San Benito County. Shaking is expressed as the Peak Ground Acceleration (PGA) 
measured as a percentage (or fraction) of acceleration due to gravity (%g) from ground motion 
that has a 10 percent probability of being exceeded in 50 years.  
 
As shown in Figure 4.6-3, the project site could experience ground-shaking at between 60 to 70 
percent of g (where g is acceleration due to gravity, 32.2 ft/s2). The U.S. Geological Survey’s 
Probabilistic Seismic Hazard Analysis Model also finds that the project site has a 10 percent 
probability of exceeding a PGA of 80 percent of g within 50 years (Stevens, Ferrone & Bailey, 
2011). In summary, the project site is likely to experience strong seismic shaking from moderate 
to severe earthquakes in the future. It should be noted that both lower and higher PGA could be 
experienced depending on the local seismic characteristics of the underlying bedrock and the 
overlying unconsolidated soils.  

 
Liquefaction and Lateral Spreading. Soil liquefaction occurs when ground shaking from an 

earthquake causes a sediment layer saturated with groundwater to lose strength and take on the 
characteristics of a fluid, thus becoming similar to quicksand. In effect, liquefaction compacts 
and decreases the volume of the soil. If drainage cannot occur, this reduction in soil volume will 
increase the pressure exerted on the water contained in the soil, forcing it upward to the ground   
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surface. This process can transform stable granular material into a fluid-like state. The potential 
for liquefaction to occur is greatest in areas with loose, granular, low-density soil, where the 
water table is within the upper 40 to 50 feet of the ground surface. Liquefaction can result in 
slope and/or foundation failure. 
 
In San Benito County, the risk of liquefaction is highest near Quaternary alluvial deposits where 
soil saturation is close to the land surface. As shown in Map 18 (Relative Liquefaction 
Susceptibility) in the City of Hollister’s General Plan (2005), the majority of the project site is 
located in an area with moderate susceptibility to liquefaction, and the northwestern corner of 
the site has low susceptibility (Hollister, 2005). While Hollister’s General Plan provides general 
information about the area based on topography, a site-specific investigation determined that 
liquefiable soils were not present on the site. The site-specific geotechnical investigation also 
determined that groundwater is not shallow enough to create a liquefaction hazard; multiple 
borings on the project site did not encounter groundwater within 40.5 feet, the maximum depth 
explored. Therefore, the potential for liquefaction resulting in damage at the ground surface on 
the project site is low (Stevens, Ferrone & Bailey, 2011).  
 
Lateral spreading is the horizontal movement or spreading of soil toward an open face, such as 
a stream bank, the open fill of embankments, or the sides of levees. Lateral spreading may occur 
when soils liquefy during an earthquake event, and the liquefied soils with overlying soils 
move laterally to unconfined spaces, such as an unconfined river bank (Stevens, Ferrone & 
Bailey, 2011). Since the potential for liquefaction resulting in ground damage at the site is low, as 
determined by the site-specific geotechnical investigation, the potential for lateral spreading of 
the San Benito River bank to affect the site is also low (Stevens, Ferrone & Bailey, 2011).   

 
Seismically Induced Settlement. Densification of loose, dry, relatively cohesionless sands 

can occur when subject to earthquakes or vibratory machinery. Exploratory borings conducted 
for the 2011 geotechnical feasibility investigation encountered loose to medium-dense sands 
within about 30 feet of existing ground surface. According to an analysis using the LiquefyPro 
program, these sands may consolidate approximately 1 to 2 inches when subjected to 
earthquake-induced ground motion (Stevens, Ferrone & Bailey, 2011). If the proposed project is 
built on post-tensioned slab foundations, then the consolidation of sands may result in tilting of 
foundations and a hazard to habitable structures.  

 
Landslides. “Landslide” is a general term for the dislodging and falling of rock and soil 

down a sloped surface. “Mudslide” is a general term used for a flow of very wet rock or soil. 
Landslides can occur from natural conditions such as heavy rainfall, hillside water table 
fluctuation, and seismic activity. Landslides result when the driving forces that act on a slope 
(i.e., the weight of the slope material, and the weight of objects placed on it) are greater than the 
slope’s natural resisting forces (i.e., the shear strength of the slope material). The risk of slope 
instability is greater during major earthquakes than during other time periods. However, with a 
gradual topographic differential of approximately 340 feet to approximately 310 feet above msl, 
the project site is relatively flat and not subject to the hazard of landslides.  

 
Soils Characteristics. As mapped by the U.S. Department of Agriculture, Natural 

Resource Conservation Service (NRCS), five different soil associations are present on the project 
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site. Figure 4.6-4 shows the locations of soil types on the project site. Soil names and selected 
physical properties for the entire site are summarized, as available, in Table 4.6-1. 
 
It should be noted that considerable variation is expected within the given soil types. Although 
five different soil types can be found on-site, the proposed development would primarily occur 
on Sorrento Silt Loam and Metz Sandy Loam. 
 

 
The shrink-swell potential of soil refers to the ability of soils with high clay content to expand 
during periods of saturation and shrink during dry periods. The amount of volume change 
depends upon the soil swell potential (amount of expansive clay in the soil), availability of 
water to the soil, and soil confining pressure. Swelling occurs when the soils containing clay 
become wet due to excessive water from poor surface drainage, over irrigation of lawns and 
planters, and sprinkler or plumbing leaks. These volume changes with moisture content can 
cause cracking of structures built on expansive soils. In addition, swelling clay soils can cause 
distress to lightly loaded structures, walks, drains, and patio slabs. As shown in Table 4.6-1, the 
portion of the project site with Sorrento Silt Loam would have a moderate shrink-swell 
potential, while the rest of the site would have low to no risk of expansiveness.   
 
Soil erosion is the removal of soil by water and wind. The rate of erosion is estimated from four 
soil properties: texture, organic matter content, soil structure, and permeability. Other factors 
that influence erosion potential include the amount of rainfall and wind, the length and 
steepness of the slope, and the amount and type of vegetative cover. The erosional hazard for 
soils at this site varies considerably between soil types, as shown in Table 4.6-1, and ranges from 
none to slight for sandy loams and Riverwash to low to moderate for Sorrento Silt Loam. 
  

Table 4.6-1 
Selected General Parameters of On-Site Soils 

Name 
Map 

Name 
Permeability 

Shrink-
Swell 

Potential 

Rate of 
Surface 
Runoff 

Erosion 
Hazard 

Metz Sandy Loam, 0-2% Slopes 
(MeA) 

MeA Rapid Low Very Slow Slight to None 

Reiff Sandy Loam, 0-2% Slopes  ReA 
Moderately 

Rapid 
Low Very Slow Slight to None 

Riverwash Rw Very Rapid 
Low to 
None 

Medium to 
Very High 

Slight to None 

Sandy Alluvial Land Sc Rapid 
Low to 
None 

Negligible Low 

Sorrento Silt Loam SnA Moderate Moderate Very Slow 
Low to 

Moderate 

Sources: Natural Resource Conservation Service (NRCS), Soil Survey of San Benito County, 1969; NRCS, Web Soil Survey, 
2014; NRCS, Soil Survey of Cochise County, Arizona, Douglas-Tombstone Part, 2000; NRCS, Soil Survey, San Diego Area, 
1973;.University of California at Davis, California Soil Resource Lab, 2014. 
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c. Regulatory Setting. 
 
Federal. 

 
National Pollutant Discharge Elimination System. Stormwater-related erosion is one major 

source of soil-related impacts. Stormwater discharges from construction activities (such as 
clearing, grading, excavating, and stockpiling) that disturb one or more acres, or smaller sites 
that are part of a larger common plan of development or sale, are regulated under the National 
Pollutant Discharge Elimination System (NPDES) stormwater program. Prior to discharging 
stormwater, construction operators must obtain coverage under an NPDES permit. In 
California, the General Permit for Discharges of Stormwater Associated with Construction 
Activity are regulated by the State Water Resources Control Board and administered through 
the local Regional Water Quality Control Board. 
 
The Construction General Permit requires the development and implementation of a Storm 
Water Pollution Prevention Plan (SWPPP). The SWPPP should contain a site map(s) which 
shows the construction site perimeter, existing and proposed buildings, lots, roadways, storm 
water collection and discharge points, general topography both before and after construction, 
and drainage patterns across the project site. The SWPPP must list Best Management Practices 
(BMPs) the discharger will use to protect storm water runoff and the placement of those BMPs. 
Additionally, the SWPPP must contain a visual monitoring program; a chemical monitoring 
program for "non-visible" pollutants to be implemented if there is a failure of BMPs; and a 
sediment monitoring plan if the site discharges directly to a water body listed on the 303(d) list 
for sediment. Section A of the Construction General Permit describes the elements that must be 
contained in a SWPPP. 
 
 State. 
 

Alquist-Priolo Earthquake Fault Zoning Act. The Alquist-Priolo Earthquake Fault Zoning 
Act was signed into California law on December 22, 1972 to mitigate the hazard of surface 
faulting to structures for human occupancy. The Alquist-Priolo Act provides for special seismic 
design considerations if developments are planned in areas adjacent to active or potentially 
active faults. 
 

Seismic Hazards Mapping Act. The Seismic Hazards Mapping Act (SHMA) of 1990 (Public 
Resources Code, Chapter 7.8, Section 2690-2699.6) directs the Department of Conservation, 
California Geological Survey to identify and map areas prone to earthquake hazards of 
liquefaction, earthquake-induced landslides and amplified ground shaking. The purpose of the 
SHMA is to reduce the threat to public safety and to minimize the loss of life and property by 
identifying and mitigating these seismic hazards. The SHMA was passed by the legislature 
following the 1989 Loma Prieta earthquake. The Seismic Hazards Mapping Act addresses geo-
seismic hazards, other than surface faulting, and applies to public buildings and most private 
buildings intended for human occupancy.  
 

California Building Code (CBC). The 2013 CBC incorporates by reference and amends 
requirements in the 2012 International Building Code pertaining to geologic hazards, including 
seismically resistant construction and foundation and soil investigations prior to construction. 
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The CBC also establishes grading requirements that apply to excavation and fill activities, and 
requires the implementation of erosion control measures. The County is responsible for 
enforcing the 2013 CBC. 

 
Local. Several chapters of the San Benito County Code address geology and soils, 

including the Grading Ordinance (Title 19 [Land Use and Environmental Regulations], Chapter 
17 [Grading, Drainage and Erosion Control]); Building Regulations Ordinance (Title 21 
[Building and Engineering], Chapter 21.01 [Building Regulations]); and the Subdivision 
Ordinance (Title 23 [Subdivision]); and the Zoning Ordinance (Title 25 [Zoning]). 
 

San Benito County Code, Chapter 19.17, Grading, Drainage and Erosion Control. Chapter 
19.17 of the San Benito County Code regulates excavation, grading, drainage and erosion 
control measures and activities. The purpose of these regulations is to minimize erosion, protect 
fish and wildlife, and to otherwise protect public health, property, and the environment. A 
grading permit is required for all activities that would exceed 50 cubic yards of grading. 
Grading activity is prohibited within 50 feet from the top of the bank of a stream, creek, or river, 
or within 50 feet of a wetland or body of water in order to protect riparian areas. Additionally, 
development is limited in areas of high landslide potential and slopes greater than 30 percent, 
unless approved under special conditions. All proposed developments are required to submit 
an erosion control plan and drainage plan prior to issuance of a grading permit. These 
requirements are codified in Chapter 19.17 of the San Benito County Code, which requires that 
all areas disturbed in connection with grading related activities shall be consistently maintained 
to control erosion. 

 
San Benito County Code, Chapter 21.01 (Building Regulations Ordinance). This chapter 

adopts, with modifications pertaining to local conditions, the provisions of the California 
Building Code (CBC). As stated above, the CBC requires, among other things, seismically 
resistant construction and foundation and soil investigations prior to construction. The CBC 
also establishes grading requirements that apply to excavation and fill activities, and requires 
the implementation of erosion control measures. The County is responsible for enforcing the 
2013 CBC in the case of the project. 

 
San Benito County Code, Title 23 (Subdivision Ordinance). Subdivision design standards 

and road standards, implementing the General Plan Policies identified below, are set forth in 
the Subdivision Ordinance (Title 23). Road standards designed to minimize on-site hazardous 
geological or soil conditions and to provide erosion control measures regarding excavation, 
grading, and drainage, are set forth in Chapter 23.25 (Design Standards), sections 23.25.009 
(Streets) and 23.25.013 (Grading and Erosion Control); and Chapter 23.31 (Improvement 
Designs), Article II (Roadway Design Standards). Additionally, Chapter 23.31 (Improvement 
Designs), Article III (Storm Drainage Design Standards), implements General Plan policies 
pertaining to the prevention of erosion caused by flooding. 

 
San Benito County Code, Section 25.14.081. This section forbids the placement of a building 

used for human occupancy across an active fault trace. Further, the area within 50 feet of an 
active fault trace is “assumed to be underlain by active branches of that fault trace unless and 
until proven otherwise by an appropriate geological investigation and submission of a report by 
a geologist registered in the State of California.” Section 25.14.082 of the County Code adds that 
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for buildings greater than two stories in height, buildings of an emergency nature such as 
hospitals, fire stations and police stations, and high-occupancy buildings such as auditoriums, 
schools, theaters, and stadiums, the minimum required distance from a known active fault trace 
is 300 feet. 
 

2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Land 
Use Element, Circulation Element, Natural and Cultural Resources Element, and Health and 
Safety Element provide the following goals, policies and objectives pertaining to geology and 
soils applicable to this project: 

 
Land Use Element: 
 
Goal LU-1 To maintain San Benito County’s rural character and natural beauty while 

providing areas for needed future growth. 
 
LU-1.6  Hillside Development Restrictions. The County shall prohibit residential and urban 

development on hillsides with 30 percent or greater slopes. 
 
LU-1.8  Site Plan Environmental Content Requirements. The County shall require all 

submitted site plans, tentative maps, and parcel maps to depict all environmentally 
sensitive and hazardous areas, including: 100-year floodplains, fault zones, 30 
percent or greater slopes, severe erosion hazards, fire hazards, wetlands, and riparian 
habitats. 

 
LU-1.10  Development Site Suitability. The County shall encourage specific development sites 

to avoid natural and manmade hazards, including, but not limited to, active seismic 
faults, landslides, slopes greater than 30 percent, and floodplains. Development sites 
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, and provide 
setbacks from creeks). The County shall require adequate mitigation for any 
development located on environmentally sensitive lands (e.g., wetlands, erodible soil, 
archaeological resources, important plant and animal communities). 

 
LU-4.3  Residential Density Reductions. The County shall consider reducing the base density 

of a proposed residential development project if a combination of environmental 
hazards (e.g., fire, seismic, flooding, greater than 30 percent slope) and/or natural 
resources (e.g., sensitive habitat, wetlands) existing on the site, after consideration of 
the mitigations to be implemented to address those hazards, make higher densities 
less appropriate. 

 
Circulation Element: 
 
Goal C-1 To provide an adequate road system that is safe, efficient, reliable, and within the 

County’s ability to finance and maintain. 
 
C-1.16  Roads on Hillsides. The County shall require that new public and private roads on 

hillsides minimize visual impact by blending with natural landforms and by 
following the natural contours of the land as much as possible and that driveway 
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access in hillside areas be consolidated where possible and limited to areas where 
adequate sight distance is available for all approaches. 

 
C-1.17  Grades on Hillsides. The County shall require that new roads on hillsides do not 

exceed a 15 percent grade. The County may allow grades on hillsides of up to 20 
percent for distances of up to 400 feet. Grades over 15 percent must have all weather 
surfaces, such as asphalt or concrete. 

 
C-1.19  Avoid Hazardous Areas. The County shall ensure that road development is 

minimized in hazardous areas (e.g. faults, flood plains, landslide areas, fire hazard 
areas) and that, if a hazard is present within a planned road alignment, the planned 
alignment is modified to the extent feasible to avoid the hazard. 

 
Natural and Cultural Resources Element: 
 
NCR-8.3  Grading within Scenic Corridors. The County shall review all projects involving 

grading within Scenic Corridors to protect valuable soil resources, preserve the 
natural environment, and avoid significant adverse impacts within scenic areas. 

 
Healthy and Safety Element: 
 
Goal HS-1 To maintain the necessary level of fire, EMS, law enforcement, and disaster 

preparedness for the protection of the health, safety, and welfare of people living, 
working, and residing in San Benito County. 

 
HS-1.7  Multi-Hazard Mitigation Plan. The County shall develop, maintain, and implement 

a Multi-Hazard Mitigation Plan to address disasters such as earthquakes, flooding, 
dam or levee failure, hazardous material spills, epidemics, fires, extreme weather, 
major transportation accidents, and terrorism. 

 
Goal HS-3 To protect lives and property from seismic and geologic hazards. 
 
HS-3.2  Subsidence or Liquefaction. The County shall require that all proposed structures, 

utilities, or public facilities within recognized near-surface subsidence or liquefaction 
areas be located and constructed in a manner that minimizes or eliminates potential 
damage. 

 
HS-3.6  Unstable Soils. The County shall require and enforce all standards contained in the 

current California Building Code related to construction on unstable soils, and shall 
make a determination as to site suitability of all development projects during the 
building permit review process. The County shall not approve proposed development 
sited within areas of known or suspected instability until detailed area studies are 
completed that evaluate the extent and degree of instability and its impact on the 
overall development of the area. 

 
HS-3.7  Setback from Fault Traces. The County shall require setback distances from fault 

traces to be determined by individual site specific surface rupture investigations. 
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HS-3.8 Liquefaction Studies. The County shall require proposals for development in areas 
with high liquefaction potential to include detailed site specific liquefaction studies. 

 
HS-3.9 Seismic Safety Evaluations. The County shall require buildings three stories or 

higher, and locations zoned for multifamily housing, to include in development 
proposals measures to determine ground shaking characteristics, evaluate potential 
for ground failure, identify any other geologic hazards that might exist on the site, 
and mitigate for these hazards. 

 
Consistency with specific 2035 General Plan policies that apply to the project is evaluated in 
Section 4.10, Land Use and Planning.  

 

4.6.2  Impact Analysis 
 

a. Methodology and Significance Thresholds. This evaluation is based in part on a 
Geotechnical Feasibility Investigation prepared for the proposed project (Stevens, Ferrone & Bailey, 
2011). This document is included in Appendix E of this EIR. The analysis also included a review 
of existing information and other available regional sources, including data from the California 
Department of Conservation and the Natural Resources Conservation Service. 
 
Based on the environmental checklist included in Appendix G of the State CEQA Guidelines, 
impacts would be considered potentially significant if the proposed project would: 
 

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

i. Rupture of a known earthquake fault, as delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or 
based on other substantial evidence of a known fault; 

ii. Strong seismic ground shaking; 
iii. Seismic-related ground failure, including liquefaction; and 
iv. Landslides. 

2) Result in substantial soil erosion or the loss of topsoil;  
3) Be located on a geologic unit or soil that is unstable, or that would become unstable 

as a result of the project, and potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction, or collapse;  

4) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building 
Code (1994), creating substantial risks to life or property; and/or 

5) Have soils incapable of adequately supporting the use of septic tanks or alternative 
waste water disposal systems where sewers are not available for the disposal of waste 
water. 

 
The project site is relatively flat and would not be subject to the risk of landslides. The proposed 
project also would not involve installation and use of septic tanks or alternative waste water 
disposal systems. Wastewater from the project site would be conveyed from the site via a 
sanitary sewer force main to the City of Hollister’s water reclamation facility, located just north 
of San Juan Road. Therefore, impacts related to landslides and septic tanks or alternative waste 
water disposal systems (Thresholds 1.iv and 5) are not discussed further in this section, but 
details are provided in Section 4.15, Effects Found Not to Be Significant.  
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  b. Project Impacts and Mitigation Measures.   
 

Impact GEO-1 A portion of the project site is located in an Alquist-Priolo 
Fault Zone. Potential impacts from surface rupture of the 
Calaveras fault would be significant but mitigable. [Threshold 
number 1)i] 

 
A portion of an Alquist-Priolo Fault Zone for the Calaveras Fault underlies the southwest part 
of the project site. Figure 2-3 in Section 2.0, Project Description, shows the eastern boundary of 
this Fault Zone as a dashed and dotted line on the site plan, labelled as “Eastern Boundary 
Special Studies Zone.” As shown, this zone cuts through the middle of lots 6 through 12, and 
covers a small portion of lots 5 and 27 through 29. The Alquist-Priolo Act was created to 
prohibit the location of structures designed for human occupancy across the traces of active 
faults. Construction in Alquist-Priolo Fault Zones is regulated by the State Geologist and 
requires special study for structures planned over active faults. If any habitable structures were 
built within this zone, the project would conflict with the Alquist-Priolo Act and could expose 
future on-site residents to a significant risk of loss, injury, or death involving rupture of the 
Calaveras Fault. 
 
It should be noted that the actual trace of the Calaveras Fault is concealed and its precise 
location within the Alquist-Priolo Fault Zone is uncertain. However, by restricting construction 
of habitable structures to areas outside of the Alquist-Priolo Fault Zone, the potential for 
construction on or within 50 feet of the fault trace (as prohibited by Section 25.14.081 of the San 
Benito County Code) would be removed. Mitigation is therefore required to ensure that no 
structures are built in this area.  
 

Mitigation Measures. The following mitigation measure is required. 
  
GEO-1 Fault Hazard Disclosure. Upon the transfer of real property and 

execution of leases on lots 5 through 12 and 27 through 29, the 
transferor shall be required to deliver to the prospective transferee 
a written disclosure statement that indicates the presence of the 
Alquist-Priolo Fault Zone and notes that no habitable structures 
shall be constructed within the zone in conformance with the 
Alquist-Priolo Earthquake Fault Zoning Act.  

 
 Significance After Mitigation. With implementation of Mitigation Measure GEO-1, 

impacts related to surface rupture would be reduced to a less than significant level. 
 
Impact GEO-2 Seismically induced groundshaking could destroy or damage 

structures and infrastructure, resulting in loss of property or 
risk to human safety. However, the project’s mandatory 
compliance with applicable California Building Code 
requirements render impacts less than significant. [Threshold 
number 1)ii] 
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The project site is located in a seismically active region of California. As discussed in Impact 
GEO-1, a portion of the Calaveras Fault Zone runs through the project site. In addition, an 
easterly branch of the Calaveras Fault Zone is adjacent to the northeast of the project site, and 
the San Andreas Fault Zone is approximately 3.5 miles to the southwest. Groundshaking 
produced by earthquakes along these faults, as well as other faults in the region, could result in 
potentially significant impacts to proposed residences. Strong earthquakes on these faults could 
produce peak ground accelerations exceeding 80 percent of g.  
 
Although nothing can ensure that structures do not fail under seismic stress, proper 
engineering can minimize the risk to life and property. As such, building standards have been 
developed for construction in areas subject to seismic ground-shaking. The most recent CBC 
requirements (2013) ensure that new habitable structures are engineered to withstand the 
expected ground acceleration at a given location. Although the risk of sustaining an earthquake 
with higher ground accelerations can never be completely eliminated, compliance with all 
applicable provisions of the CBC would ensure that impacts from groundshaking are less than 
significant. Adherence to then-applicable CBC seismic standards is a component of the project 
and will therefore ensure this impact less than significant.  

 
Mitigation Measures. No mitigation is required. 

 
Impact GEO-3 Seismically induced groundshaking could result in differential 

settlement at the surface of the project site. Impacts would be 
significant but mitigable with footing foundations designed to 
resist differential settlement. [Threshold number 1)iii] 

 
In addition to ground-shaking, seismic activity can cause differential settlement of the ground 
surface due to dynamic densification of underlying soils. Differential settlement refers to the 
unequal settling of a building's piers or foundation that can result in damage to the structure. 
The damage occurs when unstable soil causes the foundation to sink in different areas at 
different times. 
 

Exploratory borings on the project site have indicated the presence of Pleistocene terrace 
deposits including loose to medium-dense sands that are susceptible to densification within 
about 30 feet of the existing ground surface (Stevens, Ferrone & Bailey, 2011). As reported in the 
Geotechnical Feasibility Investigation for the proposed project, these sands may consolidate 
approximately 1 to 2 inches when subjected to earthquake-induced ground motion (Stevens, 
Ferrone & Bailey, 2011). If the proposed residences or other project-related improvements are 
built on post-tensioned slab foundations, then the consolidation of sands may result in tilting of 
foundations and a hazard to habitable structures. Potential impacts from differential settlement 
would be significant but mitigable with implementation of recommendations in the Geotechnical 
Feasibility Investigation for improved foundations. 
 

Mitigation Measures. Mitigation Measure GEO-3 is required to address potential 
impacts from differential settlement. 

 
 GEO-3 Adherence to Geotechnical Report. Prior to the issuance of the 

first building permit, the developer(s) of individual lots on the 
project site shall submit building and improvement plans for 
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review and approval by San Benito County that confirm 
compliance with the recommendations included in the 
Geotechnical Feasibility Investigation prepared by Stevens, Ferrone & 
Baily in 2011 (see Appendix E of this EIR) for building 
foundations. These recommendations include the following: 

 All foundations shall be designed to resist differential 
settlement of supporting soils of 1 inch across typical column 
spacings. 

 Foundations shall consist of continuous and isolated spread 
footings bearing on a three foot-thick layer of engineered fill. 

 Footings shall be founded at a depth of approximately 18 
inches below the lowest adjacent grade, depending on design-
bearing capacities. 

 Interior slabs-on-grade shall be approximately 5 inches in 
thickness and supported by underlying, compacted, native 
soils. 

 Alternatively, foundations may consist of post-tensioned slabs 
approximately 10 inches in thickness. 

 A vapor retarder shall be constructed below the slabs to 
reduce the potential for vapor transmission through the slabs-
on-grade. Concrete shall be poured directly onto the 
membrane. 

 
Significance After Mitigation. With implementation of recommendations in the 

Geotechnical Feasibility Investigation for the proposed project, building foundations would be 
designed to resist differential settlement of the ground surface, and impacts would be reduced 
to a less than significant level. 
 

Impact GEO-4 Due to the depth of groundwater on the project site, the 
potential for seismic-related ground failure from liquefaction 
of underlying soils or lateral spreading is low. Due to the depth 
of groundwater and types of soils present, the site also has a 
low potential for impacts related to soil instability. Impacts 
would be less than significant. [Threshold number 1)iii and 
number 3] 

 
Although the Health and Safety Element in the City of Hollister’s General Plan (2005) has 
mapped the project site as an area with moderate susceptibility to liquefaction, the exploratory 
borings conducted as part of the Geotechnical Feasibility Investigation for the proposed project did 
not encounter groundwater within 40.5 feet of the ground surface. Because liquefaction is 
associated with the coincidence of a high groundwater table with unconsolidated sediments, the 
potential for this seismic hazard to occur on-site is low. This is due to the groundwater table 
level, as well as the fact that no liquefiable soils exist below the site. By extension, the associated 
risk of lateral spreading from liquefied soils is low, as lateral spreading occurs when soils 
liquefy. Therefore, impacts from seismic-related ground failure, including liquefaction and 
lateral spreading, would be less than significant.  
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Mitigation Measures. No mitigation is required.  
 
Impact GEO-5 Construction of the proposed project could result in soil 

erosion or loss of topsoil. Impacts would be less than 
significant. [Threshold number 2] 

 
According to the NRCS soils mapping for the project site, the project site is underlain by five 
total soil types, of which one has low to moderate erosion potential. As shown in Figure 4.6-4, 
this soil type, Sorrento Silt Loam, underlies approximately 23.5 acres (or 50.5 percent of the 
project site) in the northern and eastern portions of the site. Although the remainder of the 
project site overlies soil types with little to no erosion potential, the majority of proposed 
residences and portions of some proposed on-site streets on the site would be constructed in the 
Sorrento Silt Loam zone. Grading associated with construction would temporarily expose 
Sorrento Silt Loam and other bare soils, which could be removed from the site and transported 
through wind shearing or stormwater runoff.  
 
As discussed in Section 4.9, Hydrology and Water Quality, Impact H-1, implementation of a 
NPDES-compliant Stormwater Pollution Prevention Plan (SWPPP) and additional requirements 
detailed in Chapter 19.17 of the San Benito County Code of Ordinances and other applicable 
standards would be incorporated into the design of the project and would reduce potential 
impacts related to soil erosion to a less than significant level. 
 

Mitigation Measures. No mitigation is required.  
 
Impact GEO-6 The project site is not located on a geologic unit or soil that is 

unstable, and would not result in landslides, lateral spreading, 
subsidence, liquefaction, or collapse. However, portions of the 
project site contain moderately expansive soils, which could 
render roadways, foundations, and concrete flatwork unstable. 
Impacts would be significant but mitigable. [Threshold number 
3 and number 4] 

 
Topography at the project site is relatively flat and the proposed project would not affect this 
topography such that an increased likelihood of landslides would result. As described above, 
the potential for lateral spreading and liquefaction risks at the site are low due to the 
topography at the site, relatively deep groundwater level, and the types of soil present, which 
are not liquefiable. Finally, no documented areas of subsidence have been identified on the 
project site or in San Benito County generally and the project would not include groundwater 
withdrawal or other activities that could result in subsidence (County of San Benito, 2013). 
Impacts associated with unstable soils would be further reduced through implementation of 
GEO-3 above, which requires adherence to recommendations made in the Geotechnical 
Feasibility Investigation. However, this mitigation measure is not required to ensure that 
impacts associated with landslides, lateral spreading, subsidence, liquefaction, or collapse are 
less than significant, since that is the case in any event. 
 
Expansive soils have a clay content and mineralogy that renders them susceptible to volume 
increase upon absorption of water and volume decrease upon drying. Repeated cycles of 
wetting and drying of expansive soils can cause severe distress to roadways, foundations, and 
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concrete flatwork. As described in Section 4.6.1(c) (Project Site Setting), the portion of the project 
site with Sorrento Silt Loam soil has a moderate shrink-swell potential. This soil type covers 
approximately 23.5 acres (or 50.5 percent) of the project site; the remainder of the site would 
have low to no risk of expansiveness. Structures and facilities constructed on this soil could be 
exposed to hazards related to expansive soils, including heaving and cracking of slabs-on-
grade, pavements, and structures founded on shallow foundations.  
 
To minimize structural hazards from soils with a moderate shrink-swell potential, future 
development on individual lots at the project site would be required to comply with CBC 
requirements pertaining to expansive soils. Pursuant to Section 1803.5.3 of the 2013 CBC, soil 
tests to determine the location of expansive soils are required in areas likely to have such soils. 
Where expansive soils occur on-site, Section 1808.6 mandates that foundations be designed to 
resist differential volume changes and to prevent structural damage. Potential impacts from 
expansive soils would be significant but mitigable with implementation of CBC requirements 
for soils testing and structural reinforcement. 
 

Mitigation Measures. Implementation of the following mitigation measure is required to 
reduce impacts resulting from expansive soils to a less than significant level.  
 

GEO-6 Expansive Soils Testing and Structural Reinforcement. Prior to 
the issuance of the first building permit, the developer(s) of 
individual lots on the project site shall contract with a qualified 
geotechnical scientist to conduct soil tests to determine the 
location of expansive soils on-site, consistent with Section 1803.5.3 
of the 2013 California Building Code. If these soil tests indicate 
that expansive soils occur on-site, then building foundations shall 
be designed to resist differential volume changes and to prevent 
structural damage from expansive soils, pursuant to Sections 
1808.6.1 and 1808.6.2 of the California Building Code. If expansive 
soils are removed in lieu of designing resistant foundations, then 
they shall be removed to a depth sufficient to ensure a constant 
moisture content in the remaining soil, as required by Section 
1808.6.3 of the California Building Code. The active zone of 
expansive soil (defined as the zone of soil that has the potential to 
produce heave or settlement) also may be stabilized in lieu of 
designing resistant foundations, consistent with Section 1808.6.4 
of the California Building Code.  

 
Significance After Mitigation. Impacts related to expansive soils would be less than 

significant with mitigation incorporated. 
 

4.6.3 Cumulative Impacts  
 
The geographic scope for considering cumulative impacts to geology and soils is the project site 
along with the immediately adjacent areas. The geographic scope would also include off-site 
lands where earth movements at the project site could affect the local watershed. This scope is 
appropriate because geologic materials and soils occur at specific locales and are generally 
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unaffected by activities not acting on them directly or immediately adjacent to them. In addition 
any geologic impacts of the project would be site‐specific. 
 
The potential buildout through the year 2035 in unincorporated San Benito County and the City 
of Hollister would result in an increase of approximately 25,833 residents, 7,071 housing units, 
and 3,241 employees (AMBAG, 2014). Such development would expose new residents and 
property to seismic and other geologic hazards. However, these seismic and soil issues are 
specific to each project and therefore, for purposes of this cumulatives analysis, the geographic 
context is more narrow as well. It is expected that because of the site-specific nature of these 
issues, each cumulative development would be required to address said issues on a case-by-
case basis through preparation of required soils and geotechnical engineering studies and 
adherence to the recommendations therein, in addition to adherence to existing local and state 
laws and regulations including, among others, the then-applicable CBC standards and 
requirements. Thus, the combination of the project with other cumulative developments would 
not have a significant cumulative impact. Furthermore, with the implementation of the 
identified mitigation for the project as well as its adherence to the applicable laws and 
regulations, the project’s contribution to any cumulative geology and soils impacts would be 
less than significant. 
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4.7 GREENHOUSE GAS EMISSIONS/CLIMATE CHANGE 
 

4.7.1 Setting 
 

a. Climate Change and Greenhouse Gases. Climate change is the observed increase in 
the average temperature of the Earth’s atmosphere and oceans along with other substantial 
changes in climate (such as wind patterns, precipitation, and storms) over an extended period of 
time. The term “climate change” is often used interchangeably with the term “global warming,” 
but “climate change” is preferred to “global warming” because this term conveys that there are 
other changes in addition to rising temperatures. The baseline against which these changes are 
measured originates in historical records identifying temperature changes that have occurred in 
the past, such as during previous ice ages. Global climate is continuously changing, as evidenced 
by repeated episodes of substantial warming and cooling documented in the geologic record. The 
rate of change has typically been incremental, with warming or cooling trends occurring over the 
course of thousands of years. The past 10,000 years have been marked by a period of incremental 
warming, as glaciers have steadily retreated across the globe. However, scientists have observed 
acceleration in the rate of warming during the past 150 years. Per the United Nations 
Intergovernmental Panel on Climate Change (IPCC, 2013), the understanding of anthropogenic 
warming and cooling influences on climate has led to a high confidence (95 percent or greater 
chance) that the global average net effect of human activities has been the dominant cause of 
warming since the mid-20th century (IPCC, 2013). 
 
Gases that absorb and re-emit infrared radiation in the atmosphere are called greenhouse gases 
(GHGs). GHGs are present in the atmosphere naturally, are released by natural sources, or are 
formed from secondary reactions taking place in the atmosphere. The gases that are widely seen 
as the principal contributors to human-induced climate change include carbon dioxide (CO2), 
methane (CH4), nitrous oxides (N2O), fluorinated gases such as hydrofluorocarbons (HFCs) and 
perfluorocarbons (PFCs), and sulfur hexafluoride (SF6). Water vapor is excluded from the list of 
GHGs because it is short-lived in the atmosphere and its atmospheric concentrations are largely 
determined by natural processes, such as oceanic evaporation. 
 
GHGs are emitted by both natural processes and human activities. Of these gases, CO2 and CH4 
are emitted in the greatest quantities from human activities. Emissions of CO2 are largely by-
products of fossil fuel combustion, whereas CH4 results from off-gassing associated with 
agricultural practices and landfills. Observations of CO2 concentrations, globally-averaged 
temperature, and sea level rise are generally well within the range of the extent of the earlier 
IPCC projections. The recently observed increases in CH4 and N2O concentrations are smaller 
than those assumed in the scenarios in the previous assessments. Each IPCC assessment has 
used new projections of future climate change that have become more detailed as the models 
have become more advanced. 
 
Man-made GHGs, many of which have greater heat-absorption potential than CO2, include 
fluorinated gases and sulfur hexafluoride (SF6) (California Environmental Protection Agency 
[CalEPA], 2006). Different types of GHGs have varying global warming potentials (GWPs). The 
GWP of a GHG is the potential of a gas or aerosol to trap heat in the atmosphere over a 
specified timescale (generally, 100 years). Because GHGs absorb different amounts of heat, a 
common reference gas (CO2) is used to relate the amount of heat absorbed to the amount of the 
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gas emissions, referred to as “carbon dioxide equivalent” (CO2E), and is the amount of a GHG 
emitted multiplied by its GWP. Carbon dioxide has a 100-year GWP of one. By contrast, 
methane CH4 has a GWP of 25, meaning its global warming effect is 25 times greater than 
carbon dioxide on a molecule per molecule basis (IPCC, 2006). 
 
The accumulation of GHGs in the atmosphere regulates the earth’s temperature. Without the 
natural heat trapping effect of GHGs, Earth’s surface would be about 34° C cooler (CalEPA, 
2006). However, it is believed that emissions from human activities, particularly the 
consumption of fossil fuels for electricity production and transportation, have elevated the 
concentration of these gases in the atmosphere beyond the level of naturally occurring 
concentrations. The following discusses the primary GHGs of concern. 
 

Carbon Dioxide. The global carbon cycle is made up of large carbon flows and 
reservoirs. Billions of tons of carbon in the form of CO2 are absorbed by oceans and living 
biomass (i.e., sinks) and are emitted to the atmosphere annually through natural processes (i.e., 
sources). When in equilibrium, carbon fluxes among these various reservoirs are roughly 
balanced (United States Environmental Protection Agency [U.S. EPA], April 2012). CO2 was the 
first GHG demonstrated to be increasing in atmospheric concentration, with the first conclusive 
measurements being made in the last half of the 20th century. Concentrations of CO2 in the 
atmosphere have risen approximately 40 percent since the industrial revolution. The global 
atmospheric concentration of CO2 has increased from a pre-industrial value of about 280 parts 
per million (ppm) to 391 ppm in 2011 (IPCC, 2007; Oceanic and Atmospheric Association 
[NOAA], 2010). The average annual CO2 concentration growth rate was larger between 1995 
and 2005 (average: 1.9 ppm per year) than it has been since the beginning of continuous direct 
atmospheric measurements (1960–2005 average: 1.4 ppm per year), although there is year-to-
year variability in growth rates (NOAA, 2010). Currently, CO2 represents an estimated 82.8 
percent of total GHG emissions (Department of Energy [DOE] Energy Information 
Administration [EIA], August 2010). The largest source of CO2, and of overall GHG emissions, 
is fossil fuel combustion. 
 

Methane. Methane (CH4) is an effective absorber of radiation, though its atmospheric 
concentration is less than that of CO2 and its lifetime in the atmosphere is limited to 10 to 12 
years. It has a global warming potential approximately 25 times that of CO2. Over the last 250 
years, the concentration of CH4 in the atmosphere has increased by 148 percent (IPCC, 2007), 
although emissions have declined from 1990 levels. Anthropogenic sources of CH4 include 
enteric fermentation associated with domestic livestock, landfills, natural gas and petroleum 
systems, agricultural activities, coal mining, wastewater treatment, stationary and mobile 
combustion, and certain industrial processes (U.S. EPA, April 2012). 
 

Nitrous Oxide. Concentrations of nitrous oxide (N2O) began to rise at the beginning of 
the industrial revolution and continue to increase at a relatively uniform growth rate (NOAA, 
2010). N2O is produced by microbial processes in soil and water, including those reactions that 
occur in fertilizers that contain nitrogen, fossil fuel combustion, and other chemical processes. 
Use of these fertilizers has increased over the last century. Agricultural soil management and 
mobile source fossil fuel combustion are the major sources of N2O emissions. The GWP of 
nitrous oxide is approximately 298 times that of CO2 (IPCC, 2007). 
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Fluorinated Gases (HFCs, PFCs and SF6). Fluorinated gases, such as hydrofluorocarbons 
(HFCs), perfluorocarbons (PFCs), and sulfurhexafluoride (SF6), are powerful GHGs that are 
emitted from a variety of industrial processes. Fluorinated gases are used as substitutes for 
ozone-depleting substances such as chlorofluorocarbons (CFCs), hydrochlorofluorocarbons 
(HCFCs), and halons, which have been regulated since the mid-1980s because of their ozone-
destroying potential and are phased out under the Montreal Protocol (1987) and Clean Air Act 
Amendments of 1990. Electrical transmission and distribution systems account for most SF6 
emissions, while PFC emissions result from semiconductor manufacturing and as a by-product 
of primary aluminum production. Fluorinated gases are typically emitted in smaller quantities 
than CO2, CH4, and N2O, but these compounds have much higher GWPs. SF6 is the most potent 
GHG the IPCC has evaluated. 
 

b. Greenhouse Gas Emissions Inventory. Worldwide anthropogenic emissions of 
GHGs were approximately 40,000 million metric tons (MMT) CO2E in 2004, including ongoing 
emissions from industrial and agricultural sources, but excluding emissions from land use 
changes (i.e., deforestation, biomass decay) (IPCC, 2007). CO2 emissions from fossil fuel use 
accounts for 56.6 percent of the total emissions of 49,000 MMT CO2E (includes land use 
changes) and CO2 emissions from all sources account for 76.7 percent of the total CO2E emitted. 
Methane emissions account for 14.3 percent of GHGs and N2O emissions account for 7.9 percent 
(IPCC, 2007).  
 
Total U.S. GHG emissions were 6,821.8 MMT CO2E in 2009 (U.S. EPA, April 2012). Total U.S. 
emissions have increased by 10.5 percent since 1990; emissions rose by 3.2 percent from 2009 to 
2010 (U.S. EPA, April 2012). This increase was primarily due to (1) an increase in economic 
output resulting in an increase in energy consumption across all sectors; and (2) much warmer 
summer conditions resulting in an increase in electricity demand for air conditioning. Since 
1990, U.S. emissions have increased at an average annual rate of 0.5 percent. In 2010, the 
transportation and industrial end-use sectors accounted for 32 percent and 26 percent of CO2 
emissions from fossil fuel combustion, respectively. Meanwhile, the residential and commercial 
end-use sectors accounted for 22 percent and 19 percent of CO2 emissions from fossil fuel 
combustion, respectively (U.S. EPA, April 2012). 
 
Based upon the California Air Resources Board (CARB) California Greenhouse Gas Inventory 
for 2000-2012 (CARB, May 2014), California produced 459 MMT CO2E in 2012. The major source 
of GHG in California is transportation, contributing 37 percent of the state’s total GHG 
emissions. Electricity generation is the second largest source, contributing 21 percent of the 
state’s GHG emissions (CARB, May 2014). California emissions are due in part to its large size 
and large population compared to other states. However, a factor that reduces California’s per 
capita fuel use and GHG emissions, as compared to other states, is its relatively mild climate. 
The CARB has projected statewide unregulated GHG emissions for the year 2020 will be 507 
MMT CO2E (CARB, April 2012). These projections represent the emissions that would be 
expected to occur in the absence of any GHG reduction actions. 
 

c. Potential Effects of Climate Change. Globally, climate change has the potential to 
affect numerous environmental resources through potential impacts related to future air 
temperatures and precipitation patterns. Scientific modeling predicts that continued GHG 
emissions at or above current rates would induce more extreme climate changes during the 21st 
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century than were observed during the 20th century. Long-term trends have found that each of 
the past three decades has been warmer than all the previous decades in the instrumental 
record, and the decade from 2000 through 2010 has been the warmest. The global combined 
land and ocean temperature data show an increase of about 0.89°C (0.69°C–1.08°C) over the 
period 1901–2012 and about 0.72°C (0.49°C–0.89°C) over the period 1951–2012 when described 
by a linear trend. Several independently analyzed data records of global and regional Land-
Surface Air Temperature (LSAT) obtained from station observations are in agreement that 
LSAT as well as sea surface temperatures have increased. In addition to these findings, there are 
identifiable signs that global warming is currently taking place, including substantial ice loss in 
the Arctic over the past two decades (IPCC, 2013).  
 
According to the CalEPA’s 2010 Climate Action Team Biennial Report, potential impacts of climate 
change in California may include loss in snow pack, sea level rise, more extreme heat days per 
year, more high ozone days, more large forest fires, and more drought years (CalEPA, April 
2010). Below is a summary of some of the potential effects that could be experienced in 
California as a result of climate change. 
 

Sea Level Rise. According to The Impacts of Sea-Level Rise on the California Coast, prepared 
by the California Climate Change Center (CCCC) (May 2009), climate change has the potential 
to induce substantial sea level rise in the coming century. The rising sea level increases the 
likelihood and risk of flooding. Sea levels are rising faster now than in the previous two 
millennia, and the rise is expected to accelerate, even with robust GHG emission control 
measures. The most recent IPCC report (2013) predicts a mean sea–level rise of 11-38 inches by 
2100. This prediction is more than 50 percent higher than earlier projections of 7-23 inches, 
when comparing the same emissions scenarios and time periods. The previous IPCC report 
(2007) identified a sea level rise on the California coast over the past century of approximately 
eight inches. Based on the results of various global climate change models, sea level rise is 
expected to continue. The California Climate Adaptation Strategy (California Natural Resources 
Agency, December 2009) estimates a sea level rise of up to 55 inches by the end of this century. 
 

Air Quality. Higher temperatures, which are conducive to air pollution formation, could 
worsen air quality in California. Climate change may increase the concentration of ground-level 
ozone, but the magnitude of the effect, and therefore its indirect effects, are uncertain. If higher 
temperatures are accompanied by drier conditions, the potential for large wildfires could 
increase, which, in turn, would further worsen air quality. However, if higher temperatures are 
accompanied by wetter rather than drier conditions the rains would tend to temporarily clear 
the air of particulate pollution and reduce the incidence of large wildfires, thereby ameliorating 
the pollution associated with wildfires. Additionally, severe heat accompanied by drier 
conditions and poor air quality could increase the number of heat-related deaths, illnesses, and 
asthma attacks throughout the state (California Energy Commission [CEC], March, 2009). 
 

Water Supply. Analysis of paleoclimatic data (such as tree-ring reconstructions of stream 
flow and precipitation) indicates a history of naturally and widely varying hydrologic 
conditions in California and the west, including a pattern of recurring and extended droughts. 
Uncertainty remains with respect to the overall impact of climate change on future water 
supplies in California. However, the average early spring snowpack in the Sierra Nevada 
decreased by about 10 percent during the last century, a loss of 1.5 million acre-feet of 
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snowpack storage. During the same period, California’s temperature has risen 1°F, mostly at 
night and during the winter, with higher elevations experiencing the highest increase.  
 
The Sierra snowpack provides the majority of California's water supply by accumulating snow 
during the state’s wet winters and releasing it slowly during the state’s dry springs and 
summers. Based upon historical data and modeling DWR projects that the Sierra snowpack will 
experience a 25 to 40 percent reduction from its historic average by 2050. Climate change is also 
anticipated to bring warmer storms that result in less snowfall at lower elevations, reducing the 
total snowpack (DWR, 2008). 

 
Hydrology. As discussed above, climate change could potentially affect: the amount of 

snowfall, rainfall, and snow pack; the intensity and frequency of storms; flood hydrographs 
(flash floods, rain or snow events, coincidental high tide and high runoff events); sea level rise 
and coastal flooding; coastal erosion; and the potential for salt water intrusion. The rate of 
increase of global mean sea levels over the 2001-2010 decade, as observed by satellites, ocean 
buoys and land gauges, was approximately 3.2 mm per year, which is double the observed 20th 
century trend of 1.6 mm per year (World Meteorological Organization [WMO], 2013). As a 
result, sea levels averaged over the last decade were about 8 inches higher than those of 1880 
(WMO, 2013). Sea level rise may be a product of climate change through two main processes: 
expansion of sea water as the oceans warm and melting of ice over land. A rise in sea levels 
could result in coastal flooding and erosion and could jeopardize California’s water supply due 
to salt water intrusion. Increased CO2 emissions can cause oceans to acidify due to the carbonic 
acid it forms. Increased storm intensity and frequency could affect the ability of flood-control 
facilities, including levees, to handle storm events.  
 

Agriculture. California has a $30 billion annual agricultural industry that produces half 
of the country’s fruits and vegetables. Higher CO2 levels can stimulate plant production and 
increase plant water-use efficiency. However, if temperatures rise and drier conditions prevail, 
water demand could increase; crop-yield could be threatened by a less reliable water supply; 
and greater air pollution could render plants more susceptible to pest and disease outbreaks. In 
addition, temperature increases could change the time of year certain crops, such as wine 
grapes, bloom or ripen, and thereby affect their quality (CCCC, 2006). 
 

Ecosystems and Wildlife. Climate change and the potential resulting changes in weather 
patterns could have ecological effects on a global and local scale. Increasing concentrations of 
GHGs are likely to accelerate the rate of climate change. Scientists project that the average 
global surface temperature could rise by 1.0-4.5°F (0.6-2.5°C) in the next 50 years, and 2.2-10°F 
(1.4-5.8°C) in the next century, with substantial regional variation. Soil moisture is likely to 
decline in many regions, and intense rainstorms are likely to become more frequent. Rising 
temperatures could have four major impacts on plants and animals: (1) timing of ecological 
events; (2) geographic range; (3) species’ composition within communities; and (4) ecosystem 
processes, such as carbon cycling and storage (Parmesan, 2004; Parmesan, C. and H. Galbraith, 
2004). 
 

e. Regulatory Setting. The following regulations address both climate change and GHG 
emissions.  
 



Sunnyside Estates Project EIR 
Section 4.7 Greenhouse Gas Emissions/Climate Change 

 
 

  County of San Benito 

4.7-6 

International. The United States is, and has been, a participant in the United Nations 
Framework Convention on Climate Change (UNFCCC) since it was produced in 1992. The 
UNFCCC is an international environmental treaty with the objective of, “stabilization of GHG 
concentrations in the atmosphere at a level that would prevent dangerous anthropogenic 
interference with the climate system.” This is generally understood to be achieved by stabilizing 
global GHG concentrations between 350 and 400 ppm, in order to limit the global average 
temperature increases between 2 and 2.4°C above pre-industrial levels (IPCC, 2007). The 
UNFCC itself does not set limits on GHG emissions for individual countries or enforcement 
mechanisms. Instead, the treaty provides for updates, called “protocols,” that would identify 
mandatory emissions limits.  
 
Five years later, the UNFCC brought nations together again to draft the Kyoto Protocol (1997). 
The Kyoto Protocol established commitments for industrialized nations to reduce their 
collective emissions of six GHGs (CO2, CH4, N2O, SF6, HFCs, and PFCs) to 5.2 percent below 
1990 levels by 2012. The United States is a signatory of the Kyoto Protocol, but Congress has not 
ratified it and the United States has not bound itself to the Protocol’s commitments (UNFCCC, 
2007). The first commitment period of the Kyoto Protocol ended in 2012. Governments, 
including 38 industrialized countries, agreed to a second commitment period of the Kyoto 
Protocol beginning January 1, 2013 and ending either on December 31, 2017 or December 31, 
2020, to be decided by the Ad Hoc Working Group on Further Commitments for Annex I 
Parties under the Kyoto Protocol at its seventeenth session (UNFCCC, November 2011). 
 
In Durban (17th session of the Conference of the Parties in Durban, South Africa, December 
2011), governments decided to adopt a universal legal agreement on climate change as soon as 
possible, but not later than 2015. Work will begin on this immediately under a new group called 
the Ad Hoc Working Group on the Durban Platform for Enhanced Action. Progress was also 
made regarding the creation of a Green Climate Fund (GCF) for which a management 
framework was adopted (UNFCCC, March 2012; United Nations, September 2012).  
 

Federal. The United States is currently using a voluntary and incentive-based approach 
toward emissions reductions in lieu of the Kyoto Protocol’s mandatory framework. The Climate 
Change Technology Program (CCTP) is a multi-agency research and development coordination 
effort (led by the Secretaries of Energy and Commerce) that is charged with carrying out the 
President’s National Climate Change Technology Initiative (U.S. EPA, December 2007). 
However, the voluntary approach to address climate change and GHG emissions may be 
changing. The United States Supreme Court in Massachusetts et al. v. Environmental Protection 
Agency et al. ([2007] 549 U.S. 05-1120) held that the U.S. EPA has the authority to regulate motor-
vehicle GHG emissions under the federal Clean Air Act. U.S. EPA publishes an annual GHG 
inventory (Inventory of U.S. Greenhouse Gas Emissions and Sinks), which tracks the national 
trend in GHG emissions and removals back to 1990. The report contains total U.S. emissions by 
source, economic sector, and GHG. U.S. EPA uses national energy data, data on national 
agricultural activities, and other national statistics to provide a comprehensive accounting of 
total GHG emissions for all man-made sources in the United States. According to the 2013 
report (the latest available), U.S. GHG emissions totaled 6,673 million metric tons of CO2E (U.S. 
EPA, 2015). U.S. EPA also collects GHG emissions data from individual facilities and suppliers 
of certain fossil fuels and industrial gases through the Greenhouse Gas Reporting Program (U.S. 
EPA, April 2012). 

http://ghgdata.epa.gov/ghgp/main.do
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On September 15, 2009, U.S. EPA and the Department of Transportation’s National Highway 
Traffic Safety Administration (NHTSA) proposed a national program that would reduce GHG 
emissions and improve fuel economy for new cars and trucks sold in the United States. The 
standards that make up this proposed national program would apply to passenger cars, light-
duty trucks, and medium-duty passenger vehicles, covering model years 2012 through 2016. 
They require these vehicles to meet an estimated combined average emissions level of 250 
grams of carbon dioxide per mile, equivalent to 35.5 miles per gallon (MPG) if the automobile 
industry were to meet this carbon dioxide level solely through fuel economy improvements. 
U.S. EPA does not regulate residential sources of GHG emissions. 
 
U.S. EPA issued a Final Rule for mandatory reporting of GHG emissions in October 2009. This 
Final Rule applies to fossil fuel suppliers, industrial gas suppliers, direct GHG emitters, and 
manufacturers of heavy-duty and off-road vehicles and vehicle engines, and requires annual 
reporting of emissions. The first annual reports for these sources were due in March 2011. 
 
On May 13, 2010, U.S. EPA issued a Final Rule that took effect on January 2, 2011, setting a 
threshold of 75,000 metric tons (MT) CO2E per year per project for GHG emissions. New and 
existing industrial facilities that meet or exceed that threshold will require a permit after that 
date. On November 10, 2010, U.S. EPA published the “PSD and Title V Permitting Guidance for 
Greenhouse Gases.” U.S. EPA’s guidance document is directed at state agencies responsible for 
air pollution permits under the Federal Clean Air Act to help them understand how to 
implement GHG reduction requirements while mitigating costs for industry. It is expected that 
most states will use U.S. EPA’s new guidelines when processing new air pollution permits for 
power plants, oil refineries, cement manufacturing, and other large pollution point sources. 
 
On January 2, 2011, U.S. EPA implemented the first phase of the Tailoring Rule for GHG 
emissions Title V Permitting. Under the first phase of the Tailoring Rule, all new sources of 
emissions are subject to GHG Title V permitting if they are otherwise subject to Title V for 
another air pollutant and they emit at least 75,000 MT CO2E per year. Under Phase 1, no sources 
were required to obtain a Title V permit solely due to GHG emissions. Phase 2 of the Tailoring 
Rule went into effect July 1, 2011. At that time new sources were subject to GHG Title V 
permitting if the source emits 100,000 MT CO2E per year, or they are otherwise subject to Title V 
permitting for another pollutant and emit at least 75,000 MT CO2E per year. 
 
On July 3, 2012, U.S. EPA issued the final rule that retains the GHG permitting thresholds that 
were established in Phases 1 and 2 of the GHG Tailoring Rule. These emission thresholds 
determine when Clean Air Act permits under the New Source Review Prevention of Significant 
Deterioration (PSD) and Title V Operating Permit programs are required for new and existing 
industrial facilities. 
 

State. California Air Resources Board (CARB) is responsible for the coordination and 
oversight of State and local air pollution control programs in California. Various statewide and 
local initiatives to reduce California’s contribution to GHG emissions have raised awareness 
about climate change and its potential for severe long-term adverse environmental, social, and 
economic effects. 
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Assembly Bill (AB) 1493 (2002), referred to as “Pavley,” requires CARB to develop and adopt 
regulations to achieve “the maximum feasible and cost-effective reduction of GHG emissions 
from motor vehicles.” On June 30, 2009, U.S. EPA granted the waiver of Clean Air Act 
preemption to California for its greenhouse gas emission standards for motor vehicles 
beginning with the 2009 model year. Pavley I took effect for model years starting in 2009 to 2016 
and Pavley II, which is now referred to as “LEV (Low Emission Vehicle) III GHG” will cover 
2017 to 2025. Fleet average emission standards would reach 22 percent reduction by 2012 and 30 
percent by 2016. The Advanced Clean Cars program coordinates the goals of the Low Emissions 
Vehicles (LEV), Zero Emissions Vehicles (ZEV), and Clean Fuels Outlet programs and would 
provide major reductions in GHG emissions. By 2025, when the rules would be fully 
implemented, new automobiles would emit 34 percent fewer GHGs. Statewide CO2E emissions 
would be reduced by 3 percent by 2020 and by 12 percent by 2025. The reduction increases to 27 
percent in 2035 and even further to a 33 percent reduction in 2050 (CARB, 2013). 
 
In 2005, former Governor Schwarzenegger issued Executive Order (EO) S-3-05, establishing 
statewide GHG emissions reduction targets. EO S-3-05 provides that by 2010, emissions shall be 
reduced to 2000 levels; by 2020, emissions shall be reduced to 1990 levels; and by 2050, emissions 
shall be reduced to 80 percent of 1990 levels (CalEPA, 2006). In response to EO S-3-05, CalEPA 
created the Climate Action Team (CAT), which in March 2006 published the Climate Action 
Team Report (the “2006 CAT Report”) (CalEPA, 2006). The 2006 CAT Report identified a 
recommended list of strategies that the state could pursue to reduce GHG emissions. These are 
strategies that could be implemented by various state agencies to ensure that the emission 
reduction targets in EO S-3-05 are met and can be met with existing authority of the state 
agencies. The strategies include the reduction of passenger and light duty truck emissions, the 
reduction of idling times for diesel trucks, an overhaul of shipping technology/infrastructure, 
increased use of alternative fuels, increased recycling, and landfill methane capture, etc. In April 
2015, Governor Brown issued EO B-30-15, calling for a new target of 40 percent below 1990 
levels by 2030. 
 
California’s major initiative for reducing GHG emissions is outlined in Assembly Bill 32 (AB 
32), the “California Global Warming Solutions Act of 2006,” signed into law in 2006. AB 32 codifies 
the statewide goal of reducing GHG emissions to 1990 levels by 2020 (essentially a 15 percent 
reduction below 2005 emission levels; the same requirement as under S-3-05), and requires CARB 
to prepare a Scoping Plan that outlines the main State strategies for reducing GHGs to meet the 
2020 deadline. In addition, AB 32 requires CARB to adopt regulations to require reporting and 
verification of statewide GHG emissions. 
 
After completing a comprehensive review and update process, CARB approved a 1990 statewide 
GHG level and 2020 limit of 427 MMT CO2E. The Scoping Plan was approved by CARB on 
December 11, 2008, and includes measures to address GHG emission reduction strategies 
related to energy efficiency, water use, and recycling and solid waste, among other measures. 
The Scoping Plan includes a range of GHG reduction actions that may include direct 
regulations, alternative compliance mechanisms, monetary and non-monetary incentives, 
voluntary actions, and market-based mechanisms. 
 
In May 2014, CARB approved the first update to the AB 32 Scoping Plan. The 2013 Scoping Plan 
update defines CARB’s climate change priorities for the next five years and sets the groundwork 
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to reach post-2020 goals set forth in EO S-3-05. The update highlights California’s progress toward 
meeting the “near-term” 2020 GHG emission reduction goals defined in the original Scoping Plan. 
It also evaluates how to align the State’s longer-term GHG reduction strategies with other State 
policy priorities, such as for water, waste, natural resources, clean energy and transportation, and 
land use (CARB, 2014). 
 
The AB 32 Scoping Plan also identifies a cap-and-trade program as one of the strategies California 
will employ to reduce the GHG emissions. Under the cap-and-trade program, an overall limit on 
GHG emissions from capped sectors will be established and facilities subject to the cap will be 
able to trade permits (allowances) to emit GHGs. The program began on January 1, 2012, with an 
enforceable compliance obligation beginning with the 2013 GHG emissions. 
 
On January 18, 2007, Governor Schwarzenegger issued Executive Order EO S-01-07. The order 
mandates that a Low Carbon Fuel Standard (“LCFS”) for transportation fuels be established for 
California to reduce the carbon intensity of California’s transportation fuels by at least 10 percent 
by 2020. 
 
Senate Bill (SB) 97, signed in August 2007, acknowledges that climate change is an environmental 
issue that requires analysis in California Environmental Quality Act (CEQA) documents. In 
March 2010, the California Resources Agency (Resources Agency) adopted amendments to the 
State CEQA Guidelines for the feasible mitigation of GHG emissions or the effects of GHG 
emissions. The adopted guidelines give lead agencies the discretion to set quantitative or 
qualitative thresholds for the assessment and mitigation of GHGs and climate change impacts. 
 
CARB Resolution 07-54 establishes 25,000 MT of GHG emissions as the threshold for identifying 
the largest stationary emission sources in California for purposes of requiring the annual 
reporting of emissions. This threshold is just over 0.005 percent of California’s total inventory of 
GHG emissions for 2004. 
 
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 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 Monterey Bay Unified Air Pollution Control District 
(MBUAPCD) was assigned targets of a 0 percent reduction in GHGs from transportation 
sources from 2005 levels by 2020 and a 5 percent reduction in GHGs from transportation 
sources from 2005 levels by 2035. 
 
In April 2011, Governor Brown signed SB 2X requiring California to generate 33 percent of its 
electricity from renewable sources by 2020. 
 
For more information on the Senate and Assembly Bills, Executive Orders, and reports 
discussed above, and to view reports and research referenced above, please refer to the 
following websites: www.climatechange.ca.gov and www.arb.ca.gov/cc/cc.htm. 
 

http://www.climatechange.ca.gov/
http://www.arb.ca.gov/cc/cc.htm
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 Solid Waste. The California Integrated Waste Management Act of 1989 (State Assembly 
Bill 939) required all cities and counties to develop a Source Reduction and Recycling Element 
(SRRE) for diverting 50 percent of their solid waste (based on 1990 levels) from landfills by the 
year 2000. In an effort to further increase recycling and meet a 75 percent diversion goal the 
State of California enacted AB 341, requiring most businesses and multi-family complexes to 
provide recycling services by July 1, 2012. The County of San Benito anticipated this action and 
recycling services were and are included in the commercial services. 
 

California Building Code. Energy conservation standards for new residential and 
nonresidential buildings were adopted by the California Energy Resources Conservation and 
Development Commission in June 1977 and most recently revised in 2008 (Title 24, Part 6, of the 
California Code of Regulations [CCR]). Title 24 requires the design of building shells and 
building components to conserve energy. The standards are updated periodically to allow for 
consideration and possible incorporation of new energy efficiency technologies and methods.  
 
On July 17, 2008, the California Building Standards Commission adopted the nation’s first green 
building standards. The California Green Building Standards Code was adopted as part of the 
California Building Standards Code (CALGreen) (Part 11, Title 24, CCR). The green building 
standards that became mandatory in the 2010 edition of the code established voluntary 
standards on planning and design for sustainable site development, energy efficiency (in excess 
of the California Energy Code requirements), water conservation, material conservation, and 
internal air contaminants. The mandatory provisions of the California Green Building Code 
Standards became effective January 1, 2011. 
 

2006 Appliance Efficiency Regulations. The 2006 Appliance Efficiency Regulations (Title 20, 
CCR Sections 1601 through 1608) were adopted by the California Energy Commission on 
October 11, 2006, and approved by the California Office of Administrative Law on December 
14, 2006. The regulations include standards for both federally regulated appliances and non-
federally regulated appliances. While these regulations are now often viewed as “business-as-
usual,” they exceed the standards imposed by all other states and they reduce GHG emissions 
by reducing energy demand. 
 

California Environmental Quality Act. Pursuant to the requirements of SB 97, the Resources 
Agency has adopted amendments to the State CEQA Guidelines for the feasible mitigation of 
GHG emissions or the effects of GHG emissions. As noted previously, the adopted State CEQA 
Guidelines provide general regulatory guidance on the analysis and mitigation of GHG emissions 
in CEQA documents, while giving lead agencies the discretion to set quantitative or qualitative 
thresholds for the assessment and mitigation of GHGs and climate change impacts. To date, the 
Bay Area Air Quality Management District (BAAQMD), the South Coast Air Quality 
Management District (SCAQMD), the San Luis Obispo Air Pollution Control District 
(SLOAPCD), and the San Joaquin Air Pollution Control District (SJVAPCD) have adopted 
quantitative significance thresholds for GHGs.  
 

The MBUAPCD, as the regional air agency for the North Central Coast Air Basin, has air-
permitting authority in San Benito County. In February 2008, the MBUAPCD issued revised 
adopted guidance for assessing and reducing the impacts of project-specific air quality 
emissions: CEQA Air Quality Guidelines. This document included a reserved section to address 
project-specific GHG emissions: Climate Change and Assessment of Project Impacts from 
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Greenhouse Gases. To date, the MBUAPCD has not adopted guidance for GHG emissions 
inventory, or established significance thresholds for GHG emissions. 
 

Local.  
 

MBUAPCD Air Quality Planning Documents. As described above, MBUAPCD provides 
guidance for assessing and reducing the impacts of project-specific air quality emissions: CEQA 
Air Quality Guidelines. However, MBUAPCD has not established significance thresholds for 
GHG emissions.  
 

Housing Element:  
 
Goal 5  Energy Conservation. To establish development and construction standards which 

encourage energy conservation in residential uses. Promote the use of energy 
conservation methods in housing for all segments of the community. 

 
Policy 5A  The County shall require energy-conserving construction, as required by state law. 
 
Policy 5B  The County shall encourage innovative site designs and orientation techniques, 

which incorporate passive and active solar designs and natural cooling techniques. 
 
Policy 5C  The County shall promote a weatherization and retrofit program for existing housing 

units that fall below current state performance standards for energy efficiency.  
 
Policy 5D  The County shall promote opportunities for use of solar energy by assuring solar 

access. The County shall pursue all avenues of solar access and energy conservation 
currently provided by California law and consider a local ordinance to further 
promote energy conservation. 

 
Policy 5E  The County shall promote energy efficient land use planning by incorporating 

energy conservation as a major criterion for future decision making.  
 
Policy 5F  The County shall promote energy conservation through education and outreach 

programs.  
 
Policy 5G  The County shall require solar access to be considered in environmental review 

and/or decision-making for all subdivisions. 
 

2035 General Plan Update. The recently adopted (July 21, 2015)2035 General Plan Land 
Use Element, Circulation Element, Public Facilities and Services Element, and Health and Safety 
Element provide the following goals, policies and objectives pertaining to greenhouse gas 
emissions applicable to this project: 
 

Housing Element:  
 
Goal 5  Energy Conservation. To establish development and construction standards which 

encourage energy conservation in residential uses. Promote the use of energy 
conservation methods in housing for all segments of the community. 
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Policy 5A  The County shall require energy-conserving construction, as required by state law. 
 
Policy 5B  The County shall encourage innovative site designs and orientation techniques, 

which incorporate passive and active solar designs and natural cooling techniques. 
 
Policy 5C  The County shall promote a weatherization and retrofit program for existing housing 

units that fall below current state performance standards for energy efficiency.  
 
Policy 5D  The County shall promote opportunities for use of solar energy by assuring solar 

access. The County shall pursue all avenues of solar access and energy conservation 
currently provided by California law and consider a local ordinance to further 
promote energy conservation. 

 
Policy 5E  The County shall promote energy efficient land use planning by incorporating 

energy conservation as a major criterion for future decision making.  
 
Policy 5F  The County shall promote energy conservation through education and outreach 

programs.  
 
Policy 5G  The County shall require solar access to be considered in environmental review 

and/or decision-making for all subdivisions. 
 

Land Use Element: 
 
LU-1.2 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. 

 
LU-1.5 Infill Development. The County shall encourage infill development on vacant and 

underutilized parcels to maximize the use of land within existing urban areas, 
minimize the conversion of productive agricultural land and open spaces, and 
minimize environmental impacts associated with new development as one way to 
accommodate growth. 

 
Goal LU-2 To promote energy efficiency through innovative and sustainable building and site 

design. 
 
LU-2.1 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. 
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LU-2.2 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). 

 
LU-2.4 Solar Access. The County shall encourage new residential subdivisions 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. 

 
LU-2.7 Sustainable Location Factor. The County shall encourage new development in 

locations that provide connectivity between existing transportation facilities to 
increase efficiency, reduce congestion, and improve safety. 

 
Goal LU-4 To encourage variety in new unincorporated residential development while also 

providing incentives for clustered residential as a means to protect valuable 
agricultural and natural resources. 

 
LU-4.2 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. 

 
LU-4.5 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. 

 
Circulation Element: 
 
C-1.2 Complete Streets. To promote a road and street network that accommodates cars 

without requiring car dependence, the County shall plan for use of roadways by all 
vehicle types and users, including automobiles, trucks, alternative energy vehicles, 
agricultural equipment, transit, bicyclists, and pedestrians, when constructing or 
modifying roadways. Additionally, the County shall plan its road and street network 
to reflect a context-sensitive approach to the design of thoroughfare assemblies, where 
the allocation of right-of-way and the facilities provided are based on the intended 
character, whether urban or rural, of a particular location (urban context). Roads and 
streets within communities shall be designed to support and encourage walkability as 
a response to their context, whereas roads in open areas of the County shall be 
designed primarily for vehicular circulation. As such, thoroughfares that serve both 
open areas and communities in the County shall change as the surrounding urban 
context varies. This includes: 

 
 a. Encouraging thoroughfare designs that are context sensitive, such as those 

recommended in Designing Walkable Urban Thoroughfares: A Context Sensitive 
Approach by the Institute of Transportation Engineers (ITE);  
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 b. Supporting urban design principles that promote walkability within communities 

to include: 
 

i. A mix and variety of land uses designed to be relatively compact and in 
proximity to one another;  

   
ii. Buildings that are oriented toward streets, with appropriately narrow setbacks 

and functional entries directly fronting onto sidewalks;  
 
iii. Pedestrian-scaled architecture, landscape, and thoroughfares designed to 

provide engaging sidewalk views and comfort to pedestrians traveling at 
slow speeds; and  

 
iv. Circulation networks that provide an interconnected system of streets and 

open spaces with relatively small block lengths; 
 

 c. Creating multi-modal street connections in order to establish a comprehensive, 
integrated, and connected transportation network;  

 
 d. Incorporating pedestrian and bicycle facilities, where appropriate and feasible, that 

promote safety and maximize access;  
 
 e. Planting street trees adjacent to curbs and between the street and sidewalk or 

walking path to provide a buffer between the pedestrian and the automobile, where 
appropriate; 

 
 f. Incorporating traffic calming devices such as roundabouts, bulb-outs at 

intersections, and traffic tables; and  
 
 g. Coordinating with other agencies and cities to ensure connections are made 

between jurisdictions. 
 

C-1.10 Street Network Plans. The County shall require the project applicants to prepare a 
street network plan for any subdivision proposal located near existing, approved or 
proposed development (County or City). The plan shall illustrate how adjoining 
properties will interconnect over the long-term and how the plan will improve 
pedestrian and bicycle connectivity. The plan shall include an interim access plan 
and a long-term plan that consolidates vehicular access onto arterials/collectors (via 
street network design, or some other method). 

 
Goal C-2 To provide a safe, continuous and accessible system of facilities for bicycle and 

pedestrian travel in appropriate areas in the County. 
 
C-2.1 Bicycle, Pedestrian, and Equestrian Systems. The County shall encourage complete, 

safe, and interconnected bicycle, pedestrian, and equestrian systems, as appropriate 
to the context, that serve both commuter travel and recreational use, and provide 
access to major destinations in the county. 
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C-2.2 Pedestrian and Bike Path Construction. The County shall plan, design, and 
construct pedestrian routes and bikeways consistent with the 2009 County Bikeway 
and Pedestrian Master Plan or its succeeding plan. Priority shall be given to bicycle 
commuting routes, routes to schools, bike lanes on all new streets classified as 
arterials or collectors, and bike lanes on or adjacent to existing heavily traveled roads. 

 
C-2.3 Bicycle Parking Facilities. The County shall provide or encourage the provision of 

secure bicycle parking facilities at transit facilities, private and public facilities, and 
park-and-ride lots. 

 
C-2.8 Sidewalks or Pedestrian Paths in Subdivisions. The County shall encourage project 

applicants to provide sidewalks or pedestrian paths, or other safe and convenient 
accommodations for pedestrians (e.g., shared-space streets) on all new roads or 
modifications to existing roads, as appropriate to the context, in accordance with 
County roadway design standards. 

 
C-2.10 Paths Through Cul-de-Sacs. The County shall encourage developments at a density 

of one unit per acre or greater to include paths for bicycle and pedestrian traffic 
through or near the ends of loop streets and cul-de-sacs over 500 feet in length and to 
facilitate bicycle and pedestrian travel. 

 
Goal C-3 To promote a safe and efficient public transit system that provides a viable travel 

alternative to automobiles, maximizes mobility, and reduces roadway congestion and 
greenhouse gas emissions. 

 
C-3.8 Transit in New Development. The County shall require new development at densities 

of one unit per acre or greater to provide funding for or construct transit stops and 
signs in appropriate locations and facilitate access to existing or future public transit 
through project design, consistent with the local Transportation Authority Transit 
Design Guidelines. 

 
C-3.9 Consistency with RTP. The County shall require all new development proposals to be 

consistent with and implement the San Benito County Regional Transportation Plan 
transit policies. 

 
Public Facilities and Services Element: 
 
PFS-1.10 Maximize Use of Existing Facilities. The County shall require new development 

projects to be designed and sited to use existing facilities and services to the extent 
practical and to the extent that such a design and site choice would be consistent with 
good design principles. 

 
PFS-7.5 Waste Diversion. The County shall require waste reduction, recycling, composting, 

and waste separation to reduce the volume and toxicity of solid wastes sent to landfill 
facilities and to meet or exceed State waste diversion requirements of 50 percent. 

 
PFS-7.6 Construction Materials Recycling. The County shall encourage recycling and reuse 

of construction waste, including recycling materials generated by the demolition of 
buildings, with the objective of diverting 50 percent to a certified recycling processor. 
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The County shall encourage salvaged and recycled materials for use in new 
construction. 

 
PFS-8.7 Renewable Energy Grid-Connections. The County shall coordinate with public 

utility providers to design their facilities so that private and public onsite renewable 
energy facilities (e.g. solar, wind, biomass, geothermal) can connect to the larger 
electricity grid. 

 
Health and Safety Element 
 
Goal HS-5 To improve local and regional air quality to protect residents from the adverse effects 

of poor air quality. 
 
HS-5.1 New Development. The County shall use the CEQA process to ensure development 

projects incorporate feasible mitigation measures to reduce construction and 
operational air quality emissions, and consult with the Monterey Bay Unified Air 
Pollution Control District early in the development review process. 

 
HS-5.2 Sensitive Land Use Locations. The County shall ensure adequate distances between 

sensitive land uses and facilities or operations that may produce toxic or hazardous 
air pollutants or substantial odors. 

 
HS-5.4 PM10 Emissions from Construction. The County shall require developers to reduce 

particulate matter emissions from construction (e.g., grading, excavation, and 
demolition) consistent with standards established by the Monterey Bay Unified Air 
Pollution Control District. 

 
HS-5.6 New Construction Mitigation. The County shall work in coordination with the 

Monterey Bay Unified Air Pollution Control District to minimize air emissions from 
construction activities associated with proposed development. 

 
HS-5.7 Greenhouse Gas Emission Reductions. The County shall promote greenhouse gas 

emission reductions by supporting carbon efficient farming methods (e.g., methane 
capture systems, no-till farming, crop rotation, cover cropping); supporting the 
installation of renewable energy technologies; and protecting grasslands, open space, 
oak woodlands, riparian forest and farmlands from conversion to urban uses. 

 
HS-5.8 GHG Reduction Targets. The County acknowledges that the state endeavors to 

achieve 1990 greenhouse gas (GHG) emission levels, and establish a long-term goal 
to reduce GHG emissions by 80 percent below 1990 levels by 2050. The County will 
encourage projects that support these goals, recognizing that these goals can be met 
only if the state succeeds in decarbonizing its fuel supply. 

 
HS-5.10 Vehicle Emissions Reductions. The County shall study alternatives for improving 

circulation (e.g., roundabouts, one ways, etc.), when feasible, to reduce idling motor 
vehicle emissions. 
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HS-5.13 Reduce Air Pollution from Wood Burning. No permanently installed wood-burning 
devices shall be allowed in any new development, except when necessary for food 
preparation in a restaurant or other commercial establishment serving food. 

 

4.7.2 Impact Analysis 

 
a. Methodology and Significance Thresholds. Pursuant to the requirements of SB 97, the 

California Resources Agency adopted amendments to the State CEQA Guidelines for the feasible 
mitigation of GHG emissions or the effects of GHG emissions in March 2010. Section 15064.4, 
subdivision (b), and Appendix G of the State CEQA Guidelines provide guidance regarding the 
criteria that may be used to assess whether a project’s impacts on climate change are significant. 
Section 15064.4(a) provides lead agencies with the discretion to determine, in the context of a 
particular project, whether to: 

 
a) Use a model or methodology to quantify greenhouse gas emissions resulting from a 

project, and which model or methodology to use. The lead agency has discretion to select 
the model or methodology it considers most appropriate provided it supports its decision 
with substantial evidence. The lead agency should explain the limitations of the 
particular model or methodology selected for use; and/or  

b) Rely on a qualitative analysis or performance based standards. 
 
Section 15064.4(b) states that a lead agency should consider the following factors when 
assessing the significance of impacts from GHG emissions: 
 

a) The extent to which the project may increase or reduce greenhouse gas emissions as 
compared to the existing environmental setting. 

b) Whether the project emissions exceed a threshold of significance that the lead agency 
determines applies to the project.  

c) The extent to which the project complies with regulations or requirements adopted to 
implement a statewide, regional, or local plan for the reduction or mitigation of 
greenhouse gas emissions. 
 

These guidelines are used in this EIR in evaluating the cumulative significance of GHG emissions 
from the proposed project.  
 
According to the adopted Appendix G of the State CEQA Guidelines, impacts related to GHG 
emissions from the proposed project would be significant if the project would: 
 

1) Generate greenhouse gas emissions, either directly or indirectly, that may have a 
significant impact on the environment; and/or 

2) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing 
the emissions of greenhouse gases. 

 
The vast majority of individual projects do not generate sufficient GHG emissions to create an 
individual project-specific impact through a direct influence to climate change; therefore, the 
issue of climate change typically involves an analysis of whether a project’s contribution 
towards an impact is cumulatively considerable. “Cumulatively considerable” means that the 
incremental effects of an individual project are significant when viewed in connection with the 
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effects of past projects, other current projects, and probable future projects (State CEQA Guidelines, 
Section 15355). 
 
Neither the State, MBUAPCD, nor San Benito County have adopted GHG emissions thresholds, 
and no applicable GHG emissions reduction plan with established GHG emissions reduction 
strategies has yet been adopted. MBUAPCD is currently evaluating a percentage-based 
threshold option (MBUAPCD, 2013); however, MBUAPCD does not have a formal policy 
recommending specific thresholds, and neither of these thresholds is in effect at this time.  
 
Since the MBUAPCD has no adopted thresholds at this time, the MBUAPCD encourages lead 
agencies to consider a variety of metrics for evaluating GHG emissions and related mitigation 
measures as they best apply to the specific project (MBUAPCD, September 19, 2014). As 
mentioned previously, SLOAPCD, the air district immediately south and adjacent to the 
MBUAPCD, has adopted quantitative GHG significance thresholds (SLOAPCD CEQA 
Handbook, Section 3.5.1, Significance Thresholds for Project-Level Operational Emissions, April 
2012). The SLOAPCD CEQA Handbook includes a bright-line threshold of 1,150 MT CO2e, as 
well as an efficiency threshold of 4.9 MT CO2e per service population per year (service 
population is the total residents and employees accommodated by the proposed project). The 
analysis herein uses the efficiency threshold of 4.9 MT CO2e.  
 
As identified in §15064.7(c) of the CEQA Guidelines, a lead agency may consider thresholds of 
significance previously adopted or recommended by other public agencies or recommended by 
experts, provided the decision of the lead agency to adopt such thresholds is supported by 
substantial evidence. Due to the relatively large size of the project, the most appropriate 
threshold available to evaluate potential GHG emissions impacts is the SLOAPCD’s adopted 
efficiency threshold of 4.9 MT CO2e per service population per year. The efficiency threshold is 
the most appropriate threshold option for large projects such as large residential developments, 
because it avoids penalizing large projects that incorporate emissions-reducing features and/or 
that are located in a manner that results in relatively low vehicle miles traveled. The efficiency 
threshold was designed to ensure that new development would be in compliance with the 
State’s emissions reduction goals, as embodied in AB 32’s goal of reducing GHG emissions to 
1990 levels by 2020 and the Scoping Plan’s strategies for achieving this reduction. Therefore, for 
the purposes of this project, the project’s contribution to cumulative impacts related to GHG 
emissions and climate change would be cumulatively considerable if the project would produce 
more than 4.9 MT CO2e per service population per year.  
 
The proposed project involves future development of 200 single-family homes in the northern 
portion of unincorporated San Benito County. Based on the Department of Finance’s average 
household size for unincorporated San Benito County of 2.99 persons per household, the 
proposed project would generate approximately 598 residents (200 residences x 2.99 persons per 
household = 598 persons). Therefore, the service population for the proposed project is 598 
persons.  
 

Study Methodology. Calculations of CO2, CH4, and N2O emissions are provided to 
identify the magnitude of potential project effects. The analysis focuses on CO2, CH4, and N2O 
because these GHGs comprise approximately 98.9 percent of all GHG emissions by volume 
(IPCC, 2007) and are the GHG emissions that the project would emit in the largest quantities. 
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Fluorinated gases, such as HFCs, PFCs, and SF6, were also considered for the analysis. However, 
fluorinated gases are primarily associated with industrial processes, and the project does not 
include an industrial component. Emissions of all GHGs are converted into their equivalent 
weight in CO2 (CO2e). Minimal amounts of other main GHGs (such as chlorofluorocarbons 
[CFCs]) would be emitted; however, these other GHG emissions would not substantially add to 
the calculated CO2e amounts. Calculations are based on the methodologies discussed in the 
California Air Pollution Control Officers Association (CAPCOA) CEQA and Climate Change 
white paper (January 2008) and included the use of the California Climate Action Registry 
(CCAR) General Reporting Protocol (January 2009). 
 
GHG emissions associated with the proposed project were calculated using the California 
Emissions Estimator Model (CalEEMod) version 2013.2.2 (see Appendix F for calculations). 
 

Operational Emissions. CalEEMod provides operational emissions of CO2, N2O and CH4. 
Emissions from energy use include emissions from electricity and natural gas use. The 
emissions factors for natural gas combustion are based on U.S. EPA’s AP-42, (Compilation of Air 
Pollutant Emissions Factors) and CCAR. Electricity emissions are calculated by multiplying the 
energy use times the carbon intensity of the utility district per kilowatt hour (CalEEMod User 
Guide, 2013). The default electricity consumption values in CalEEMod include the California 
Energy Commission (CEC) sponsored California Commercial End Use Survey (CEUS) and 
Residential Appliance Saturation Survey (RASS) studies. The CalEEMod default energy 
intensities were adjusted to the most recent Title 24 building energy standards, adopted in 2008. 
The updated state building energy efficiency standards through 2013 have not been adopted and 
therefore are not reflected in the modeling. Based on the 2008 energy intensities, CalEEMod 
provides operational emissions estimates for CO2, N2O, and CH4. This methodology is considered 
reasonable and reliable for use, as it has been subjected to peer review by numerous public and 
private stakeholders, and in particular by the CEC. It is also recommended by CAPCOA (January 
2008).  

 
The project includes design features that would reduce GHG emissions as compared to traditional 
development techniques. As described in Section 2.0, Project Description, these include, but are not 
limited to: exceeding Title 24 energy requirements by a minimum of five percent, the use of 
recycled building materials, energy-efficient lighting, high-efficiency appliances, water efficient 
landscapes, and an option for photovoltaic installation on structures. Many of these components 
could not be incorporated into the analysis based on the level of uncertainty associated with 
their applications (for example, there is uncertainty regarding how many people would choose 
to install solar rooftops or how much energy-reducing shading mechanisms would decrease 
energy use). Therefore, because some of the proposed energy-saving design features are not 
incorporated into the calculations, all estimates are conservative. The proposed five percent 
exceedance of Title 24 requirements was incorporated into the analysis, along with solid-waste 
generation factors consistent with AB 939 (which mandates that local jurisdictions meet a solid 
waste diversion goal of 50 percent), and the most recent locally-appropriate Department of 
Resources Recycling and Recovery (CalRecycle) solid waste generation rates were included in 
the calculations.  
 
Emissions associated with area sources, including consumer products, landscape maintenance, 
and architectural coatings were calculated in CalEEMod and utilize standard emission rates 
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from CARB, U.S. EPA, and district supplied emission factor values (CalEEMod User Guide, 
2013).  
 
Emissions from waste generation were also calculated in CalEEMod and are based on the 
IPCC’s methods for quantifying GHG emissions from solid waste using the degradable organic 
content of waste (CalEEMod User Guide, 2013). Waste disposal rates by land use and overall 
composition of municipal solid waste in California was primarily based on data provided by 
the California Department of Resources Recycling and Recovery (CalRecycle). 
 
Emissions from water and wastewater usage calculated in CalEEMod were based on the default 
electricity intensity from the CEC’s 2006 Refining Estimates of Water-Related Energy Use in 
California using the average values for Northern and Southern California.  
 
For mobile sources, CO2 and CH4 emissions from vehicle trips to and from the project site were 
quantified using in CalEEMod. Because CalEEMod does not calculate N2O emissions from 
mobile sources, N2O emissions were quantified using the California Climate Action Registry 
General Reporting Protocol (January 2009) direct emissions factors for mobile combustion (see 
Appendix F for calculations). The estimate of total daily trips associated with the proposed 
project was based on the project traffic study (see Appendix K) and was calculated and 
extrapolated to derive total annual mileage in CalEEMod. Emission rates for N2O emissions 
were based on the vehicle fleet mix output generated by CalEEMod and the emission factors 
found in the California Climate Action Registry General Reporting Protocol.  
 
A limitation of the quantitative analysis of emissions from mobile combustion is that emission 
models, such as CalEEMod, evaluate aggregate emissions, meaning that all vehicle trips and 
related emissions assigned to a project are assumed to be new trips and emissions generated by 
the project itself. Such models do not demonstrate, with respect to a regional air quality impact, 
what proportion of these emissions are actually “new” emissions, specifically attributable to the 
proposed project . For most projects, the main contributor to regional air quality emissions is 
from motor vehicles; however, the quantity of vehicle trips appropriately characterized as 
“new” is usually uncertain as traffic associated with a project may be relocated trips from other 
locales. Therefore, because the proportion of “new” versus relocated trips is unknown, the VMT 
estimate generated by CalEEMod is used as a conservative, “worst-case” estimate.  
 

Construction Emissions. Construction of the proposed project would generate temporary 
GHG emissions primarily due to the operation of construction equipment and truck trips. 
CalEEMod estimates construction emissions based on parameters such as the duration of 
construction activity, area of disturbance, and anticipated equipment used during construction. 
 
In order to estimate the annual emissions that would result from construction activity 
associated with the project, GHGs from construction projects are amortized over the expected 
life of the project. The amortized construction emissions are added to the annual average 
operational emissions and then compared to the applicable operational threshold. To amortize 
the emissions over the life of the project, the total GHG emissions for the construction activities 
are quantified in CalEEMod, then divided by the project life and added to the annual 
operational phase GHG emissions. Air districts such as SLOAPCD have suggested amortizing 
construction-related emissions for residential projects over a 50-year period. As discussed 
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previously, MBUAPCD does not currently have adopted guidance for quantification of GHG 
emissions; therefore adopted guidance based on substantial evidence developed by other air 
districts, including SLOAPCD, is considered appropriate for use. Therefore, for the purpose of 
this analysis, the estimated project lifetime was assumed to be 50 years. As discussed in Section 
4.3, Air Quality, it was assumed that grading would be balanced within the project, and that no 
off-site import or export of soil would be required during project construction. This analysis 
assumes that demolition of the existing on-site residence, site grading, and construction of the 
proposed residences on the project site would begin in January 2016. It is likely that 
construction may not begin until as late as March 2017; however, the assumption of an earlier 
start date is conservative. If construction began later than 2016, equipment efficiency would be 
improved as technology improves, and greeenhouse gas emissions resulting from construction 
would be lower. As noted in Section 2.0, Project Description, construction is anticipated to take 
two to five years to complete. For the purposes of the greenhouse gas analysis, construction is 
estimated to end in August 2019 based on CalEEMod default lengths for construction phasing 
of a project of this size. While construction phases (grading, paving, etc.) may overlap, the GHG 
emissions inventory includes the total volume of GHG emissions that would be produced from 
construction activity on the project site (annualized over the lifetime of the project, as described 
above), and is not dependent on the timing of construction activity and associated GHG 
emissions. Annualizing total construction GHG emissions using this methodology accurately 
accounts for temporary construction emissions as part of the project’s annual GHG emissions, 
which are compared to the applicable annual GHG threshold.  
 
The emissions from each construction phase of the project (grading, paving, etc.) were 
estimated individually using CalEEMod because construction of the individual phases may 
occur separately. This analysis assumed that all lots on the project site would be developed 
concurrently. More likely, lots would be developed slowly over time throughout the site. Thus, 
the analysis is conservative. This modeling incorporated project-specific inputs, including land 
use types and sizes because construction of the individual phases may occur separately or may 
overlap. CalEEMod is a computer model developed by the South Coast Air Quality 
Management District (SCAQMD) to estimate air pollutant and GHG emissions from land use 
development projects based on input values specific to the proposed development as well as 
local default values provided by the various air districts in California (MBUAPCD for projects 
in San Benito County). As of the date of this EIR, details about construction activity, such as 
schedule and specific equipment that would be required, are not currently available. Therefore, 
default values for the duration of each phase of construction as well as required off-road 
equipment from CalEEMod have been used for this analysis, which is reasonable given the 
nature of the project. This modeling assumes that construction equipment and truck emissions 
will decrease in the future as newer equipment that is required to meet more stringent emission 
standards, replacing existing equipment. As a result, CalEEMod computes lower emissions for 
future years. Because the OFFROAD2007 model is integrated in the current version of 
CalEEMod, the model does not incorporate new regulations adopted after 2007, including the 
effect of new State regulations that require fleet construction equipment and truck fleet 
operators to replace or retrofit their fleets to expedite reductions in emissions.  
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b. Project Impacts and Mitigation Measures.  
 

Impact GHG-1 Development of the proposed project would generate GHG 
emissions during construction activity and long-term 
operation. Total estimated GHG emissions would exceed 
recommended thresholds. Impacts would be significant and 
unavoidable. [Threshold number 1] 

 
GHG emissions associated with the proposed project were estimated using CalEEMod. The 
following summarizes the project’s overall GHG emissions (see Appendix F for full CalEEMod 
worksheets).  
 

Construction Emissions. For the purpose of this analysis, construction activity is 
assumed to occur over a period of approximately 44 months. As shown in Table 4.7-1, 
construction activity for the proposed project would generate an estimated 2,024 metric tons 
(MT) of CO2E. Amortized over a 50-year period (the assumed lifetime of the project), 
construction of the proposed project would generate an estimated 56 MT of CO2e per year.  
 

Table 4.7-1  
Estimated Construction Emissions of Greenhouse Gases 

Emission Source 
Annual Emissions 

(CO2e) 

Total Emissions 2,024 MT CO2e 

Amortized over 50 years 41 MT CO2e 

Lost sequestration potential (walnut orchard) 28 MT CO2 

Total Annual Construction Emissions 69 MT CO2e 

1 
See Appendix F for calculations and for GHG emission factor assumptions. 

 
As part of the construction phase, the project would remove approximately 12.4 acres of walnut 
orchards. The U.S. Department of Energy’s Energy Information Administration has published 
the Method Calculating Carbon Sequestration by Trees in Urban and Suburban Settings (April 1998). 
This report provides a quantitative methodology for estimating the annual CO2 sequestration 
potential of individual trees based on age and species characteristics (hardwood versus 
softwood and average growth rate). Based on a review of historic aerial imagery of the orchard 
area, there are approximately 500 existing walnut trees which average approximately 15-17 
years old (the existing trees appear to have been planted primarily between 1998 and 2003. To 
provide a conservative estimate of the sequestration potential of the orchard, the trees were 
assumed to be 17 years old and fast-growing. 
 
It is also not certain that the carbon from orchards is permanently sequestered in individual 
trees. This is because orchard trees are typically replaced at the end of their useful life. When 
replaced, the removed trees may be burned or composted, thus releasing carbon. Nevertheless, 
to provide a conservative analysis, the orchards are assumed to result in a permanent 
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sequestration of carbon. Therefore, removal of the existing 12.4 acres of walnut orchards is 
assumed to result in a permanent elimination of the sequestration potential of the orchard, 
which is accounted for in the emissions estimate by adding the eliminated sequestration 
potential to the project’s GHG emissions. 
 
The estimate of the existing orchard’s sequestration potential in metric tons of CO2 per year is 
shown in Table 4.7-1. It should be noted that this analysis does not account for new 
sequestration that would result from project landscaping, due to the lack of a final landscape 
plan. Any new landscaping would sequester additional CO2, and would result in a reduction of 
estimated project emissions. Therefore, this analysis represents a conservative estimate of the 
change in GHG emissions that would result from a change in overall vegetative land use 
associated with the project. 
 

Operational Indirect and Stationary Direct Emissions. Long-term emissions relate to area 
sources, energy use, solid waste, water use, and transportation. Each of these sources is 
discussed below. 

 
Area Source Emissions. CalEEMod was used to calculate direct sources of air emissions 

located at the project site. These include repainting (assumed once every 10 years), consumer 
product use, fireplaces, and landscape maintenance equipment for the residences and the park. 
This analysis estimates that 90 percent of homes (180 homes) would contain only natural gas 
fireplaces (as the 2035 General Plan Update Health and Safety Element prohibits wood-burning 
fireplaces) and 10 percent would have no fireplaces (20 homes). Area emissions are estimated at 
146 MT CO2e per year (see CalEEMod results in Appendix F). 
 

Energy Use. Operation of the future single-family residences onsite would consume both 
electricity and natural gas. The generation of electricity through combustion of fossil fuels 
typically yields CO2, and to a smaller extent, N2O and CH4. As discussed above, annual 
electricity and natural gas emissions can be calculated using default values from the CEC 
sponsored CEUS and RASS studies which are built into the CalEEMod model. Electricity 
consumption associated with the project would generate approximately 412 MT CO2e per year. 
Natural gas use would generate approximately 363 MT CO2e per year. Thus, overall energy use 
at the project site would generate an estimated 775 MT CO2e per year (see CalEEMod results in 
Appendix F). 

 
Solid Waste Emissions. As required by AB 939, development of the proposed project 

would be expected to divert a minimum of 50 percent of its waste from landfills, reducing the 
GHG emissions associated with solid waste. In order to provide a conservative estimate of GHG 
emissions associated with solid waste, no additional waste reduction strategies were included 
in the emissions estimate beyond those required under AB 939. Based on this estimate, solid 
waste associated with the project would generate an estimated 57 MT CO2e per year (see 
CalEEMod results in Appendix F). 

 
Water Use Emissions. Based on the amount of electricity generated in order to supply and 

convey water for the proposed project, the project would generate an estimated 49 MT CO2e per 
year (see CalEEMod results in Appendix F).  
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Transportation Emissions. Mobile source GHG emissions were estimated using the 
average daily trips for the proposed project according to the project traffic study (see Appendix 
K for traffic study) and based on the total vehicle miles traveled (VMT) estimated in CalEEMod. 
The proposed project would generate about 7.2 million annual VMT. As noted above, 
CalEEMod does not calculate N2O emissions related to mobile sources. As such, N2O emissions 
were calculated based on the project’s VMT using calculation methods provided by the 
California Climate Action Registry General Reporting Protocol (January 2009). The project 
would emit an estimated 4,353 MT CO2e per year from mobile sources (see CalEEMod results in 
Appendix F). 

 
Combined Construction, Stationary and Mobile Source Emissions. Table 4.7-2 combines the 

construction, operational, and mobile GHG emissions associated with onsite development for 
the proposed project.  

 

Table 4.7-2  
Combined Annual Emissions of Greenhouse Gases 

Emission Source 
Annual Emissions 

(MT CO2e) 

Construction 69 

Operational 

Area 
Energy 

Solid Waste 
Water 

 
146 
775 
57 
49 

Mobile  

CO2 and CH4 
N2O 

 
4,170 
183 

Total 5,449 MT CO2E 

Service Population 598 persons 

Total / service population 9.1 metric tons CO2e 

Threshold 
4.9 MT CO2e / service 

population / year 

Threshold Exceeded? YES 

Sources: See Appendix F for calculations and for GHG emission factor 
assumptions. 

 
The combined annual emissions associated with the proposed project would total an estimated 
5,449 MT CO2e per year, or 9.1 MT CO2e / service population / year. These emission projections 
indicate that the vast majority of the project’s GHG emissions are associated with vehicular 
travel (80 percent) and energy use (14 percent).  
 
There is no adopted GHG significance threshold that would apply to the proposed project. As 
discussed above, the most appropriate GHG emissions threshold for the proposed project is 
SLOAPCD’s adopted efficiency threshold (4.9 MT CO2e / service population / year). As shown 
in Table 4.7-4 the project would result in annual emissions that would exceed this threshold, 
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which has been applied for the purpose of this analysis. Therefore, impacts would be 
significant.  
 

Mitigation Measures. In order to reduce project emissions below the 4.9 MT 
CO2e/service population/year threshold, a reduction of 2,518 MT CO2e would need to be 
achieved.  
 
The following mitigation measures are required to reduce GHG emissions. Mitigation Measure 
GHG-1(a) shall apply to the project applicant and Mitigation Measure GHG-1(b) shall apply to 
the construction and design of the future single-family homes associated with the proposed 
project. 

 
GHG-1(a) Energy Efficiency Measures for Common Areas. The applicant 

shall incorporate the following energy efficiency measures into the 
site design:  

 Install high efficiency lighting (i.e. metal halide post top lights) 
in public areas, such as street lights and the park that shall 
increase energy efficiency by at least 17 percent.  

 Use water efficient irrigation systems in public landscaped 
areas. 

 
Prior to issuance of grading permits, the applicant shall provide 
site plans for the Planning and Building Inspection Services 
Department to review and approve, which incorporates the 
above-referenced energy efficiency measures.  
 

GHG-1(b) Energy Efficiency Measures for Future Single-Family Homes. 
Residential units built as part of the proposed project shall 
incorporate the following energy efficiency measures:  

 Exceed adopted Title 24 energy requirements by a minimum 
of ten percent (rather than five percent, as proposed) through 
implementation of energy reduction measures, which may 
include (but would not be limited to): 
o Use locally made building materials for construction of the 

project and associated infrastructure when such materials 
are locally available; 

o Use of materials which are resource efficient, recyclable, 
with long life cycles; 

o Install energy-reducing shading mechanisms for windows, 
porches, patios, walkways, etc.; 

o Install energy reducing day lighting systems (e.g. 
skylights, light shelves, transom windows); 

o Use of water efficient landscapes; 
o Use tankless water heaters or solar water heaters; 
o Use low-energy street lights and parking lot lights (i.e. 

sodium); and 
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o Use of light colored water-based paint and roofing 
materials. 

 Install high efficiency lighting in single-family homes that 
increases energy efficiency by at least 17 percent. 

 Install low-flow faucets, showerheads, and toilets. 
 

The project applicant shall submit calculations and analysis from 
qualified Title 24 consultant that documents the 10% reduction 
below current Title 24 standards for Planning and Building 
Inspection Services Department review and approval. Prior to 
issuance of building permits, the applicant shall provide 
site/design plans for the Planning and Building Inspection 
Services Department staff’s review and approval, which shall 
incorporate the above-referenced energy efficiency measures into 
design plans.  

 
Implementation of Mitigation Measures GHG-1(a) and GHG-1(b) would reduce energy 
emissions by 33 MT CO2e and water emissions by 4 MT CO2e (refer to Appendix F for full 
CalEEMod calculations). Total emissions would be reduced by 42 MT CO2e, or 0.8 percent 
compared to the proposed project without mitigation (see Table 4.7-3). Despite these reductions, 
emissions would still exceed the 4.9 MT CO2e/service population/year threshold by 4.1 MT 
CO2e/service population/year, or by a total of 2,477 MT CO2e. Therefore, an additional 
mitigation measure is required. This mitigation requires the purchase of carbon offsets, which 
are purchased through programs that invest in environmental projects throughout the world 
that will reduce future emissions. The fees associated with carbon offsets vary based on the 
program through which they are purchased, but are set with the intention to ensure that the 
amount spent on the offsets will be sufficient to reduce emissions elsewhere at the same level 
that they are emitted by the project.  
 

GHG-1(c)  GHG Offsets. The applicant shall purchase carbon offsets 
equating to 2,477 MT CO2e in order to reduce GHG emissions 
below threshold levels. The carbon offsets shall be purchased 
through the Climate Action Reserve, which has been approved by 
the California Cap-and-Trade Program as meeting the required 
offset protocols. The applicant shall register for a client account 
with this registry and purchase 2,477 Climate Reserve Tonnes 
(CRT). Purchased carbon offsets and the amount purchased shall 
be approved by County Planning Department staff prior to permit 
approval. The applicant shall provide the County with evidence 
establishing the purchase of carbon offsets.  

  
Significance After Mitigation. While implementation of Mitigation Measures GHG-1(a) 

through GHG-1(c) would mitigate the GHG emissions associated with the proposed project to 
the extent feasible, the offset program described in measure GHG-1(c) has not been vetted or 
approved by the County Board of Supervisors. In addition, the timing of the projects funded by 
the carbon offsets – and therefore the timing of the reduction in emissions – cannot be 
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confirmed at the time of publication of this EIR. Therefore, impacts would remain significant 
and unavoidable.  

 

Table 4.7-3 
Combined Annual Emissions of Greenhouse Gases 

Emission Source 

Proposed Project Without 
Mitigation 

Annual Emissions 
(MT CO2e) 

Proposed Project With 
Mitigation 

Annual Emissions 
(MT CO2e) 

Construction 69 69 

Operational 

Area 
Energy 

Solid Waste 
Water 

 
146 
775 
57 
45 

 
146 
742 
57 
41 

Mobile  
CO2 and CH4 

N2O 

 
4,170 
183 

 
4,170 
183 

Total 5,449 MT CO2e 5,407 MT CO2e 

Total / service population 9.1 MT CO2e 9.0 MT CO2e 

Threshold 
4.9 MT CO2e / service 

population / year
 

Threshold Exceeded? YES 

Sources: See Appendix F for calculations and for GHG emission factor assumptions. 
 

 
Impact GHG-2 The proposed project would be generally consistent with the 

Climate Action Team GHG reduction strategies and the 2008 
Attorney General Greenhouse Gas Reduction Measures. As a 
result, the project would not conflict with an applicable plan, 
policy, or regulation adopted for the purpose of reducing 
GHG emissions. Impacts would be less than significant. 
[Threshold number 2] 

 
San Benito County has not adopted a Climate Action Plan or other GHG reduction plan as of 
October 2015, although applicable policies in the San Benito County General Plan are described 
in Section 4.7.1(e) (Regulatory Setting), above. On June 11, 2014, AMBAG adopted a regional 
Sustainable Communities Strategy designed to help the region achieve its SB 375 GHG 
emissions reduction target, thereby contributing to the overall GHG emissions reduction goals 
identified in AB 32.  
 
CalEPA’s Climate Action Team (CAT) published the 2006 CAT Report which includes GHG 
emissions reduction strategies intended for projects emitting less than 10,000 tons CO2e/year. In 
addition, the California Attorney General’s Office has developed Global Warming Measures 
(2008) and OPR’s CEQA and Climate Change (CAPCOA, 2008) document includes greenhouse 
gas reduction measures intended to reduce GHG emissions in order to achieve statewide 
emissions reduction goals. All of these measures aim to curb the GHG emissions through 
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suggestions pertaining to land use, transportation, renewable energy, and energy efficiency. 
Several of these actions are already required by California regulations, such as: 
 

 AB 1493 (Pavley) requires the state to develop and adopt regulations that achieve the maximum 
feasible and cost-effective reduction of climate change emissions emitted by passenger vehicles and 
light duty trucks. 

 In 2004, CARB adopted a measure to limit diesel-fueled commercial motor vehicle idling. 

 The Integrated Waste Management Act of 1989, (AB 939, Sher, Chapter 1095, Statutes of 1989) 
established a 50 percent waste diversion mandate for California. 

 Public Resources Code 25402 authorizes the CEC to adopt and periodically update its building 
energy efficiency standards (that apply to newly constructed buildings and additions to and 
alterations to existing buildings). 

 California’s Renewable Portfolio Standard (RPS), established in 2002, requires that all load 
serving entities achieve a goal of 33 percent of retail electricity sales from renewable energy 
sources by 2020, within certain cost constraints. 

 Green Building Executive Order, S-20-04 (CA 2004), sets a goal of reducing energy use in public 
and private buildings by 20 percent by the year 2015, as compared with 2003 levels. 

 
In addition, several actions are required by County regulations, such as: 
 

 Diversion of at least 50 percent of construction and demolition waste from disposal (San Benito 
County Code Section 15.01.046). 

 Energy efficient outdoor lighting in certain areas (San Benito County Code Chapter 19.31, 
Development Lighting).  

 
The proposed project would be required to comply with applicable state and local regulations 
and MBUAPCD AQMP policies which would further reduce project-generated GHG emissions.  
 
In addition, as described in Section 4.7.1(e), the San Benito County General Plan includes 
several goals and policies that encourage energy and water conservation techniques and energy 
efficiency in all new building design, orientation and construction, and establish development 
and construction standards which encourage energy conservation in residential uses. Consistent 
with the General Plan Goals and Policies, the project would include energy and water-efficient 
appliances, fixtures, lighting, and windows that meet or exceed state energy performance 
standards; the use of locally made materials for construction; use of water efficient landscapes; 
and roofs upon which solar panels may be installed.  
 
As described in Section 4.7.1(e), MBUAPCD has not established significance thresholds for 
GHG emissions, nor has MBUAPCD adopted specific goals or policies designed to reduce GHG 
emissions; however, development on the project site would be required to comply with 
applicable state regulations and MBUAPCD AQMP plans and policies intended to reduce 
criteria pollutant emissions (refer to Section 4.3, Air Quality, for additional detail regarding 
adopted MBUAPCD plans) which would also reduce GHG emissions from development on the 
project site. Because the project would be required to comply with State regulations adopted to 
achieve the overall GHG emissions reduction goals identified in AB 32, as well as applicable 
state regulations and MBUAPCD AQMP plans and policies to reduce criteria pollutant 
emissions, and would also implement adopted County goals and policies that encourage energy 
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and water conservation techniques and energy efficiency in all new building design, orientation 
and construction, and establish development and construction standards which encourage 
energy conservation in residential uses, the project would not conflict with any applicable plan, 
policy or regulation intended to reduce GHG emissions. Therefore, this impact would be less 
than significant. 
 

Mitigation Measures. No mitigation is required. 
 

4.7.3 Cumulative Impacts 
 
Greenhouse gases and climate change are, by definition, cumulative impacts. The baseline 
against which to compare potential impacts of the proposed project includes the natural and 
anthropogenic drivers of climate change, including worldwide GHG emissions from human 
activities that have grown more than 70 percent between 1970 and 2004 (IPCC, 2007). As such, 
the geographic extent of the climate change and greenhouse gas emissions cumulative impact 
discussion is worldwide. 
 
As shown in Table 3-1 in Section 3.0, cumulative buildout through the year 2035 in 
unincorporated San Benito County and the City of Hollister would result in an increase of 
approximately 25,833 residents, 7,071 housing units, and approximately 3,241 employees. 
Buildout of the proposed project would result in up to an additional 200 single-family homes.  
 
Impacts associated with GHG emissions are cumulative in nature, as the accumulation of GHGs 
in the atmosphere contributes to global climate change. As mentioned above, the vast majority 
of individual projects do not generate sufficient GHG emissions to create an individual project-
specific impact through a direct influence to climate change. However, the proposed project in 
conjunction with other cumulative development in the County would increase the 
accumulation of GHGs in the atmosphere. Therefore, the issue of climate change typically 
involves an analysis of whether a project’s contribution towards an impact is 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, other current 
projects, and probable future projects (State CEQA Guidelines, Section 15355).  
 
Neither the State, MBUAPCD, nor San Benito County have adopted GHG emissions thresholds 
to determine if individual projects are cumulatively considerable. Therefore, for the purposes of 
this analysis, a project which falls below the impact thresholds discussed above is considered to 
have a less than significant impact, both individually and cumulatively. As indicated above in 
Impact GHG-1, GHG emissions associated with the proposed project would exceed 
recommended impact thresholds with implementation of mitigation measures. Therefore, the 
proposed project’s GHG impacts are cumulatively considerable.  
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4.8 HAZARDS/HAZARDOUS MATERIALS 
 
4.8.1 Setting 
 
The project site is located on approximately 44.4 acres and is currently comprised of agricultural 
uses (hay production and walnut orchards) and one single-family residence and garage, which 
is located in the northeast corner of the site (refer to Figure 2-2 in Section 2.0, Project Description). 
The project site was historically used for homesteading land uses from approximately 1939 to 
1959 (AEI, 2011). Prior to 2006, additional orchard agricultural uses were present on-site. 
Currently, approximately 32.8 acres (in the southern portion of the site) are used for the 
production of hay; approximately 12.4 acres (in the northern portion of the site) are comprised 
of fallow walnut orchards; approximately 5.0 acres (along the southwestern site boundary) 
contain remnant coyote bush scrub or grassland habitat; and approximately 0.1 acre (in the 
northeast corner of the site near the corner of Southside Road and Enterprise Road) contains an 
existing single-family home and garage.1  
 
The project site is surrounded by agricultural land (walnut orchards) and rural residential uses 
to the north and east. This includes a single-family residence (APN 020-280-042) on the west 
side of Southside Road, surrounded on three sides (north, west, and south) by the project site. 
The project site is further surrounded by single-family residences to the south, and open 
space/San Benito River to the west.  
 

a. Hazardous Materials Sites. The following databases were searched in March 2015 for 
records relating to any known hazardous materials contamination at the project site: 

 

 The State Water Resources Control Board (SWRCB) GeoTracker database 

 The Department of Toxic Substances Control EnviroStor database 

 The Cortese List 
 

Based on a search of the above databases, no hazardous materials contamination has been 
documented within the project site. According to the EnviroStor database, one environmental 
site has been listed within one-half mile of the project site: Ladd Lane Elementary School, 
located 0.4 miles to the north at 161 Ladd Lane in the City of Hollister. This school was listed as 
a cleanup site for potential soil contamination due to organochlorine pesticides associated with 
agricultural use. The specific soil contaminants of concern were dichlorodiphenyldichlorethane 
(DDD), dichlorodiphenyldichloroethylene (DDE), and dichlorodiphenyltrichloroethane (DDT). 
As of November 1999, the Department of Toxic Substances Control listed the status of this 
cleanup site as “no further action.” No other sites with hazardous materials contamination have 
been listed within 0.5 mile of the project site.2  

 
  

                                                      
1
 These figures are based on the County’s parcel data, as reflected Figure 2-2 in Section 2.0, Project Description, and add to over 

50.3 acres. Based on site-specific survey-grade data from the applicant, the project site is approximately 44.4 acres. This mapping 
discrepancy is the result of different data sets with varying levels of accuracy. 
2
 0.5 mile represents the standard approximate minimum search distance for the environmental records contained in the searched 

databases, as defined by ASTM International (in Standard Practice for Environmental Site Assessments: Phase I Environmental 
Site Assessment Process, 2013) 
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b. Environmental Site Assessment. AEI Consultants completed a Limited Phase II Soil 
Investigation/Environmental Site Assessment (ESA) in 2011 for the southern 36 acres of the 
project site that included contamination screening and the analysis of shallow soil samples. 
Based on historic aerial photographs, the Phase II ESA found that by 1939, the southern 36 acres 
of the project site were developed as agricultural land with orchards. The orchards on this 
portion of the site were removed around 1996, and the area was replanted with organically 
grown hay. Although a farmstead and barns have historically occupied the site, the report 
found no existing structures in the southern 36 acres of the project site.  

 
On April 7, 2011, as part of the Phase II work and consistent with general practices and 
principles for initial contamination screening, AEI Consultants conducted a preliminary 
screening in shallow soils (up to six inches deep) for the presence of chemicals from historic 
agricultural use. This screening involved the collection of 16 soil samples throughout the 
studied portion of the project site. Soil contamination with dieldrin, a by-product of the 
organochlorine insecticide Aldrin, was detected in the southern portion of the site near Hospital 
Road. Dieldrin can have adverse effects on human health, by impairing the immune system, 
increasing infant mortality, reducing reproductive success, causing cancer or birth defects, and 
damaging the kidneys (U.S. EPA, 2011). Because dieldrin is a persistent, bioaccumulative, and 
toxic pollutant, its use was banned in the United States in 1985. To further investigate the extent 
of dieldrin contamination, AEI Consultants took an additional eight shallow soil samples in the 
affected part of the site on May 10, 2011. 
 
Portions of the initial 16 discrete soil samples were combined to create four composite samples, 
which were analyzed for organochlorine pesticides such as a-chlordane, g-chlordane, DDE, 
DDT, and dieldrin. Twelve discrete samples from the initial screening and four additional soil 
samples also were analyzed for organochlorine pesticides. 
 
Table 4.8-1 shows the concentrations of contaminants detected in these composite and discrete 
soil samples, in comparison to environmental screening levels (ESLs) for adverse effects on 
human health. The Phase II ESA selected for analysis three ESLs that apply to residential land 
uses: the San Francisco Bay Regional Water Quality Control Board’s default ESL for shallow 
soil, its ESL for direct exposure to contaminants, and default CalEPA Human Health Screening 
Levels (CHHSLs). Residential ESLs are primarily calculated assuming 30-year residential 
exposure via incidental ingestion, dermal contact, and inhalation of airborne chemicals released 
from soil. The ESL for direct exposure accounts for the exposure of construction workers and 
residents to contaminants. 
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Table 4.8-1 
Maximum Concentrations of Organochlorine Pesticides in Soil Samples 

Composite 
Set ID Sample ID 

a-
Chlordane 

(mg/kg) 

g-
Chlordane 

(mg/kg) 
DDE 

(mg/kg) 
DDT 

(mg/kg) 
Dieldrin 
(mg/kg) 

Set 1 Composite Set 1 0.0025 <0.001 0.12 0.032 0.068 

Set 2 Composite Set 2 <0.001 <0.001 0.071 0.0059 0.0026 

Set 3 Composite Set 3 <0.001 <0.001 0.011 0.0017 <0.001 

Set 4 Composite Set 4 0.013 0.0066 0.14 0.016 0.051 

Set 1 1 <0.001 <0.001 0.0034 <0.001 <0.001 

2 <0.001 <0.001 0.0027 <0.001 <0.001 

5 <0.001 <0.001 0.041 0.010 <0.001 

6 <0.001 <0.001 0.016 0.0016 <0.001 

Set 2 3 <0.001 <0.001 0.0030 <0.001 <0.001 

4 <0.001 <0.001 0.020 0.0021 <0.001 

7 0.0018 <0.001 0.15 0.012 0.0092 

8 <0.001 <0.001 0.15 0.019 <0.001 

Set 4 9 <0.0020 <0.0020 0.30 0.093 <0.0020 

10 <0.0050 <0.0050 0.43 0.080 <0.0050 

13 <0.0050 <0.0050 0.46 0.055 0.023 

15 0.029 <0.0050 0.65 0.047 0.062 

Additional 
Discrete 
Samples 

17 - - - - 0.032 

18 - - - - 0.023 

19 - - - - 0.084 

23 - - - - 0.019 

CHHSL - Default 0.43 0.43 1.6 1.6 0.035 

ESL - Default 0.44 0.44 1.7 1.7 0.0023 

ESL – Direct Exposure 
(Residential) 

0.44 0.44 1.7 1.7 0.034 

RL 0.001 0.001 0.001 0.001 0.001 
Bold values indicate exceedances of one or more environmental screening levels. 
mg/kg = milligram per kilogram 
RL = laboratory reporting limit 
ESL – Default = SF Bay RWQCB Environmental Screening Levels, Shallow Soil, Residential Land Use, where 
groundwater is a current or potential source of drinking water 
ESL – Direct Exposure (Residential) = direct contact component of ESL for residential land use 
CHHSL – Default = CalEPA Human Health Screening Levels, Residential Land Use 
DDE = dichlorodiphenyldichloroethylene 
DDT = dichlorodiphenyltrichloroethane 

 
As shown in Table 4.8-1, dieldrin was detected at concentrations of up to 0.084 mg/kg on the 
project site. In two composite samples, concentrations of dieldrin exceeded the default CHHSL, 
the default ESL, and the direct exposure ESL for dieldrin. Three initial discrete samples had 
dieldrin exceeding the default ESL, and one of these (0.062 mg/kg) exceeded the default 
CHHSL and direct exposure ESL. All additional samples exceeded the default ESL, including 
one (0.084 mg/kg) that was above the default CHHSL. The soils samples also had minor 
concentrations of DDT, DDE, a-chlordane, and g-chlordane that did not exceed ESLs. No other 
pesticides were detected at or exceeding laboratory reporting limits. 
 
The four composite samples also were analyzed for the presence of the metals arsenic and lead. 
The Phase II ESA found that arsenic concentrations exceeded default ESLs and the lead levels 
did not. Concentrations of lead ranging from 5.9 to 28.0 mg/kg were detected in the soil 
samples analyzed at the project site. These levels are below the CHHSL for lead, which is 80 
mg/kg. Concentrations of arsenic ranging from 6.4 to 10.0 mg/kg were detected in the soil 
samples analyzed at the project site. Arsenic exceeded the CHHSL of 0.07 mg/kg in all soil 
samples. However, background concentrations of arsenic found in California soils are typically 
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above the CHHSLs for residential soil. Background concentrations of arsenic typically found in 
California soils (non-contaminated sites) range from 0.6 to 11.0 mg/kg (Kearney, 2006). The U.S. 
EPA states that they generally do not require cleanup below natural background 
concentrations. In light of this fact, regulatory agencies generally consider the use of local or 
regional background concentrations as the threshold concentration. The detected concentrations 
of arsenic in the soil samples ranged from 6.4 to 10.0 mg/kg and are within the range of typical 
background concentrations of arsenic found in California soils. Therefore, arsenic and lead 
would not pose a hazard risk to workers or future residents, as concentrations of neither metal 
on the project site exceeded the expected naturally occurring levels. 
 

c. Other Potential Hazards. Other hazards that are relevant to this analysis are wildland 
fire hazards and hazardous materials transported on nearby roadways. These potential hazards 
are discussed more fully below. Section 4.9, Hydrology and Water Quality, discusses potential 
hazards related to flooding. Section 4.15, Effects Found Not to be Significant, discussed hazards 
related to dam failure. 
 

Wildland Fire Hazards. Wildfires are large-scale brush and grass fires in undeveloped 
areas. Wildfires are often caused by human activities such as equipment use and smoking, and 
can result in loss of valuable wildlife habitat, soil erosion, and damage to life and property. 
 

The level of wildland fire risk for an area is determined by a number of factors, 
including: 

 
• Frequency of critical fire weather; 
• Percentage of slope; 
• Existing fuel (vegetation, ground cover, building materials); 
• Adequacy of access to fire suppression services; and 
• Water supply and water pressure. 

 
The California Department of Forestry and Fire Protection (CAL FIRE) has mapped the relative 
wildfire risk in areas of large population by intersecting residential housing density with 
proximate fire threat. The CAL FIRE Fire Hazard Severity Zone maps for state responsibility 
areas (SRAs)3 (CAL FIRE, 2007) and local responsibility areas (LRAs) (CAL FIRE, 2007) in San 
Benito County show three risk levels for fire hazard severity zones: moderate, high, and very 
high. As shown in Figure 4.8-1, the project site is not located within any of these fire hazard 
severity zones.  
 

Hazardous Materials Transport on Roadways. Portions of the project site border 
Hospital Road and Southside Road. These roadways could be used for the transport of 
hazardous wastes and materials. Truck accidents could result in spills of such materials. 
However, all transport of hazardous materials are subject to federal, state, and local laws and 
regulations pertaining to the transportation of hazardous materials, as discussed further below. 

 

                                                      
3
 SRA is a legal term defining the area where the State has financial responsibility for wildland fire protection. Incorporated cities and 

federal ownership are not included. The prevention and suppression of fires in all areas that are not SRAs are primarily the 
responsibility of local or federal agencies (CAL FIRE, 2012).  
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Asbestos and Lead-Based Paint. Asbestos is a highly crumbly material often found in 
older buildings (pre-1979), typically used as insulation in walls or ceilings. It was formerly 
popular as an insulating material; however, it can pose a health risk when very small particles 
become airborne.  

Prior to the enactment of federal regulations limiting their use in the late 1970s, lead-based paint 
(LBP) was often used in residential construction. Lead is a highly toxic metal that was used for 
many years in products found in and around homes. Lead may cause a range of health effects, 
from behavioral problems and learning disabilities, to seizures and death. The primary source 
of lead exposure in residences is deteriorating LBP. Lead dust can form when LBP is dry 
scraped, dry sanded or heated. Dust also forms when painted surfaces bump or rub together. 
Lead-based paint that is in good condition is usually not a hazard.  
 

d. Sensitive Receptors. For the purpose of this analysis, sensitive receptors are defined 
as any facilities or land uses that include people who are particularly sensitive to the effects of 
hazardous materials. Typical sensitive receptors are residences, elderly facilities, and schools. 
There is one sensitive receptor on the project site currently: an occupied single-family residence 
located in the northeast corner of the site. The off-site sensitive receptors closest to the project 
site are single-family residences (Riverside Estates) located approximately 50 feet south of the 
project site across Hospital Road. The single-family residence on the west side of Southside 
Road, surrounded on three sides by the project site, is also a sensitive receptor; the portion of 
the existing residence closest to the project site is approximately 200 feet east of the site. There 
are also several other farmhouses within the vicinity of the site, the closest of which is 
approximately 140 feet north of the northeastern corner of the site, on Southside Road 

 
e. Regulatory Setting. The management of hazardous materials and hazardous wastes is 

regulated at federal, state, and local levels, including, among others, through programs 
administered by the U.S. Environmental Protection Agency (U.S. EPA); agencies within the 
California Environmental Protection Agency (CalEPA), such as the Department of Toxic 
Substances Control (DTSC); federal and state occupational safety agencies; and the San Benito 
County Environmental Health Division. Regulations pertaining to flood hazards are further 
discussed in Section 4.9, Hydrology and Water Quality, and regulations for geologic and soil-
related hazards are discussed in Section 4.6, Geology and Soils. 

 
Definition of Hazardous Materials. A material is considered hazardous if it appears on a 

list of hazardous materials prepared by a federal, state, or local agency, or if it has 
characteristics defined as hazardous by such an agency. A hazardous material is defined in Title 
22 of the California Code of Regulations as follows:  

 
A substance or combination of substances which, because of its quantity, concentration, 
or physical, chemical or infectious characteristics, may either (1) cause, or significantly 
contribute to, an increase in mortality or an increase in serious irreversible, or 
incapacitating reversible, illness; or (2) pose a substantial present or potential hazard to 
human health or environment when improperly treated, stored, transported or disposed of 
or otherwise managed. (California Code of Regulations, Title 22, Section 66261.10)  
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Chemical and physical properties cause a substance to be considered hazardous. Such 
properties include toxicity, ignitability, corrosivity, and reactivity. California Code of 
Regulations, Title 22, Sections 66261.20 through 66261.24 define the aforementioned properties. 
The release of hazardous materials into the environment could potentially contaminate soils, 
surface water, and groundwater supplies.  

 
Federal. The Federal Toxic Substances Control Act (1976) and the Resource Conservation 

and Recovery Act of 1976 (RCRA) established a program administered by the EPA for the 
regulation of the generation, transportation, treatment, storage, and disposal of hazardous 
waste. RCRA was amended in 1984 by the Hazardous and Solid Waste Act (HSWA), which 
affirmed and extended the “cradle to grave” system of regulating hazardous wastes. Among 
other things, the use of certain techniques for the disposal of some hazardous wastes was 
specifically prohibited by HSWA.  

 
The Comprehensive Environmental Response, Compensation and Liability Act (CERCLA) was 
enacted in 1980 and amended by the Superfund Amendments and Reauthorization Act (SARA) 
in 1986. This law provides broad federal authority to respond directly to releases or threatened 
releases of hazardous substances that may endanger public health or the environment. Among 
other things, CERCLA established requirements concerning closed and abandoned hazardous 
waste sites, provided for liability of persons responsible for releases of hazardous waste at these 
sites, and established a trust fund to provide for cleanup when no responsible party could be 
identified. CERCLA also enabled revision of the National Contingency Plan (NCP), which 
provided the guidelines and procedures needed to respond to releases and threatened releases 
of hazardous substances, pollutants, or contaminants. The NCP also established the National 
Priorities List (NPL). 

 
State. The Department of Toxic Substances Control (DTSC), a department of the 

California EPA, is the primary agency in California that regulates hazardous waste, cleans up 
existing contamination, and looks for ways to reduce the hazardous waste produced in 
California. DTSC regulates hazardous waste in California primarily under the authority of 
RCRA and the California Health and Safety Code. 

 
DTSC also administers the California Hazardous Waste Control Law (HWCL) to regulate 
hazardous wastes. While the HWCL is generally more stringent than RCRA, until the USEPA 
approves the California program, both state and federal laws apply in California. The HWCL 
lists 791 chemicals and approximately 300 common materials that may be hazardous; 
establishes criteria for identifying, packaging, and labeling hazardous wastes; proscribes 
management controls; establishes permit requirements for treatment, storage, disposal, and 
transportation; and identifies some wastes that cannot be disposed of in landfills.  

 
Government Code Section 65962.5 requires the DTSC, the State Department of Health Services, 
the SWRCB, and CalRecycle to compile and annually update lists of hazardous waste sites and 
land designated as hazardous waste sites throughout the state. The Secretary for Environmental 
Protection consolidates the information submitted by these agencies and distributes it to each 
city and county where sites on the lists are located. Before the lead agency accepts an 
application for any development project as complete, the applicant must consult these lists to 
determine if the site at issue is included.  
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If any soil is excavated from a site containing hazardous materials, it would be considered a 
hazardous waste if it exceeded specific criteria in Title 22 of the California Code of Regulations. 
Remediation of hazardous wastes found at a site may be required if excavation of these 
materials is performed; it may also be required if certain other activities are proposed. Even if 
soil or groundwater at a contaminated site does not have the characteristics required to be 
defined as hazardous waste, remediation of the site may be required by regulatory agencies 
subject to jurisdictional authority. Cleanup requirements are determined on a case-by-case basis 
by the agency taking lead jurisdiction.  
 
The State of California Public Resources Code Section 4291 requires that owners of property 
located within the responsibility area of CAL FIRE create defensible spaces around structures 
where firefighters can provide protections during a wildfire (San Benito Fire Safe Council, 
2010). CAL FIRE guidelines for compliance with Section 4291 have been incorporated into the 
San Benito County Community Wildfire Protection Plan, which the County Board of 
Supervisors adopted in 2010. According to these guidelines, a firebreak should be maintained 
by removing and clearing away all flammable vegetation and other combustible growth within 
30 feet of each building or structure. Single specimens of trees or other vegetation may be 
retained if they are well-spaced, well-pruned, and not conducive to the spread of fire. At a 
distance of 30 to 100 feet from a structure, Section 4291 requires maintenance of a Reduced Fuel 
Zone with clearing treatments. 
 
The State of California Food and Agricultural Code regulates the use of pesticides. Section 
12972 requires that the use of pesticides not result in substantial drift to non-target areas. 
Section 12977 empowers the Agricultural Commissioner to enforce this provision. In addition, 
Section 12982 states that the local health officer shall investigate any health hazard from 
pesticide use and take necessary action, in cooperation with the Agricultural Commissioner, to 
abate the hazard. California Code of Regulations, Title 3, Section 6614 restricts pesticide 
application when there is a reasonable possibility of: substantial drift to non-target areas; 
contamination of the bodies or clothing of persons not involved in the application process; 
damage to non-target crops, animals or other public or private property; or contamination of 
public or private property, including the creation of a health hazard that prevents normal usage 
of that property. 
 
In conformance with the Clean Air Act, the EPA established the National Emissions Standards 
for Hazardous Air Pollutants (NESHAP) to protect the public. The asbestos regulations under 
NESHAP control work practices during the demolition and renovation of institutional, 
commercial or industrial structures. Following identification of friable asbestos the Federal 
Occupational Safety and Health Administration and Monterey Bay Unified Air Pollution 
Control District require that asbestos trained and certified abatement personnel perform 
asbestos abatement and all asbestos-containing material (ACM) removed from on-site 
structures shall be hauled to a licensed receiving facility and disposed of under proper manifest 
by a transportation company certified to handle asbestos.  
 
Regulations for LBP are contained in the Lead-Based Paint Elimination Final Rule 24 CFR 33, 
governed by the U.S. Housing and Urban Development (HUD), which requires sellers and 
lessors to disclose known lead-based paint and lead-based paint hazards to perspective 
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purchasers and lessees. Additionally, all lead-based paint abatement activities must be in 
compliance with California and Federal OSHA and with the State of California Department of 
Health Services requirements. Only lead-based paint trained and certified abatement personnel 
are allowed to perform abatement activities. All lead-based paint removed from structures must 
be hauled and disposed of by a transportation company licensed to transport this type of 
material at a landfill or receiving facility licensed to accept the waste. 
 

Local. 
 

2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Land 
Use Element, Circulation Element, Natural and Cultural Resources Element, and Health and 
Safety Element provide the following goals, policies and objectives pertaining to hazards and 
hazardous materials applicable to this project: 
 

Land Use Element: 
 
Goal LU-1 To maintain San Benito County’s rural character and natural beauty while 

providing areas for needed future growth. 
 
 
LU-1.8  Site Plan Environmental Content Requirements. The County shall require all 

submitted site plans, tentative maps, and parcel maps to depict all environmentally 
sensitive and hazardous areas, including: 100-year floodplains, fault zones, 30 
percent or greater slopes, severe erosion hazards, fire hazards, wetlands, and riparian 
habitats. 

 
LU-1.9 Airport Land Use Coordination and Consistency. The County shall coordinate 

planning and zoning with the San Benito County Airport Land Use Commission 
and ensure that all land uses and regulations within the Hollister and Frazier 
Airports areas of influence are consistent with the adopted San Benito County 
Airport Land Use Compatibility Plan. 

 
LU-1.10  Development Site Suitability. The County shall encourage specific development sites 

to avoid natural and manmade hazards, including, but not limited to, active seismic 
faults, landslides, slopes greater than 30 percent, and floodplains. Development sites 
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, and provide 
setbacks from creeks). The County shall require adequate mitigation for any 
development located on environmentally sensitive lands (e.g., wetlands, erodible soil, 
archaeological resources, important plant and animal communities). 

 
LU-4.3 Residential Density Reductions. The County shall consider reducing the base density 

of a proposed residential development project if a combination of environmental 
hazards (e.g., fire, seismic, flooding, greater than 30 percent slope) and/or natural 
resources (e.g., sensitive habitat, wetlands) existing on the site, after consideration of 
the mitigations to be implemented to address those hazards, make higher densities 
less appropriate. 
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Circulation Element: 
 
C-1.16  Roads on Hillsides. The County shall require that new public and private roads on 

hillsides minimize visual impact by blending with natural landforms and by 
following the natural contours of the land as much as possible and that driveway 
access in hillside areas be consolidated where possible and limited to areas where 
adequate sight distance is available for all approaches. 

 
C-1.17  Grades on Hillsides. The County shall require that new roads on hillsides do not 

exceed a 15 percent grade. The County may allow grades on hillsides of up to 20 
percent for distances of up to 400 feet. Grades over 15 percent must have all weather 
surfaces, such as asphalt or concrete. 

 
C-1.19  Avoid Hazardous Areas. The County shall ensure that road development is 

minimized in hazardous areas (e.g. faults, flood plains, landslide areas, fire hazard 
areas) and that, if a hazard is present within a planned road alignment, the planned 
alignment is modified to the extent feasible to avoid the hazard. 

 
Natural and Cultural Resources Element: 
 
NCR-8.3  Grading within Scenic Corridors. The County shall review all projects involving 

grading within Scenic Corridors to protect valuable soil resources, preserve the 
natural environment, and avoid significant adverse impacts within scenic areas. 

 
Healthy and Safety Element: 
 
Goal HS-1 To maintain the necessary level of fire, EMS, law enforcement, and disaster 

preparedness for the protection of the health, safety, and welfare of people living, 
working, and residing in San Benito County. 

HS-1.4  Maintain State of Readiness. The County shall maintain local law enforcement, fire, 
and health services in a state of readiness to insure adequate protection during a 
disaster for the citizens of San Benito County. 

 
HS-1.7  Multi-Hazard Mitigation Plan. The County shall develop, maintain, and implement 

a Multi-Hazard Mitigation Plan to address disasters such as earthquakes, flooding, 
dam or levee failure, hazardous material spills, epidemics, fires, extreme weather, 
major transportation accidents, and terrorism. 

 
HS-1.11  Road Capacity. The County shall require roads to be of adequate capacity for use in 

times of emergency. 
 
HS-1.14  Development Restrictions in High Risk Areas. The County shall discourage 

development in areas that may be more severely impacted by climate change, 
including areas at high risk of wildfire or flooding, unless proper design mitigation is 
included in the project. 

 
Goal HS-4 To minimize the risk of wildland and urban fire hazards. 
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HS-4.1  Community Wildfire Protection Plan. The County shall maintain and implement the 
Community Wildfire Protection Plan as a mechanism for community input and 
identification of areas presenting high fire hazard risk. 

 
HS-4.2  Fire Protection Water Standard. The County shall develop, maintain, and implement 

an appropriate fire protection water standard to be applied to all urban and rural 
development. 

 
HS-4.4  Development in Fire Hazard Zones. The County shall require development in high 

fire-hazard areas to be designed and constructed in a manner that minimizes the risk 
from fire hazards and meets all applicable State and County fire standards. 

 
HS-4.5  Fire-Resistant Vegetation. The County shall require development in high fire-hazard 

areas to have fire-resistant vegetation, cleared fire breaks separating communities or 
clusters of structures from native vegetation, or a long-term comprehensive 
vegetation and fuel management program consistent with State codes 4290 and 4291 
for wildland fire interface and vegetation management. 

 
HS-4.6  Clear Zones. The County shall encourage clear zones and weed abatement around 

new and existing residential structures in high-fire-hazard areas and assist property 
owners in identifying how clear zones should be maintained. 

 
Goal HS-6 To safeguard and protect the health and safety of people, the environment, and 

personal property from the potential dangers associated with a hazardous materials 
release. 

 
HS-6.1 Hazardous Materials Storage and Disposal. The County shall require proper storage 

and disposal of hazardous materials to prevent leakage, potential explosions, fires, or 
the escape of harmful gases, and to prevent individually innocuous materials from 
combining to form hazardous substances, especially at the time of disposal. 

 
HS-6.2 Hazardous Waste Management Plan. The County shall maintain and implement the 

Hazardous Waste Management Plan. 
 
HS-6.5 Transportation Routes. The County shall restrict transport of hazardous materials 

within San Benito County to designated routes. 
 
HS-6.6 Household Hazardous Waste Program. The County shall continue to sponsor 

household hazardous waste collection days to help residents lawfully dispose of 
household hazardous waste that is not accepted by the landfill. 

 
Goal HS-7 To promote the safe operation of public and private airports and protect the safety of 

county residents. 
 
HS-7.1 Land Use Compatibility. The County shall prohibit land uses within unincorporated 

areas that interfere with the safe operation of aircraft or that would be exposed to 
hazards from the operation of aircraft. 
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San Benito County Code of Ordinances. Several chapters of the San Benito County Code 
address hazards and hazardous materials, including the Hazardous Waste Facilities 
Consistency Ordinance (Title 11 [Public Health and Safety], Chapter 11.7 [Hazardous 
Substances]), and the Subdivision Ordinance (Title 23 [Subdivision]). 
 
The Hazardous Waste Facilities Consistency Ordinance (San Benito County Code, Title 11, 
Chapter 11.7), adopts by reference the relevant provisions of state law and the State Water 
Resources Control Board’s associated regulations pertaining to the underground storage of 
hazardous substances and off-site hazardous waste facilities, and further requires consistency 
with the County’s Hazardous Waste Management Plan. The San Benito County Environmental 
Health Division (SBCEHD) has been designated the lead agency for CUPA (Certified Unified 
Program Agency) for hazardous materials programs, pursuant to Section 11.07.002 of the 
County Code, and acts as the single point of contact for issuance of permits at the local level. 
Site inspections of all hazardous materials programs (i.e., aboveground tanks and underground 
tanks, hazardous waste treatment, hazardous waste generators, hazardous materials 
management plans, etc.) are consolidated and accomplished by a single inspection. The 
program provides emergency response to chemical events to furnish substance identification; 
health and environment risk assessment; air, soil, water and waste sample collection; incident 
mitigation and cleanup feasibility options and on-scene coordination for state superfund 
incidents. The program also provides for the oversight, investigation and remediation of 
unauthorized releases from underground tanks.  
 
Subdivision design standards and road standards, implementing the General Plan policies 
identified above, are set forth in the Subdivision Ordinance (San Benito County Code, Title 23). 
Road standards applicable to minimizing on-site hazardous conditions and implementing the 
County’s emergency response and evacuation plans, are set forth in Chapter 23.25 (Design 
Standards), section 23.25.009 (Streets); Chapter 23.27 (Fire Design Standards), section 23.27.004 
(Standards); Chapter 23.29 (Road Standards); and Chapter 23.31 (Improvement Designs), 
Article II (Roadway Design Standards). Additionally, Chapter 23.31 (Improvement Designs), 
Article III (Storm Drainage Design Standards), implements General Plan policies pertaining to 
the prevention of flooding hazards. These standards focus on the 100-year design storm 
standard for the sizing of detention basins used to provide peak flow attenuation. 
 
Additionally, the County of San Benito County Agricultural Commissioner regulates the use of 
pesticides for the production of food, as well as for structural and landscape uses, for the 
purpose of protecting public health and safety in the County (County of San Benito, Agriculture 
Programs, 2014). The Agricultural Commissioner requires that all pesticides be used pursuant 
to the manufacturers’ instructions and that the pesticides are sprayed so as to prevent drift onto 
nearby properties. In addition, the Agricultural Commissioner’s Pesticide Use Compliance Guide 
for Employers and Businesses restricts application of pesticides when there is a reasonable 
possibility of substantial drift to non-target areas or when application would contaminate 
public or private property, including the creation of a health hazard that prevents normal usage 
of that property. Regulations for some chemicals do not permit any human contact with the 
area sprayed until the chemical has dissipated down to acceptable levels. The re-entry periods 
(i.e., the period of time after which an employee may re-enter the area in which the chemical 
was applied) following application of the chemical are specified on the chemical label and by 
regulation. The Agricultural Commissioner’s office requires that pesticide users strictly adhere 
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to the chemical label, worker safety requirements, weather conditions, drift restrictions, and 
other applicable safety requirements as required by federal, state, and local laws. The 
Agricultural Commissioner’s office also is responsible for issuing pesticide spraying permits 
and regulating the use of pesticides and other agricultural chemicals.  
 
Chapter 21.01 (Building Regulations), Article II (California Building Standards Code) of the San 
Benito County Code also incorporates by reference the 2013 California Building Code, which 
includes requirements to improve fire safety for buildings in Fire Hazard Severity Zones. 
Pursuant to Chapter 7A (Materials and Construction Methods for Exterior Wildfire Exposure) 
in the 2013 California Building Code, buildings shall be constructed using noncombustible, fire-
resistant, and ignition-resistant materials for roofing, exterior coverings, exterior windows and 
doors, and decking, and vents designed to resist ignition from the intrusion of burning embers 
and flame. 
 

4.8.2  Impact Analysis. 
 

a. Methodology and Significance Thresholds. Assessment of impacts is based, among 
other things, on review of: 1) environmental conditions on the project site; 2) listed hazardous 
materials sites within and near the project site; 3) the Phase II ESA; and 4) the San Benito 
County General Plan and other County information, as well as other applicable laws and 
regulations, regarding hazards and hazardous materials issues. 
 
The following thresholds are based on Appendix G of the State CEQA Guidelines. A significant 
impact regarding hazards and hazardous materials would occur if the proposed project would 
result in any of the following conditions: 
 

1) Create a significant hazard to the public or the environment through the routine 
transport, use, or disposal of hazardous materials; 

2) Create a significant hazard to the public or the environment through reasonably 
foreseeable upset and accident conditions involving the release of hazardous materials 
into the environment; 

3) Emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an existing or proposed school; 

4) Be located on a site which is included on a list of hazardous materials sites compiled 
pursuant to Government Code Section 65962.5 and, as a result, create a significant 
hazard to the public or the environment; 

5) For a project located within an airport land use plan or, where such a plan has not 
been adopted, within two miles of a public airport or public use airport, result in a 
safety hazard for people residing or working in the project area; 

6) For a project within the vicinity of a private airstrip, would the project result in a 
safety hazard for people residing or working in the project area; 

7) Impair implementation of or physically interfere with an adopted emergency response 
plan or emergency evacuation plan; and/or 

8) Expose people or structures to a significant risk of loss, injury or death involving 
wildland fires, including where wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands. 
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The nearest school to the project site, Ladd Lane Elementary School, is located approximately 
0.4 miles to the north. Therefore, the project would not affect a school within one-quarter mile of 
the site. The project site also is not located within the vicinity of any airport or airfield and is not 
within an airport land use plan or safety area and would therefore not expose residents or 
workers to hazards associated with airport or private air strip operations. Further discussion 
regarding checklist items related to schools and airports (threshold numbers 3, 5, 6) can be 
found in Section 4.15, Effects Found not to be Significant. 

 
b. Project Impacts and Mitigation Measures. 
 
Impact HAZ-1 The proposed project would not involve the routine transport, 

use, or disposal of substantial amounts of hazardous 
substances. Impacts would be less than significant. [Threshold 
number 1] 

 
The exposure of people to hazardous chemicals during construction of the proposed project 
could lead to adverse health effects. Because shallow soils in the southeastern portion of the 
project site exceed applicable screening levels for dieldrin, the disturbance of these soils could 
expose construction workers on-site to health hazards from residual pesticides. This issue is 
addressed in Impact HAZ-3 below. Hazards associated with the exposure of workers to 
naturally occurring asbestos during site grading, and asbestos-containing materials, or lead 
during demolition of the existing on-site residence is addressed in Impact HAZ-4 below. 
 
Residential construction and uses may involve use and storage of some materials that are 
considered hazardous. These materials would be limited to typical solvents, paints, chemicals 
used for cleaning and building maintenance, and landscaping supplies. These materials would 
not be substantially different from household chemicals and solvents already in general and 
wide use throughout the County and in the vicinity of the project site at other residences. 
Therefore, the proposed project would not involve the routine transport, use, or disposal of 
substantial amounts of hazardous substances.  
 

Mitigation Measures. No mitigation is required. 
 
Impact HAZ-2 Residential development on the project site would occur near 

roadways on which accidents that involve hazardous materials 
could occur. Such accidents could potentially create a 
significant hazard to the public or environment through 
reasonably foreseeable upset and accident conditions 
involving the release of hazardous materials into the 
environment. However, required adherence to existing laws 
and regulations would reduce impacts to a less than significant 
level. [Threshold number 2] 

 
The site is bounded by Hospital Road on the south and Southside Road on the east. Neither of 
these roadways is regularly used by commercial transportation vehicles. The majority of 
commercial vehicles transporting hazardous materials near the site would utilize SR 25, which 
is a primary highway corridor (County of San Benito, November 2010). In the unlikely event of 
an accident involving the transport of hazardous wastes and materials on roadways abutting 



Sunnyside Estates Project EIR 
Section 4.8 Hazards/Hazardous Materials 

 
 

  County of San Benito 

4.8-15 

the site, the health of construction workers or future residents on the project site could be 
adversely affected. However, County agencies would respond to the incident in accordance 
with the assignment of duties and procedures in the Hazardous Materials Incident Response 
Area Plan prepared by the San Benito County Environmental Health Division in January 2008. 
In addition, U.S. EPA and U.S. Department of Transportation (DOT) laws and regulations have 
been promulgated to track and manage the safe interstate transportation of hazardous materials 
and waste. U.S. EPA administers permitting, tracking, reporting, and operations requirements 
established by RCRA. DOT regulates the transportation of hazardous materials through 
implementation of the Hazardous Materials Transportation Act. This act administers container 
design, and labelling and driver training requirements. State and local agencies enforce the 
application of these acts and provide coordination of safety and mitigation responses in the case 
that accidents involving hazardous materials occur. Enforcement of these acts and rapid 
response by local agencies would ensure that hazards to the public or environment through 
reasonably foreseeable upset and accident conditions involving the release of hazardous 
materials into the environment are less than significant. 
 

Mitigation Measures. No mitigation is required. 
 

Impact HAZ-3 Although no active listed hazardous materials sites listed 
pursuant to Government Code Section 65962.5 are located on 
the project site or within one-half mile of the site, disturbance 
of contaminated soils from prior agricultural use could create a 
significant hazard to the public or environment, including 
potential health hazards for construction workers or future 
residents and occupants of the site. In addition, the use of 
pesticides and other agricultural chemicals on adjacent 
agricultural land could create a significant hazard to future on-
site residents. Impacts would be significant but mitigable. 
[Threshold number 4] 

 
This analysis addresses potential health hazards from known or potential sites with hazardous 
materials, contaminated soils from historic agricultural use on the project site, and the ongoing 
application of pesticides on neighboring farmland. 
 

Listed Sites with Hazardous Materials. Based on a March 2015 search of databases of sites 
with known or potential hazardous materials, the project site is located within one-half mile of a 
school site that has been listed for soil contamination. Ladd Lane Elementary School, located 0.4 
miles to the north of the project site, is a former cleanup site for soils contaminated by 
organochlorine pesticides from agricultural use and lead. However, the Department of Toxic 
Substances Control listed the status of this cleanup site as “no further action” in November 
1999, and it does not currently pose a health threat. The project site is not located within one-
half mile of any other sites listed for hazardous materials contamination. Therefore, the 
proposed project would not lead to the exposure of people to hazardous materials from sites 
listed pursuant to Government Code Section 65962.5. 
 

Contaminated Soils on the Project Site. Based on findings of the Phase II ESA, shallow soils 
in the southeastern portion of the project site have high concentrations of dieldrin, an 
organochlorine pesticide. Soil samples taken in April and May 2011 indicated the presence of 
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dieldrin at concentrations of up to 0.084 mg/kg, which would exceed the default CHHSL of 
0.035 mg/kg, the direct exposure ESL of 0.034 mg/kg, and the default ESL of 0.0023 mg/kg. 
The soil samples also had minor concentrations of DDT, DDE, a-chlordane, and g-chlordane 
that did not exceed ESLs. No other pesticides were detected at or exceeding laboratory 
reporting limits. Arsenic and lead concentrations were both representative of naturally 
occurring background conditions and therefore are not considered hazardous risks, as 
described in Section 4.8.1(b) (Environmental Site Assessment) above. Because shallow soils in 
the southeastern portion of the project site exceed applicable screening levels for dieldrin, the 
disturbance of these soils could expose construction workers on-site to health hazards from 
residual pesticides.  
 

Pesticides from Ongoing Adjacent Agricultural Operations. The proposed project would 
involve the construction of residential development adjacent to existing agricultural operations 
planted with almond orchards to the north and across Southside Road to the east. Future 
residents on the project site could therefore be exposed to agricultural chemicals during and 
after their application to adjacent farmland, whether through ingestion, inhalation, or dermal 
contact. Although each of the chemicals applied to neighboring farmland has a certain 
“breakdown period,” which is the time it takes for the chemical to dissipate, the most likely 
paths of exposure are ingestion and inhalation of the chemicals during and after they are 
applied.  
 
It should be noted that adherence to the applicable requirements mandated from the County of 
San Benito Agricultural Commissioner regarding the oversight of pesticide use would minimize 
health hazards associated with spraying on adjacent farmland. For example, the Agricultural 
Commissioner includes in the Pesticide Use Compliance Guide for Employers and Businesses 
requirements such that that all pesticides be used pursuant to the manufacturers’ instructions 
and that the pesticides are sprayed so as to prevent drift onto nearby properties. In addition, 
California Food and Agriculture Code Section 12972 requires that the use of any pesticide by 
any person be in such a manner as to prevent substantial drift to non-target areas. California 
Code of Regulations, Title 3, Section 6614 further restricts pesticide application when there is a 
reasonable possibility of: substantial drift to non-target areas; contamination of the bodies or 
clothing of persons not involved in the application process; damage to non-target crops, animals 
or other public or private property; or contamination of public or private property, including 
the creation of a health hazard that prevents normal usage of that property. Regulations for 
some chemicals do not permit any human contact with the area sprayed until the chemical has 
dissipated down to acceptable levels. The re-entry periods (i.e., the period of time after which 
an employee may re-enter the area in which the chemical was applied) following application of 
the chemical are specified on the chemical label and by regulation. The Agricultural 
Commissioner’s office requires that pesticide users strictly adhere to the chemical label, worker 
safety requirements, weather conditions, drift restrictions, and all other safety requirements as 
required by federal, state and local laws. The Agricultural Commissioner’s office seeks 
compliance through education, training sessions, and information or formal compliance actions 
(such as warning letters, suspension of the right to harvest, and the issuance of civil and 
criminal penalties). Farmers must obtain site-specific permits from the Agricultural 
Commissioner’s office to buy or use many agricultural chemicals (California Department of 
Pesticide Regulation website). However, because of the proximity of farmland to the project 
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site, future residents could be exposed to pesticide drift regardless of compliance with these 
existing regulations. 
 
In summary, the presence of residual pesticides in soil on the project site and the ongoing 
application of pesticides on adjacent farmland could result in the exposure of construction 
workers as well as future residents to hazardous materials. Impacts would be significant but 
mitigable. 
 

Mitigation Measures. Compliance with the above described state and local laws and 
regulations addressing pesticide application would help protect construction workers and 
future residents on the project site from exposure to pesticide drift. In addition, the following 
mitigation measure is required to reduce impacts from the existing on-site contaminated soils to 
a less than significant level. 
 

HAZ-3 Soil Sampling and Remediation. Prior to issuance of any grading 
permits associated with the project, a contaminated soil 
assessment shall be completed in the portion of land to be graded 
in the southeastern part of the project site, where AEI Consultants 
collected additional soil samples for the Phase II ESA. A 
contaminated soil assessment shall also be completed in the 
portion of land to be graded at the existing walnut orchard in the 
northern part of the project site. Soil samples shall be collected 
under the supervision of a professional geologist or professional 
civil engineer to determine the presence or absence of 
contaminated soil in these areas. The sampling density shall be in 
accordance with guidance from San Benito County Environmental 
Health Services, so as to define the volume of soil that may 
require remediation. Laboratory analysis of soil samples shall be 
analyzed for the presence of organochlorine pesticides, including 
dieldrin, in accordance with EPA Test Method SW8081A. If soil 
sampling indicates the presence of pesticides exceeding applicable 
environmental screening levels, the soil assessment shall identify 
the volume of contaminated soil to be excavated.  

 
If concentrations of contaminants warrant remediation, 
contaminated materials shall be remediated either prior to or 
concurrent with construction and a Phase III ESA shall be 
prepared. A Phase III ESA shall generally include a soil 
management plan which establishes design and implementation 
of remediation. Cleanup may include excavation, disposal, bio-
remediation, or any other treatment of conditions subject to 
regulatory action. All necessary reports, regulations and permits 
shall be followed to achieve cleanup of the site. The contaminated 
materials shall be remediated under the supervision of an 
environmental consultant licensed to oversee such remediation 
and under the direction of the lead oversight agency. The 
remediation program shall also be approved by a regulatory 
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oversight agency, such as the San Benito County Environmental 
Health Services, RWQCB, or the Department of Toxic Substances 
Control. All proper waste handling and disposal procedures shall 
be followed. Upon completion of the remediation, the 
environmental consultant shall prepare a report summarizing the 
project, the remediation approach implemented, and the 
analytical results after completion of the remediation, including 
all waste disposal or treatment manifests.  

Significance After Mitigation. With implementation of the above measure and 
Mitigation Measure AG-2 and compliance with applicable laws and regulations, impacts related 
to exposure of hazardous materials during construction and operation of the project would be 
reduced to a less than significant level.  

 
Impact HAZ-4 The project would have the potential to expose workers to 

naturally occurring asbestos during site grading, and asbestos-
containing materials, or lead during demolition of the existing 
on-site residence. However, adherence to regulatory 
requirements would ensure that the impacts would be less 
than significant. [Threshold number 2] 

 
Naturally Occurring Asbestos. Pursuant to guidance issued by the Governor’s Office of 

Planning and Research, State Clearinghouse, lead agencies are encouraged to analyze potential 
impacts related to naturally occurring asbestos (NOA). NOA can be released from serpentine 
and ultramafic rocks when the rock is broken or crushed. At the point of release, the asbestos 
fibers may become airborne, causing air quality and human health hazards. These rocks are 
commonly used for unpaved gravel roads, landscaping, fill projects, and other improvement 
projects in some localities. Asbestos may be released to the atmosphere due to vehicular traffic 
on unpaved roads during grading. 
 
U.S. EPA issued the Clear Creek Management Area (CCMA) Asbestos Exposure and Human 
Health Risk Assessment in 2008 for areas of San Benito County that are exposed to NOA. The 
report concluded that adults and children visiting the CCMA more than once per year could be 
exposed to carcinogens, such as asbestos, above EPA-acceptable levels. According to the 
Department of Conservation’s“ Reported Historic Asbestos Mines, Historic Asbestos Prospects, 
and other Natural Occurrences of Asbestos in California, Map Sheet 59,” NOA is found only in 
the southern part of San Benito County (2011). The project site is located in the central northern 
portion of San Benito County, and there is no NOA located within the project site. Therefore, 
due to the location of the site, NOA is not expected to pose a significant hazard in connection 
with the project and impacts associated therewith would be less than significant. 
 

Asbestos-Containing Materials (ACM) and Lead. The proposed project would involve the 
demolition of a single family residence located in the northeastern portion of the project site. 
Due to its age and history (built in approximately 1928, remodeled in 1947, repaired from fire 
damage in 1974, and moved to the site in 1983, and remodeled in 1984; refer to Section 4.4, 
Cultural Resources, for further detail), the residence may contain asbestos and/or lead-based 
paint. As a result, demolition of this structure could result in health hazard impacts to workers 
if not remediated prior to construction activities.  
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The project applicant would be required to comply with Monterey Bay Unified Air Pollution 
Control District (MBUAPCD) Rule 424 (Asbestos Demolition and Renovation), which requires 
that all building materials that would be disturbed by demolition activities that may contain 
asbestos be sampled and analyzed. Compliance with Rule 424 would ensure that if the building 
does have asbestos-containing materials, those materials would be found prior to demolition 
and properly handled and abated. The applicant would also be required to comply with 
California Occupational Safety and Health Administration (CalOSHA) regulations regarding 
lead-based materials and the California Code of Regulations, §1532.1 which requires testing, 
monitoring, containment, and disposal of lead-based materials such that exposure levels do not 
exceed CalOSHA standards. Compliance with these regulations would ensure that impacts 
associated with exposure of construction workers to ACMs or lead are less than significant. 
 

Mitigation Measures. No mitigation measures are required. 
 
Impact HAZ-5 The proposed project would have a secondary vehicle access 

point and internal roadways designed to accommodate 
emergency responders. Therefore, the project would not 
impair implementation of or physically interfere with an 
adopted emergency response plan or emergency evacuation 
plan. Impacts would be less than significant. [Threshold 
number 7] 

 
The proposed project would have two access points: one extending from Southside Road and one 
extending north and forming the northern leg of the existing Hospital Road/Colorado Way 
intersection that currently serves the existing residential subdivision just south of the proposed 
project site.4 To accommodate emergency responders, all public and private roads on the project 
site would be all-weather surfaces with a minimum width of 18 feet, unobstructed by parking, 
as required by the applicable standards. Cul-de-sacs and turnouts would be designed to adhere 
to applicable Fire Department standards. The provision of a secondary vehicle access point and 
new internal roadways designed to adhere to applicable Fire Department standards would 
improve emergency access to the site as well as evacuation routes from the site. Therefore, 
impacts from interference with any existing emergency or evacuation plans would be less than 
significant. 
 

Mitigation Measures. No mitigation is required. 
 
Impact HAZ-6 The project site is not located in an area subject to a high fire 

threat, and new development located on the project site would 
be required to comply with existing regulations intended to 
minimize the potential effects associated with wildfires. 
Impacts related to exposing people or structures to a 
significant risk of loss, injury, or death involving wildland 
fires would be less than significant. [Threshold number 8] 

                                                      
4
 Based on comments from the County Department Public Works, this EIR evaluates two potential locations for the Southside Road 

project access driveway. The first location (Option 1) would be approximately 400 feet south of Enterprise Road and would form a 
“T” intersection with Southside Road. The second location (Option 2) would make the proposed project access driveway the west 
leg of the existing Southside Road/Enterprise Road intersection (in order to avoid having two closely spaced intersections on 
Southside Road). 
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The project site is not located in a fire hazard severity zone as mapped by CAL FIRE (Figure 4.8-
1). Furthermore, the proposed project would be designed to protect structures from wildfires to 
the extent feasible, including implementing of all applicable standards and requirements set 
forth the Fire Code and County Code. As discussed in Section 4.12, Public Services and Recreation, 
all road widths and circulation, as well as the placement of fire hydrants and installation of 
automatic sprinkler systems, would be designed with the guidance of the City of Hollister Fire 
Department. Specifically, the proposed project would be required to comply with the following:  
 

 All public and private roads would be all-weather surfaces with a minimum width of 18 feet, 
unobstructed by parking. Cul-de-sacs and turnouts would be designed to Fire Department 
standards. For private roads, there would be ongoing and legally binding provisions to maintain 
the roads to Fire Department approval.  

 Structure numbers and street signs would be lighted to County standards so that emergency 
vehicles including police and ambulances can locate residences in the event of any emergency.  

 All fire hydrants would be installed in accordance with County Zoning requirements.  

 Prior to approval of Land Use permit, the applicant would submit revised plans subject to the 
review and approval by the Fire Department that illustrate the roadways and site access, and the 
placement of fire hydrants throughout the site. Primary access would be constructed as part of 
initial grading, and fire hydrants would be installed prior to occupancy.  

 The project’s water system would be designed to maintain a minimum fire flow of 2,500 gallons 
per minute (GPM) for two hours (or greater) at 20 pounds per square inch (PSI). 

 The applicant would prepare a fire/vegetation management plan. 
 
As discussed in Section 4.12, Public Services and Recreation, emergency response times would 
remain adequate with implementation of the proposed project, in the event of a wildfire. 
 
Implementation of standard fire prevention measures and proper site design, as well as 
compliance with existing codes and ordinances, would ensure that impacts resulting from fire 
hazards would be less than significant.  
 

Mitigation Measures. No mitigation is required. 
 

c. Cumulative Impacts. Cumulative impacts associated with hazards and hazardous 
materials are generally site-specific. For cumulative impacts related to the transport, use, and 
disposal of hazardous materials, the geographic extent would include construction- and 
operation-related transportation routes, including State Route (SR) 25, Union Road, Southside 
Road, and Hospital Road. The geographic extent for considering cumulative impacts from 
wildland fires is the valley areas of the northern portion of the County of San Benito, including 
Cities of Hollister and San Juan Bautista, and extending north to the northern boundary of San 
Benito County, consistent with the geographic extent for biological resources cumulative 
impacts.  

 
Development of past, present and reasonably foreseeable future developments could 
cumulatively increase the potential for exposure of people to hazards and hazardous materials, 
including those located along the transportation routes (SR 25, Union Road, Southside Road, 
and Hospital Road) to hazardous materials that would be used, transported, or disposed of 
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during construction or operation of future projects. However, as discussed throughout this 
section, U.S. EPA and U.S. Department of Transportation (DOT) laws and regulations have been 
promulgated to track and manage the safe interstate transportation of hazardous materials and 
waste. Enforcement of these laws and regulations and rapid response by local agencies would 
reduce hazards to the public or environment through reasonably foreseeable upset and accident 
conditions involving the release of hazardous materials into the environment to a less than 
significant level for cumulative development along transportation routes. As discussed above, 
the proposed project also would have less than significant individual impacts related to the 
transportation of hazardous materials, implementation of the identified mitigation measures 
and compliance with applicable laws and regulations.  

 
Development of past, present and reasonably foreseeable future developments in the vicinity of 
the site could cumulatively increase the potential for exposure of people to soil contamination, 
including pesticides and asbestos. This exposure could occur as a result of ground disturbance 
during construction or from demolition of buildings with asbestos containing materials or lead 
based paint. The project would incrementally contribute to this cumulative effect. However, as 
discussed throughout this section, such risks of exposure are substantially reduced through 
adherence to existing local, State, and Federal laws and regulations. Accordingly, as required 
under applicable laws and regulations, potential impacts associated with other cumulative 
developments would be addressed on a case-by-case basis and appropriate mitigation would be 
designed to mitigate impacts resulting from individual projects, depending upon the type and 
severity of hazards present. Assuming that all hazards are adequately addressed for each 
individual development proposal, cumulative impacts related to hazards and hazardous 
materials would be less than significant. As discussed above, the proposed project also would 
have less than significant individual impacts related to hazards, with mitigation incorporated 
for further soil sampling and, if necessary, remediation in the northern portion and in the 
southeastern portion of the site where dieldrin contamination has been identified.  
 
Development of past, present and reasonably foreseeable future developments could 
cumulatively increase the potential for exposure of people along the transportation routes (SR 
25, Union Road, Southside Road, and Hospital Road) to hazards associated with emergency 
evacuation plans. Such hazards could result from issues with compliance with the County’s 
emergency response and/or evacuation plans because of the addition of residents and 
employees in areas without adequate emergency access. The project does not conflict with any 
such plans and would provide appropriate access and evacuation routes for residents. Future 
projects would be assessed on a case-by-case basis to ensure that any emergency response 
and/or evacuation plans would not be negatively impacted by development. Therefore, 
cumulative impacts would be less than significant. 
 
Development of past, present and reasonably foreseeable future developments could 
cumulatively increase the potential for exposure of people in the valley areas of the northern 
portion of the County of San Benito, including Cities of Hollister and San Juan Bautista, and 
extending north to the northern boundary of San Benito County, to wildland fire hazards from 
development in a fire hazard severity zone. The proposed project would not locate residents in 
a fire hazard severity zone and would not contribute to this cumulative impact, and cumulative 
impacts in this regard would be less than significant.  
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4.9 HYDROLOGY AND WATER QUALITY 
 

4.9.1  Setting 
 

a. Regional Setting. San Benito County is located in the Coast Ranges of central 
California and covers approximately 1,400 square miles. The valley covers a portion of the 
Pajaro River watershed and is drained by tributaries of the Pajaro River. The proposed project is 
located within the Hollister Urban Area (HUA), as defined more fully in the Hollister Area 
Urban Water Management Plan (2011). The HUA is an approximately 20 square mile area 
comprising all of the incorporated, and some unincorporated county lands, surrounding the 
City of Hollister (Todd Engineers, 2011). 
 

Water Districts. The Sunnyslope County Water District (SSCWD) provides water service 
to the unincorporated area east of Hollister, the Ridgemark development, and incorporated 
properties east of Memorial Drive in Hollister (San Benito County, March 2012). On July 24, 
2014, San Benito Local Agency Formation Commission (LAFCO) approved an application from 
SSCWD to annex the project site into its service area so that SSCWD can provide water service 
to the project. Accordingly, the SSCWD is the anticipated water service provider for the 
proposed project, and also currently provides water supplies to the project site. 
 

Surface Water Resources. San Benito County has limited surface water resources. Rivers 
and creeks cover an estimated 8,575 acres or approximately 0.095 percent of the County but 
most flow intermittently (Soils Survey of San Benito County California, 1969 as cited in San 
Benito County General Plan, 1994). The majority of the surface water resources ultimately drain 
into the Pajaro River including the San Benito River, Tres Pinos Creek, the Hernandez 
Reservoir, intermittent tributaries to the San Benito River, Tequisquita Slough, and Pacheco 
Creek, as well as intermittent lakes (San Benito County, 1994).  

 
The Pajaro River forms the northern boundary of San Benito County. The Pajaro River is the 
largest coastal stream between San Francisco Bay and the Salinas River Watershed in the 
County of Monterey. The watershed is approximately 1,300 square miles and it includes 
portions of Santa Cruz, Santa Clara, San Benito, and Monterey Counties. Its large size 
contributes to the number of diverse environments, physical features, and land uses within the 
watershed. Tributaries to the Pajaro River, the largest of which is the San Benito River, serve as 
the major routes for surface flow and drainage throughout the watershed (Pajaro River 
Watershed Flood Prevention Authority, 2014). 
 
The San Benito River, intermittent in some parts of the basin, runs through the southern portion 
of the basin before reaching the Pajaro River. The San Benito River, when flowing, is a 
recharging stream along much of its channel, but groundwater contributes some base flow 
upstream of its confluence with the Pajaro River (Todd Engineers, 2011).  
 

Surface Water Quality. As mandated by Section 303(d) of the federal Clean Water Act, 
the California State Water Resources Control Board (SWRCB) maintains and updates a list of 
“impaired water bodies” (i.e., water bodies that do not meet State and Federal water quality 
standards). This list is known as the Section 303(d) list of impaired waters. The State is then 
required to prioritize waters/watersheds for development of Total Maximum Daily Load 
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(TMDL) regulations. This information is compiled in a list and submitted to the U.S. 
Environmental Protection Agency for review and approval. The SWRCB and RWQCBs monitor 
and assess water quality on an ongoing basis. According to the 2010 Integrated Report [CWA 
Section 303(d) List/305(b) Report], the water quality of the San Benito River and Tres Pinos 
Creek are impaired. Specifically, the San Benito River is listed as impaired for the following 
pollutants: boron, electrical conductivity, Escherichia coli (E. coli), fecal coliform, pH, unknown 
toxicity, and sedimentation/siltation. Tres Pinos Creek is listed as impaired for the following 
pollutants: E. coli, fecal coliform, and pH. TMDLs are in place for some of these pollutants (E. 
coli, fecal coliform, and sedimentation/siltation) but not for others (boron, electrical 
conductivity, unknown toxicity, and pH). 
 

Groundwater Resources. Groundwater is the major source of water supply in San Benito 
County (refer to Section 4.14, Utilities and Service Systems, for a discussion of other water 
sources, including imported Central Valley Project [CVP] water). The HUA, which includes the 
project site, overlies the Gilroy- Hollister basin. The San Benito County portion of the Gilroy-
Hollister basin is bounded by the Pajaro River in the north, the Diablo Range on the east and the 
Gabilan Range to the southwest. The basin covers approximately 200 square miles of the Pajaro 
River watershed and is drained by its tributaries, most notably the San Benito River. The 
Hernandez Reservoir, located upstream of the basin on the San Benito River, is operated to 
enhance flow in the river by releasing flows to recharge the groundwater basin (Todd 
Engineers, 2011). 
 
The Gilroy-Hollister basin is broken into eight subbasins which were originally delineated in 
1996: Bolsa, Bolsa Southeast, Pacheco, Hollister East, Tres Pinos, Hollister West, and San Juan 
subbasins, and the Llagas subbasin in Santa Clara County. The HUA overlies the Hollister East, 
Hollister West, and Tres Pinos subbasins. As discussed more fully below, that portion of the 
HUA where the project site is located overlies the Hollister West subbasin. The City of Hollister 
and SSCWD pump directly from the Hollister East, Hollister West, and Tres Pinos subbasins. In 
water year 2010, approximately 48 percent of Hollister and SSCWD pumping was located in the 
Hollister West subbasin, approximately 36 percent in the Tres Pinos subbasin, and 
approximately 16 percent in the Hollister East subbasin. The subbasins are hydrologically 
connected and pumping in these subbasins affects the entire groundwater basin (Todd 
Engineers, 2011). 
 
In general, groundwater in the basin flows from the southeast and eastern portions of the 
Gilroy-Hollister basin toward the western and northwestern portions of the basin to the Pajaro 
River. However, general flow directions have been reversed in the Bolsa subbasin due to 
groundwater pumping; groundwater in the Bolsa subbasin near the Pajaro River flows 
southeast toward lower water levels (Todd Engineers, 2011).  
 

Groundwater Water Quality. The quality of groundwater for the subbasins that serve 
the HUA, including the project site, and the Gilroy-Hollister groundwater basin overall has 
been described as highly mineralized and of marginal quality for drinking and agricultural 
purposes. The mineralized water quality is typical of other relatively small Coast Range 
groundwater basins, but has also been impacted by decades of human-related activities, both 
agricultural and urban. The water quality of groundwater in the HUA, including the project 

http://www.waterboards.ca.gov/water_issues/programs/tmdl/2010state_ir_reports/00822.shtml#13414
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site, generally makes imported CVP water preferable for municipal and industrial uses (Todd 
Engineers, 2011). 
 
Chemicals of concern (COCs) for the Gilroy-Hollister groundwater basin include boron, 
chloride, hardness, nitrate, and total dissolved solids (TDS) and are important indicators of 
basin water quality. In some parts of the basin, these COCs do not meet water quality standards 
necessary to support beneficial uses of water resources. The Sunnyslope County Water District, 
water purveyors, and other agencies are examining ways to improve quality in these localized 
areas. In addition to the historical COCs, current operations by regulated facilities have 
introduced new local COCs including perchlorate, metals, and volatile organic chemicals. All 
areas where these COCs have been discovered are regulated by RWQCB (Todd Engineers, 
2011). RWQCB guides and regulates water quality through establishment of water quality 
objectives and administration of the National Pollutant Discharge Elimination System (NPDES) 
permit program for stormwater and construction site runoff, as described in the regulatory 
section below. 
 
In most areas of the Gilroy-Hollister basin, water quality has remained stable in recent years 
(2004-2010). Other areas, such as the eastern portion of the San Juan subbasin, have shown 
variable but increasing trends in key constituents like nitrate and chloride. This localized 
change in water quality results from local factors including nearby regulated facilities, land use 
changes, and high groundwater levels (Todd Engineers, 2011). 
 

Groundwater Levels. The HUA, including the project site, relies on both local 
groundwater and imported water from the Central Valley Project (CVP) for municipal water 
supply. The San Benito County Water District (SBCWD) has a 40-year contract to obtain CVP 
water (extending to 2027) for a maximum of 8,250 AFY of municipal and industrial water and 
35,550 AFY of agricultural water (Todd Engineers, 2011). The District Act, passed by the State 
Legislature in 1953, established SBCWD and provided for SBCWD to have formal responsibility 
for the management of surface and groundwater resources and flood control in the County. 
SBCWD is active in regional water management planning, including the Pajaro Watershed 
Integrated Regional Water Management Plan with Santa Clara Valley Water District and Pajaro 
Valley Water Management Agency. It also collaborated with the City of Hollister and 
Sunnyslope County Water District to prepare the Hollister Area Urban Water Management 
Plan. SBCWD also has active programs, often in cooperation with other agencies, to conduct 
various investigations and promote water conservation, irrigation efficiency, salt management, 
and water recycling. SBCWD is the designated Enforcing Agency for the inspection and 
enforcement of water related ordinances, as defined in County Code Section 15.05.002, of Title 
15 (Public Works), Chapter 15.05 (Water Ordinance). SBCWD produces annual groundwater 
reports summarizing their activities. 

 
Since the initiation of CVP importation and construction of the Lessalt Water Treatment Plant, 
the use of groundwater for municipal and industrial supply has declined. However, 
groundwater remains a major source of supply; between 2006 and 2010 groundwater accounted 
for approximately 77 percent of the total water supplied by Hollister and Sunnyslope County 
Water District. The SBCWD has successfully managed groundwater elevations in the district 
including using percolation of CVP water to recharge elevations to pre-drought and pre-
development levels. Current groundwater levels are reduced due to the dry conditions, reduced 
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CVP allocations, and increased groundwater use as of 2013, but reductions in groundwater 
storage are minor and groundwater elevations were still near storage capacity as of 2013 (Tully 
& Young, 2014). Additional information regarding these water supply sources is provided in 
Section 4.14, Utilities and Service Systems.  
 
Groundwater levels have been recorded in the Gilroy-Hollister basin since at least 1913. Water 
levels in all subbasins show a seasonal variation with the lowest water levels occurring in the 
fall and the highest in the spring. Water levels continue to remain generally near their historical 
highs in most parts of the basin. Based on these water levels and the stable management of the 
basin, overdraft is unlikely to occur in the near future. Nonetheless, a major focus of the District 
is management of groundwater levels and storage for long-term sustainable supply, given the 
uncertain reliability of CVP water, likelihood of repeated drought, and probability of climate 
change (Todd Engineers, 2011). 
 

Flooding. Flood hazard areas within the County are mostly confined to agricultural, 
mineral and open space uses. The flood season generally lasts from November through April as 
over 90 percent of the annual precipitation falls during these months. More than just the 
quantity of rain affects flood levels. Natural obstructions to flood flows include trees, brush and 
other vegetation growing along stream banks in flood-way areas. Of particular concern are 
man-made encroachments on or above the streams (San Benito County, 1994). 
 
Flood-prone areas within the County are identified based on the National Flood Insurance 
Program Maps delineating flood hazard boundaries. These flood prone areas have a one-in-100 
chance of being inundated during any year, more commonly referred to as the 1% flood, or 100 
year flood. The flood-way is the channel of a stream that must be kept free from encroachment 
in order that a 100-year flood might be accommodated without substantial increase in flood 
height. The flood-ways in San Benito County are generally restricted to areas immediately 
adjacent to either side of river and creek channels. In the northernmost portion of the County, 
the Pajaro River has the potential of inundating larger areas; however, most of the associated 
flood waters are expected to be contained within the Tequisquita Slough (San Benito County, 
1994). 
 
In addition to exposure to flooding from overbank flow in local streams and rivers, portions of 
the County would be subject to inundation in the event of the failure of dams. These dams are 
considered to be safe by California Division of Dam Safety. The State’s Dam Safety Act (Section 
8589.5 of the California Government Code) requires owners of dams to prepare maps showing 
the approximate extent of inundation in the event of a dam failure. In addition, these dams are 
inspected regularly and are certified safe by the U.S. Department of Interior, Bureau of 
Reclamation. Finally, the San Benito County Office of Emergency Services (OES) includes 
potential dam inundation areas in their emergency response planning. It actively engages with 
the appropriate agencies in receiving and updating Emergency Action Plans associated with 
each dam. 
 

b. Project Site Setting. The project site is located in unincorporated San Benito County, 
approximately one-half mile south of the City of Hollister, approximately 275 feet to 1,060 feet 
from the east bank of the San Benito River. As described in Section 4.4, Biological Resources, 
riparian habitat occurs along this river corridor, and the river and its tributaries are of biological 
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importance. However, no drainages or wetlands subject to U.S. Army Corps of Engineers 
(USACE) jurisdiction under the Clean Water Act, or which fall under California Department of 
Fish and Wildlife (CDFW) or regional Water Quality Control Board (RWQCB) jurisdiction, 
occur within the project site (refer to Section 4.4, Biological Resources, for additional detail).  
 
The site topography gently slopes from north to southwest toward the San Benito River. 
Elevation ranges on the project site from approximately 330 feet to approximately 322 feet from 
north to south, respectively, and from approximately 312 feet to approximately 342 feet from 
west to east. The site currently drains toward the southwest. The San Benito River flows to the 
northwest and lies between approximately 275 feet and 1,060 feet from the site’s western 
boundary (see Figure 4.9-1). The project site currently consists of agricultural uses (hay 
production and walnut orchards) and one single-family residence and garage, located in the 
northeast corner of the site. The existing land uses at the site are a source of nutrients, sediment, 
and other chemicals that can be carried by storm and irrigation flows off the project site and 
into the San Benito River.  
 

Water Supply. Potable water would be provided to the proposed project by SSCWD as part 
of the District’s historic and continued retail water service to a portion of the Hollister Urban Area 
(HUA), a region incorporating the City and surrounding suburban and agricultural lands. Water 
supplies delivered in the HUA, including the project site, are derived from both local groundwater 
and imported surface water from the CVP. The HUA has historically relied on the San Benito 
County portion of the Gilroy-Hollister groundwater basin for its municipal water supply; 
however, since 2003, imported water has been developed for urban use from the CVP. Given the 
fluctuating reliability of CVP supplies, a conjunctive use strategy is in use for the HUA and the 
areas served by SSCWD where groundwater is more heavily used in dry years and recharges in 
years with more CVP use (Tully & Young, 2014). SBCWD conjunctively manages local 
groundwater supplies by making imported CVP water available for direct use by agricultural 
uses and by municipal and industrial uses in wet and normal years, which reduces 
groundwater pumping and allows replenishment of groundwater supplies – a method of in-lieu 
groundwater recharge. SBCWD has also actively recharged groundwater through managed 
releases of stored surface water and imported water in the past. In dry years, when imported 
water supplies are limited, demand on groundwater supplies increases, tapping the 
groundwater supplies that were stored during the wetter periods. 
 

Surface Water Resources. The project site lies within the approximately 1,300-square mile 
Pajaro River Watershed. The watershed includes portions of Santa Cruz, Santa Clara, San Benito, 
and Monterey counties. Tributaries to the Pajaro River, the largest of which is the San Benito River, 
serve as the major routes for surface flow and drainage throughout the watershed. Within the 
watershed, the most significant surface water quality pollutants are sediment and nutrients which 
are generated during agricultural activities near rivers and creeks that run through the watershed. 
These pollutants are eventually carried downstream and cause water quality degradation 
throughout the watershed drainage area (Pajaro River Watershed Flood Prevention Authority, 
2014). There are no surface water resources present on the project site; however, the San Benito 
River flows to the northwest and lies adjacent to the project site along its western boundary.  
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Groundwater Resources. As discussed more fully above, groundwater is managed by the 
San Benito County Water District, which is charged with maintaining groundwater elevations 
through management of pumping and recharge activities. As discussed above, the HUA overlies 
three hydraulically connected subbasins of the eight included in the County Water District. The 
project site is located within the Hollister West subbasin of the Gilroy-Hollister groundwater basin. 
SBCWD has successfully managed groundwater elevations in the district including using 
percolation of CVP water to recharge elevations to pre-drought and pre-development levels. 
Current groundwater levels are reduced due to the dry conditions, reduced CVP allocations, 
and increased groundwater use of 2013 but reductions in groundwater storage are minor and 
levels are still near storage capacity. However, water levels continue to remain generally near 
their historical highs in most parts of the basin. Based on these water levels and the stable 
management of the basin, overdraft is unlikely to occur in the near future (Tully & Young, 
2014). Water supply is addressed in detail in Section 4.14, Utilities and Service Systems.  
 
All of the subbasins within the Gilroy-Hollister groundwater basin have existing assimilative 
capacity for TDS and nitrate. Assimilative capacity is a water body’s ability to receive waste 
materials without harmful effects. TDS and nitrate levels are generally well below the respective 
water quality objectives (WQOs) and other pertinent criteria. While TDS trends are somewhat 
mixed, data from the Pajaro River Watershed Flood Prevention Authority indicate more 
decreasing trends than increasing trends, mainly due to large outflows (Pajaro River Watershed 
Flood Prevention Authority, 2014). 
 

Flooding. FEMA establishes base flood heights for the 100-year flood zone (not 
including flooding in the unlikely event of a dam failure). The 100-year flood zone is defined as 
the area that could be inundated by the flood which has a one percent probability of occurring 
in any given year. The majority of the project site is outside the effective 100-year FEMA 
floodplain. The western edge of the site (approximately 2.1 acres) is in a FEMA-designated AE 
Zone (100-year, as described) and a very small area on the western side of the site (approximately 
0.1 acre in size) is in the Regulatory Floodway (see Figure 4.9-2). Regulatory floodways include the 
channels of a stream plus any adjacent floodplain areas that must be kept free of encroachment so 
that the 1 percent annual chance flood can be carried without substantial increases in flood heights.  
 

c. Regulatory Setting.  
 

Federal. At the Federal level the County falls under the jurisdiction of the U.S. 
Environmental Protection Agency (U.S. EPA) Region 9. U.S. EPA is primarily responsible for 
implementing Federal water quality laws and the U.S. Army Corps of Engineers (USACE) is 
responsible for implementing one portion of the water quality law, as described below.  
 

Clean Water Act (CWA). The CWA is the primary Federal law that protects the quality of 
the nation’s surface waters, including lakes, rivers, aquifers, and coastal areas. Although the 
CWA applies to groundwater, implementation is focused on the protection of surface water. 
The CWA is a 1977 amendment to the Federal Water Pollution Control Act of 1972 (United 
States Code, Title 33, section 1251 et seq.), which established the basic structure for regulating 
pollutant discharges to navigable waters of the United States. Under the CWA, U.S. EPA sets 
national standards and effluent limitations, but delegates significant responsibilities to the  
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California SWRCB and its regional boards. The CWA is based on the concept that all discharges 
into the nation’s waters are unlawful unless specifically authorized by permit. The CWA 
includes a permit system that provides two general types of pollution control limits: (1) Effluent 
limits that are technology-based and limit the quantity of pollutants discharged from a point 
source such as a pipe, ditch, or tunnel into a navigable water body; and (2) Ambient water 
quality standards that limit the concentration of pollutants in navigable waters based on the 
beneficial uses to which particular waters are put.  
 

 Section 401 of the CWA requires water quality certification for any activity, including 
the construction or operation of a facility, which may result in any discharge into 
navigable waters (Title 33 CFR §1341). Within California, Section 401 is implemented by 
SWRCB and the RWQCBs. 

 

 Section 404 of the CWA requires a permit for the discharge of dredged fill material into 
navigable waters at specified disposal sites (Title 33 CFR §1344). Responsibility for 
administering and enforcing Section 404 is shared by the USACE and U.S. EPA. 
 

 In 1987, amendments to the CWA added Section 402(p), which establishes a framework 
for regulating non-point source stormwater discharges under the National Pollutant 
Discharge Elimination System (NPDES). The NPDES stormwater program is further 
described below under the “State Regulations” subsection. 

 
Federal Emergency Management Agency. FEMA is a former independent agency that 

became part of the Department of Homeland Security in March 2003 and is tasked with 
responding to, planning for, recovering from, and mitigating against disasters. Formed in 1979, 
FEMA is responsible for determining flood elevations and floodplain boundaries based on 
USACE studies and approved agencies studies and for coordinating the federal response to 
floods, earthquakes, hurricanes, and other natural or man-made disasters. FEMA also provides 
disaster assistance to states, communities and individuals. FEMA distributes the Flood 
Insurance Rate Maps (FIRMS), which identify the locations of special flood hazard areas 
(SFHAs), including the 100-year flood zone. Executive Order 11988 (Flood Plain Management) 
links the need to protect lives and property with the need to restore and preserve natural and 
beneficial flood plain values. Specifically, federal agencies are directed to avoid conducting, 
allowing, or supporting actions on the base floodplain unless the agency finds that the base 
floodplain is the only practicable alternative location. Similarly, Department of Transportation 
(DOT) Order 5650.2, which implements Executive Order 11988 and was issued pursuant to the 
National Environmental Policy Act of 1969, the National Flood Insurance Act of 1968, and the 
Flood Disaster Protection Act of 1973, prescribes policies and procedures for ensuring that 
proper consideration is given to avoidance and mitigation of adverse floodplain impacts in 
agency actions, planning programs, and budget requests. 
 
 State. U.S. EPA has delegated direct authority for implementation and oversight of 
Federal water quality laws within California to the State Water Resources Control Board 
(SWRCB) and the nine regional water quality control boards (RWQCB). At the State level San 
Benito County falls under the jurisdiction of the Central Coast Regional Water Quality Control 
Board (RWQCB). 
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Water Board. The California SWRCB and the nine RWQCBs have the responsibility in 
California to protect and enhance water quality, both through their designation as the lead 
agencies in implementing the Section 319 non-point source program of the federal CWA, and 
through the state’s primary water pollution control legislation, the Porter-Cologne Water 
Quality Control Act (Water Code, § 13000 et seq.). The SWRCB establishes statewide policies 
and regulations for the implementation of water quality control programs mandated by federal 
and state water quality statutes and regulations. The RWQCBs develop and implement Water 
Quality Control Plans (Basin Plans) that consider regional beneficial uses, water quality 
characteristics, and water quality problems. All projects resulting in discharges, whether to land 
or water, are subject to Section 13263 of the California Water Code and are required to obtain 
approval of Waste Discharge Requirements (WDRs) by the RWQCBs. Land and groundwater-
related WDRs (i.e., non-NPDES WDRs) regulate discharges of privately or publicly treated 
domestic wastewater and process and wash-down wastewater. WDRs for discharges to surface 
waters also serve as NPDES permits, which are further described below. 
 
The Central Coast (Region 3) office of the RWQCB guides and regulates water quality in 
streams and aquifers throughout the central coast of California and the Monterey Bay region, 
including San Benito County, through designation of beneficial uses, establishment of water 
quality objectives, and administration of the NPDES permit program for stormwater and 
construction site runoff. The Central Coast RWQCB is also responsible for providing permits 
and water quality certifications in the above-referenced areas (Section 401) pursuant to the 
CWA. 
 
All dischargers of waste to waters of the State are subject to regulation under the Porter-
Cologne Act and the requirement for WDRs is incorporated into the California Water Code. 
This includes both point and non-point source dischargers. All current and proposed non-point 
source discharges to land must be regulated under WDRs, waivers of WDRs, a basin plan 
prohibition, or some combination of these administrative tools. Dischargers of waste directly to 
state waters would be subject to an individual or general NPDES permit, which also serve as 
WDRs. The RWQCBs may issue individual WDRs to cover individual discharges or general 
WDRs to cover a category of discharges. WDRs may include effluent limitations or other 
requirements that are designed to implement applicable water quality control plans, including 
designated beneficial uses and the water quality objectives established to protect those uses and 
prevent the creation of nuisance conditions. Violations of WDRs may be addressed by issuing 
Cleanup and Abatement Orders or Cease and Desist Orders, assessing administrative civil 
liability, or seeking imposition of judicial civil liability or judicial injunctive relief. 
 
Construction activity on projects that disturb one or more acres of soil, or less than one acre but 
are part of a larger common plan of development that in total disturbs one or more acres, must 
obtain coverage under the General Permit for Discharges of Storm Water Associated with 
Construction Activity (Construction General Permit, 99-08-DWQ). Construction activity subject 
to this permit includes clearing, grading, and disturbances to the ground such as stockpiling or 
excavation, but does not include regular maintenance activities performed to restore the 
original line, grade, or capacity of a facility. The Construction General Permit requires the 
development and implementation of a Storm Water Pollution Prevention Program (SWPPP). 
The SWPPP should identify stormwater collection and discharge points, drainage patterns 
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across the project site, and best management practices (BMPs) that the discharger will use to 
protect stormwater runoff and the placement of those BMPs. 
 
As mandated by Section 303(d) of the federal CWA, the SWRCB maintains and updates a list of 
“impaired water bodies” (i.e., water bodies that do not meet State and Federal water quality 
standards). This list is known as the Section 303(d) list of impaired waters. The State is then 
required to prioritize waters/watersheds for development of Total Maximum Daily Load 
(TMDL) regulations. This information is compiled in a list and submitted to the U.S. EPA for 
review and approval. The SWRCB and RWQCBs monitor and assess water quality on an 
ongoing basis. Of relevance to this analysis, according to the 2010 Integrated Report [CWA 
Section 303(d) List/305(b) Report], the water quality of sections of the San Benito River are 
impaired by pollutants potentially including boron, electrical conductivity, E.coli, fecal 
coliform, sedimentation/siltation, unknown toxicity, and pH (SWRCB, 2010). 
 
The Central Coast RWQCB adopted Resolution No. R3-2013-0032 on July 12, 2013 setting forth 
post-construction stormwater management requirements for development projects in the 
central coast region. These requirements include specific performance requirements with the 
objective to ensure reduction of pollutant discharges to the maximum extent practical and 
prevent stormwater discharges from causing or contributing to a violation of receiving water 
quality standards. 
  
 Local.  
 
 San Benito County. The portion of the Gilroy-Hollister groundwater basin within the 
County is managed by SBCWD. The District Act, passed by the State Legislature in 1953, 
established SBCWD and provided formal responsibility for the management of surface and 
groundwater resources and flood control in the County. SBCWD is active in regional water 
management planning, including the Pajaro Watershed Integrated Regional Water Management 
Plan with Santa Clara Valley Water District and Pajaro Valley Water Management Agency. It 
also collaborated with the City of Hollister and Sunnyslope County Water District to prepare 
the Hollister Area Urban Water Management Plan (2011). SBCWD also has active programs, 
often in cooperation with other agencies, to conduct various investigations and promote water 
conservation, irrigation efficiency, salt management, and water recycling. SBCWD is the 
designated Enforcing Agency for the inspection and enforcement of water related ordinances, 
as defined in County Code Section 15.05. SBCWD produces annual groundwater reports 
summarizing their activities. 
 

2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Land 
Use Element, Circulation Element, Natural and Cultural Resources Element, Public Facilities 
and Services Element, and Health and Safety Element provide the following goals, policies and 
objectives pertaining to hydrology and water quality that are applicable to this project: 

 
Land Use Element: 
 
LU-1.8 Site Plan Environmental Content Requirements. The County shall require all 

submitted site plans, tentative maps, and parcel maps to depict all environmentally 
sensitive and hazardous areas, including: 100-year floodplains, fault zones, 30 
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percent or greater slopes, severe erosion hazards, fire hazards, wetlands, and riparian 
habitats. 

 
LU-1.10 Development Site Suitability. The County shall encourage specific development sites 

to avoid natural and manmade hazards, including, but not limited to, active seismic 
faults, landslides, slopes greater than 30 percent, and floodplains. Development sites 
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, and provide 
setbacks from creeks). The County shall require adequate mitigation for any 
development located on environmentally sensitive lands (e.g., wetlands, erodible soil, 
archaeological resources, important plant and animal communities). 

 
LU-4.2 Urban Residential Development. The County shall ensure new 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. 

 
LU-4.3 Residential Density Reductions. The County shall consider reducing the base density 

of a proposed residential development project if a combination of environmental 
hazards (e.g., fire, seismic, flooding, greater than 30 percent slope) and/or natural 
resources (e.g., sensitive habitat, wetlands) existing on the site, after consideration of 
the mitigations to be implemented to address those hazards, make higher densities 
less appropriate. 

 
LU-4.5 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. 

 
Circulation Element: 
 
C-1.19 Avoid Hazardous Areas. The County shall ensure that road development is 

minimized in hazardous areas (e.g. faults, flood plains, landslide areas, fire hazard 
areas) and that, if a hazard is present within a planned road alignment, the planned 
alignment is modified to the extent feasible to avoid the hazard. 

Public Facilities and Services Element: 
 
Goal PFS-1 To provide residents and businesses quality, cost-effective, and sustainable public 

facilities and services. 
 
PFS-1.9 Development Review. The County shall evaluate facility capacity, levels of service, 

and/or funding needs during the development review process to ensure adequate 
levels of service and facilities are provided and maintained. 

 
PFS-1.10 Maximize Use of Existing Facilities. The County shall require new development 

projects to be designed and sited to use existing facilities and services to the extent 



Sunnyside Estates Project EIR 
Section 4.9 Hydrology and Water Quality 

 
 

  County of San Benito 

4.9-13 

practical and to the extent that such a design and site choice would be consistent with 
good design principles. 

 
PFS-1.11 Pay Fair Share. The County shall require new development to pay in fair share of 

public facility and service costs. 
 
PFS-1.12 New Development Requirements. The County shall require new development, in 

compliance with local, State, and Federal law, to mitigate project impacts associated 
with public facilities and services, including, but not limited to, fire, law 
enforcement, water, wastewater, schools, infrastructure, roads, and pedestrian and 
bicycle facilities through the use of annexation fees, connection fees, facility 
construction/expansion requirements, or other appropriate methods. 

 
Goal PFS-3 To ensure reliable supplies of water for unincorporated areas to meet the needs of 

existing and future agriculture and development, while promoting water 
conservation and the use of sustainable water supply sources. 

 
Goal PFS-4 To maintain an adequate level of service in the water systems serving unincorporated 

areas to meet the needs of existing and future agriculture and development, while 
improving water system efficiency. 

PFS-4.1 Adequate Water Treatment and Delivery Facilities. The County shall ensure, 
through the development review process, that adequate water supply, treatment and 
delivery facilities are sufficient to serve new development, and are able to be expanded 
to meet capacity when needed. Such needs shall include capacities necessary to 
comply with water quality and public safety requirements. 

 
PFS-4.2 Water Facility Infrastructure Fees. As a condition of approval for discretionary 

developments, the County shall not issue approval for a final map until verification of 
adequate water and wastewater service has been provided, which may include 
verification of payment of fees imposed for water and wastewater infrastructure 
capacity per the fee payment schedule from the water and wastewater provider. 

 
Goal PFS-5 To ensure wastewater treatment facilities and septic systems are available and 

adequate to collect, treat, store, and safely dispose of wastewater. 
 
PFS-5.1 Water and Sewer Expansion. The County shall encourage public wastewater system 

operators to maintain and expand their systems to meet the development needs of the 
county. 

 
PFS-5.3  Adequate Water Treatment and Disposal. The County shall ensure through the 

development review process that wastewater collection, treatment, and disposal 
facilities are sufficient to serve existing and new development, and are able to be 
expanded to meet capacity demands when needed. 

 
PFS-5.4  Developer Requirements. The County shall require that new development meet all 

County requirements for adequate wastewater collection, treatment, and disposal 
prior to project approval. 
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Goal PFS-6 To manage stormwater from existing and future development using methods that 
reduce potential flooding, maintain natural water quality, enhance percolation for 
groundwater recharge, and provide opportunities for reuse. 

 
PFS-6.1 Adequate Stormwater Facilities. The County shall require that stormwater drainage 

facilities are properly designed, sited, constructed, and maintained to efficiently 
capture and dispose of runoff and minimize impacts to water quality. 

 
PFS-6.2  Best Management Practices. The County shall require best management practices in 

the development, upgrading, and maintenance of stormwater facilities and services to 
reduce pollutants from entering natural water bodies while allowing stormwater 
reuse and groundwater recharge. 

 
PFS-6.3  Natural Drainage Systems. The County shall encourage the use of natural 

stormwater drainage systems (e.g., swales, streams) to preserve and enhance the 
environment and facilitate groundwater recharge. 

 
PFS-6.4  Development Requirements. The County shall require project designs that minimize 

stormwater drainage concentration and impervious surfaces, complement 
groundwater recharge, avoid floodplain areas, and use natural watercourses in ways 
that maintain natural watershed functions and provide wildlife habitat. 

 
PFS-6.5  Stormwater Detention Facilities. Where necessary, the County shall require on-site 

detention/retention facilities and/or velocity reducers to maintain pre-development 
runoff flows and velocities in natural drainage systems. 

 
PFS-6.6  Stormwater Detention Basin Design. The County shall require stormwater detention 

basins to be designed to ensure public safety, be visually unobtrusive, provide 
temporary or permanent wildlife habitat, and where feasible, provide recreation 
opportunities.  

 
PFS-6.7 Runoff Water Quality. The County shall require all drainage systems in new 

development and redevelopment to comply with applicable State and Federal non-
point source pollutant discharge requirements. 

 
PFS-6.8 Reduce Erosion and Sedimentation. The County shall ensure that drainage systems 

are designed and maintained to minimize soil erosion and sedimentation and 
maintain natural watershed functions. 

 
Natural and Cultural Resources Element: 
 
NCR-4.2 Water Quality Tests. The County shall require new development to prepare water 

quality tests prior to project approval, demonstrating whether proposed domestic 
water supply will meet State primary and secondary drinking water standards. 

 
NCR-4.5 Groundwater Recharge. The County shall encourage new development to preserve, 

where feasible, areas that provide important groundwater recharge and stormwater 
management benefits such as undeveloped open spaces, natural habitat, riparian 
corridors, wetlands, and natural drainage areas. 
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NCR-4.7 Best Management Practices. The County shall encourage new development to avoid 

significant water quality impacts and protect the quality of water resources and 
natural drainage systems through site design, source controls, runoff reduction 
measures, and best management practices (BMPs). 

 
NCR-4.16 Develop in Existing Areas. The County shall encourage development to occur in or 

near existing developed areas in order to reduce the use of individual septic systems 
in favor of domestic wastewater treatment in an effort to protect groundwater 
quality. 

 
Health and Safety Element: 
 
HS-1.7 Multi-Hazard Mitigation Plan. The County shall develop, maintain, and implement 

a Multi-Hazard Mitigation Plan to address disasters such as earthquakes, flooding, 
dam or levee failure, hazardous material spills, epidemics, fires, extreme weather, 
major transportation accidents, and terrorism. 

 
HS-1.14 Development Restrictions in High Risk Areas. The County shall discourage 

development in areas that may be more severely impacted by climate change, 
including areas at high risk of wildfire or flooding, unless proper design mitigation is 
included in the project. 

 
Goal HS-2 To minimize the loss of life, injury, or damage to property as a result of floods in the 

county. 
 
HS-2.1 Minimum Flood Protection. The County shall require a minimum 100-year flood 

protection for all new development in accordance with local, State, and Federal 
requirements to avoid or minimize the risk of flood damage. 

 
HS-2.2 Development in Dam Inundation Areas. The County shall encourage, to the extent 

feasible, new development located in dam inundation areas to consider and mitigate 
the risks from dam failure. 

 
HS-2.3 Floodwater Diversion. The County shall require new flood control projects or 

developments within areas subject to 100- year floods to be constructed in a manner 
that will not cause floodwaters to be diverted onto adjacent property or increase flood 
hazards to property downstream. 

 
HS-2.9 Reduce Erosion and Sedimentation. The County shall ensure that flood control 

facilities are designed and maintained to minimize soil erosion and sedimentation 
and maintain natural watershed functions. 

 
San Benito County Code. Chapter 19.17 of the San Benito County Code (Grading, 

Drainage and Erosion Control) sets forth rules and regulations to control excavation, grading, 
drainage, and erosion, establishes the administrative procedure for issuance of permits, and 
provides for approval of plans and inspection of grading construction, drainage measures, and 
erosion control methods. Pursuant to Section 19.17.011(c), in granting a grading permit, the 
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county may attach such conditions as necessary to prevent creation of a public nuisance or 
hazard to public or private property. The conditions may include, but are not limited to: 

 

 The use of check dams, cribbing, rip rap or other devices to prevent erosion; 

 Application of mulching, fertilizing, watering or other methods to establish new vegetation; 

 Restricting the locations of where earth or organic material may be deposited; 

 Requiring the preparation of erosion control plans indicating proposed methods for the control of 
runoff, erosion and sediment control; 

 Requiring the preparation of revegetation plans detailing the revegetation of all exposed surfaces 
during development; and 

 Requiring the preparation of drainage plans that include on-site retention of water to pre-
development levels. 

 
Increases in peak stormwater flows are addressed in the San Benito County Code of Ordinances 
Chapter 23.31, Article III (Storm Drainage Design Standards). These standards focus on the 100-
year design storm standard for the sizing of detention basins used to provide peak flow 
attenuation. San Benito County requires all subdivisions to release the 100-year post-
development runoff at the 10 year pre-development rate. Chapter 19.15 includes regulations for 
flood damage prevention such as construction and utilities standards, as well as requirements 
for new development that could encroach upon the floodway.  
 

City of Hollister Urban Area Water and Wastewater Master Plan. The Hollister Urban Area 
Water and Wastewater Master Plan (November 2008) provides a comprehensive plan and 
implementation program to meet the existing and future water resources needs of the Hollister 
Urban Area through 2023. The Master Plan was initiated through a Memorandum of 
Understanding (MOU) developed by the City of Hollister, San Benito County, and SBCWD. The 
MOU described the principles, objectives, and assumptions that formed the basis of the Master 
Plan, focusing on the following goals: 
 

 Improve municipal, industrial, and recycled water quality 

 Increase the reliability of the water supply 

 Coordinate infrastructure improvements for water and wastewater systems 

 Implement goals of the Groundwater Management Plan 

 Integrate recommendations of the Long-term Wastewater Management Plans (LTWMP) with the 
Master Plan 

 Support economic growth and development consistent with the City of Hollister and San Benito 
County General Plans and Policies 

 Consider regional issues and solutions 
 
As described in the MOU, the Master Plan provides a comprehensive plan including: (1) 
capacity and estimated cost of physical facilities, and (2) an implementation program including 
institutional agreements, engineering, CEQA compliance, permitting, financing, coordination 
with ongoing projects and programs, stakeholder outreach, and scheduling. 
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4.9.2  Impact Analysis 
 

a. Methodology and Significance Thresholds. Assessment of hydrologic impacts is 
based on, among other information, a review of site topography, Site Floodplain Review (Schaff 
and Wheeler, 2011, included in Appendix G), Hydrologic Technical Memorandum (Kelley 
Engineering and Surveying, 2014, included in Appendix H), Water Supply Evaluation (Tully & 
Young, included in Appendix L), the Hollister Urban Area Water Management Plan (Todd 
Engineers, 2011), 2035 General Plan Update. Flooding risk was determined using a combination 
of a Federal Insurance Rate Maps for the area, information posted on the FEMA web site, and 
information from the U.S. Bureau of Reclamation.  
 
According to Appendix G of the State CEQA Guidelines, hydrology and water quality impacts 
related to the proposed project would be considered significant if the project would: 
 

1) Violate any water quality standards or waste discharge requirements; 
2) Substantially deplete groundwater supplies or interfere substantially with 

groundwater recharge such that there would be a net deficit in aquifer volume or 
a lowering of the local groundwater table level (e.g., the production rate of pre-
existing nearby wells would drop to a level which would not support existing 
land uses or planned uses for which permits have been granted); 

3) Substantially alter the existing drainage pattern of the site or area, including 
through the alteration of the course of a stream or river, in a manner which 
would result in substantial erosion or siltation on- or off-site; 

4) Substantially alter the existing drainage pattern of the site or area, including 
through the alteration of the course of a stream or river, or substantially increase 
the rate or amount of surface runoff in a manner which would result in flooding 
on- or off-site; 

5) Create or contribute runoff water which would exceed the capacity of existing or 
planned stormwater drainage systems or provide substantial additional sources 
of polluted runoff; 

6) Otherwise substantially degrade water quality; 
7) Place housing within a 100-year flood hazard area as mapped on a federal Flood 

Hazard Boundary or Flood Insurance Rate Map or other flood hazard delineation 
map; 

8) Place within a 100-year flood hazard area structures which would impede or 
redirect flood flows; 

9) Expose people or structures to a significant risk of loss, injury or death involving 
flooding, including flooding as a result of the failure of a levee or dam;  

10) Be subject to inundation by seiche, tsunami, or mudflow; and/or 
11) Require or result in the construction of new storm water drainage facilities or 

expansion of existing facilities, the construction of which could cause significant 
environmental effects.  

 
It should be noted that the project site would not be subject to flooding as a result of the failure 
of a levee or dam because the project site is not located downstream of a dam and the project 
site has not been designated to be in a dam inundation area. In addition, the project site would 
not be subject to inundation by seiche, tsunami, or mudflow because the project site is not 
located near the coast or other large water body where these hazards could occur. Therefore, 
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these impacts (threshold numbers 9 and 10) are not discussed further in this section, and they 
are addressed in Section 4.15, Effects Found Not to Be Significant. 
 

b. Project Impacts and Mitigation Measures. 
 

Impact H-1  During project construction, the soil surface on the project site 
would be subject to erosion and the adjacent San Benito River 
and downstream watershed would be subject to pollution from 
sediments and contaminants typical of urban areas. This is a less 
than significant impact. [Threshold numbers 1 and 5] 

 
Temporary soil disturbance would occur during construction of the proposed project as a result 
of earth-moving activities, such as excavation and trenching for foundations and utilities, soil 
compaction and moving, cut and fill activities, and grading. If not managed properly, disturbed 
soils would be susceptible to high rates of erosion from wind and rain, resulting in sediment 
transport via stormwater runoff from the project site. The types of pollutants contained in 
runoff from construction sites would be typical of urban areas, and may include sediments and 
contaminants such as oils, fuels, paints, and solvents. Additionally, other pollutants, such as 
nutrients, trace metals, and hydrocarbons, can attach to sediment and be transported to 
downstream drainages and ultimately into collecting waterways, contributing to degradation of 
water quality. 
 
As discussed in Section 4.9.1(c) (Regulatory Setting), construction activity on project sites that 
disturb one or more acres of soil (such as the proposed project) are required to comply with the 
NPDES program through preparation of a SWPPP, which outlines BMPs that would address 
post‐construction runoff. BMPs that are typically specified within the SWPPP may include, but 
would not be limited to, the following: 
 

 The use of sandbags, straw bales, and temporary de‐silting basins during project grading and 
construction during the rainy season to prevent discharge of sediment‐laden runoff into storm 
water facilities. 

 Revegetation as soon as practicable after completion of grading to reduce sediment transport 
during storms. 

 Installation of straw bales, wattles, or silt fencing at the base of bare slopes before the onset of the 
rainy season (October 15th through April 15th). 

 Installation of straw bales, wattles, or silt fencing at the project perimeter and in front of storm 
drains before the onset of the rainy season (October 15th through April 15th). 

 
In addition, Chapter 19.17 of the San Benito County Code regulates grading, drainage and 
erosion and contains requirements regarding discharge and construction site stormwater runoff 
control. Compliance with existing regulations would limit erosion, which would reduce 
temporary impacts to surface water quality. As such, with implementation of all applicable laws 
and regulations, the proposed project would not violate water quality standards or contribute 
additional sources of polluted runoff. Construction impacts to water quality would be less than 
significant.  
 

Mitigation Measures. No mitigation measures are required.  
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Impact H-2  Development and operation of the proposed project would 
increase the demand on groundwater supplies and create 
additional impervious surfaces, which could interfere with 
groundwater recharge. However, the Sunnyslope County Water 
District has determined that groundwater supplies are sufficient 
to serve the project and such service would not result in 
significant groundwater depletion. Thus, impacts would be less 
than significant. [Threshold number 2] 

 
New development on the project site would increase the demand for water. Water service to the 
project site would be provided by SSCWD, which derives its supply from both groundwater 
and imported CVP water. While the amount of CVP water varies from year to year, 
groundwater is the primary source of water to SSCWD, and would therefore be the primary 
source to the proposed project.1 . As described in Section 4.14, Utilities and Service Systems, 
sufficient water is anticipated to be available to serve the project under all hydrologic 
conditions, including single and multiple dry years. Therefore, sufficient water supplies would 
be available to serve the project, and no new or expanded water supply entitlements would be 
needed.  
 
Development of the proposed project could potentially interfere with groundwater recharge by 
increasing the area covered by impervious surfaces. The site is approximately 44.4 acres and is 
currently comprised of agricultural uses (hay production and walnut orchards) and one single-
family residence and garage, located in the northeast corner of the site. The existing single-
family residence and garage represents the only existing impervious surfaces on the site; this 
area is approximately 0.1 acre (refer to Section 2.0, Project Description). Thus, approximately 44.3 
acres (or 99.8 percent of the site) is currently pervious. The proposed project would develop the 
site with 200 single-family residential units, as well as the necessary infrastructure to support 
these units (including, among other improvements, internal roadways). While each residence 
would retain some area in pervious surfaces (i.e., landscaping), much of the residential area 
would be developed with impervious surfaces, such as rooftops, hardscaping, and roadways. 
The proposed project would provide approximately 5.3 acres of parks and open space, of which 
approximately 0.4 acre would be a detention/retention basin and approximately 2.0 acres 
would be within the 100-year flood plain. The remaining 2.9 acres would be developed with an 
active park.  
 
As the final design of each lot and the active parkland is not currently available as of the writing 
of this EIR, precise calculations for the addition of impervious surfaces to the site is not possible. 
However, for the purposes of this analysis, it is conservatively assumed that the entire 
residential area (approximately 39.1 acres) and the active park (approximately 2.9 acres) would 
be impervious. This estimated increase in impervious surfaces from 0.01 acre to up to 42 acres 
would be a substantial increase in impervious surfaces on the site.  
 
However, the proposed project would involve on-site drainage infrastructure including 
construction of an on-site retention/detention basin. The retention/detention basin would be 
designed to store and attenuate runoff from impervious surfaces (including, among others, 

                                                      
1
 Between 2006 and 2010, groundwater accounted for approximately 77 percent of the total water supplied by the City of Hollister 

and SSCWD (HUA 2010 UWMP, June 2011). For additional detail regarding the County’s existing groundwater supply, refer to 
Section 4.14, Utilities and Service Systems. 
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rooftops) and would be sized in accordance with applicable standards and requirements to 
store the 100- year event with no outflow. Soils underlying the proposed retention/detention 
basin are composed of sandy alluvial and metz sandy loam soils. Both soil types are hydrologic 
soils and are estimated to have infiltration rates ranging from two to 20 inches per hour (Kelley 
Engineering & Surveying, 2014). Stormwater would be collected in the retention/detention 
basin and may infiltrate into the groundwater.  
 
Because the proposed project would not significantly deplete groundwater, and because 
stormwater runoff from the site would be captured in an on-site retention/detention basin, 
which would allow for some groundwater recharge, the proposed project would not 
substantially deplete groundwater supplies or interfere substantially with groundwater 
recharge such that there would be a net deficit in aquifer volume or lowering of the local 
groundwater table level. Impacts would be less than significant.  
 

Mitigation Measures. No mitigation measures are required. 
 
Impact H-3 The proposed project would alter the existing drainage pattern 

of the site, resulting in an increase of stormwater runoff from 
the project area. However, the proposed drainage features of the 
project would ensure that impacts would be less than 
significant. [Threshold numbers 3, 4, and 11] 

 
Development associated with the proposed project would result in alterations to site drainage, 
such as changes in ground surface permeability from paving and changes in topography from 
grading and excavation. The proposed project would increase the area covered by impervious 
surfaces, resulting in potential increases in surface runoff. Increased runoff could impact water 
quality down-gradient of the project site by increasing erosion or sedimentation and the 
quantity of flood water. Increased runoff could also impact stormwater drainage facilities such 
that new or expanded facilities would be required. 
 
The proposed project would involve on-site drainage infrastructure including construction of an 
on-site retention/detention basin to manage stormwater, which would ensure that the capacity 
of existing stormwater drainage systems would not be significantly impacted by the project. 
Specifically, the project would include a system of stormwater conduits designed to convey the 
runoff from the various sub-catchments to the retention/detention basin. The proposed 
retention/detention basin would be constructed on the western side of the project site near the 
proposed on-site Street 5 and the proposed extension of Hospital Road. It would be designed to 
store and attenuate runoff from impervious surfaces and rooftops. Although the final design 
may be refined in terms of slope and rise, based on preliminary design and hydrologic 
modeling, it is anticipated that the basin bottom elevation would be approximately 307 feet 
deep, and the side slopes would have a 2:1 slope ratio, which is consistent with applicable 
performance standards and requirements. The retention/detention basin would not have an 
outlet, as currently proposed.  
 
San Benito County requires all subdivisions to release the 100-year post-development runoff at 
the 10 year pre-development rate. According to the Hydrologic Technical Memorandum (Kelley 
Engineering & Surveying, 2014) the retention/detention basin would be sized to store the 100-
year event with no outflow, thus exceeding this requirement (by not releasing the 10 year pre-
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development rate). This is a conservative approach as both soil types (Sandy Alluvial soil and 
Metz Sandy Loam soil) mapped under the proposed basin are hydrologic soils with estimated 
infiltration rates ranging from two inches per hour to 20 inches per hour, which means that soil 
infiltration rates are relatively fast. The Hydrologic Technical Memorandum notes that the 
actual size of the retention/detention basin may be refined in the ultimate design process 
following determination of an actual infiltration rate by the project Geotechnical Engineer to 
ensure that all applicable standards and requirements are satisfied. If soil infiltration rates are 
slower than anticipated, the retention/detention basin would be sized to release the 10-year 
pre-development rate into an existing storm drain located at the northern boundary of the 
project site. This design modification would still comply with County requirements, as 
described above. Thus, in either scenario (complete capture or release of the 10-year pre-
development flow), the proposed project would not result in substantial flooding on- or off-site 
and would not provide substantial additional sources of polluted runoff.  
 
In addition, the Central Coast RWQCB adopted Resolution No. R3-2013-0032 on July 12, 2013 
setting forth post-construction stormwater management requirements for development projects 
in the central coast region. These requirements include specific performance requirements with 
the objective to ensure reduction of pollutant discharges to the maximum extent practical and 
prevent stormwater discharges from causing or contributing to a violation of receiving water 
quality standards. With the construction of the 100-year event retention/detention basin, the 
proposed project would meet and exceed Central Coast RWQCB’s post-construction 
requirements, which require capturing and infiltrating the 85th and 95th percentile 24-hour storm 
events. As such, the proposed project would not result in substantial erosion or siltation on- or 
off-site and would not create or contribute runoff water that would exceed the capacity of 
existing or planned stormwater systems. Further, the project would not require or result in the 
construction of new stormwater drainage facilities or expansion of existing facilities, as 
discussed more fully in Section 4.14, Utilities and Service Systems. Impacts would be less than 
significant. 
 
 Mitigation Measures. No mitigation measures are required. 

 
Impact H-4 During operation, the proposed project has the potential to 

result in stormwater transport of pollutants and sediment into 
the San Benito River. Impacts would be less than significant. 
[Threshold number 6] 

 
The proposed project would result in the conversion of on-site farmland, hay production, and 
walnut orchards to single-family residential development and related improvements and 
infrastructure. Development of the project site with residential uses would be expected to 
increase the quantities of pollutants with runoff from streets, lawns, and gardens and similar 
activities. Other activities that may increase pollutants due to site development and use include 
motor vehicle operations in the area, pesticide/herbicide/fertilizer uses, littering, and pavement 
disintegration. Receiving waters would assimilate a limited quantity of each constituent, but 
beyond certain thresholds the measured amount of the constituent is considered a pollutant. 
Major non-point source pollutants include sediment, nutrients, trace metals, oxygen-demanding 
substances, bacteria, oil and grease. The most abundant heavy metals in urban stormwater are 
lead, zinc, and copper, which together account for 90 percent of the dissolved heavy metals. 
Heavy metals are generally vehicle related and influenced by traffic volumes. 
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Stormwater quality is affected by several factors, including the length of time that has elapsed 
since the previous precipitation, the volume of precipitation, the types and amounts of urban 
land uses in the area, and the quantity of transported sediment. The first flush of the storm 
occurring after the dry-season period generally contains the highest quantities of urban 
pollutant loads.  
 
As noted above, the Central Coast RWQCB adopted Resolution No. R3-2013-0032 on July 12, 
2013, setting forth post-construction stormwater management requirements for development 
projects in the central coast region. These requirements include specific performance 
requirements with the objective of ensuring reduction of pollutant discharges to the maximum 
extent practical and preventing stormwater discharges from causing or contributing to a 
violation of receiving water quality standards. The proposed project would involve on-site 
drainage infrastructure including construction of an on-site retention/detention basin to 
manage stormwater. This basin, while designed to manage stormwater, would also serve water 
quality purposes: the retention/detention basin would be sized in accordance with applicable 
requirements and standards to store the 100-year event with no outflow and would filter runoff, 
thereby limiting pollutant infiltration into the adjacent San Benito River. According to the 
Hydrologic Technical Memorandum, with the construction of the 100 year event 
retention/detention basin, the proposed project would meet or exceed Central Coast RWQCB’s 
post-construction requirements (Kelley Engineering & Surveying, 2014). As such, operational 
impacts to water quality would be less than significant. Refer to Impact H-1 for a discussion of 
construction-phase water quality impacts.  
 
 Mitigation Measures. No mitigation measures are required.  

 
Impact H-5 Development of the proposed project would not place housing, 

structures, or people within a 100-year flood zone. Impacts 
would be less than significant. [Threshold numbers 7 and 8]  

 
The project site is adjacent to the San Benito River downstream of Hospital Road. The majority 
of the project site is outside the effective 100-year FEMA floodplain. Approximately 2.1 acres 
along the western edge of the project site is in an AE Zone (100-year) and a very small area (0.1 
acre) is in the Regulatory Floodway (see Figure 4.9-2). 2 As shown on Figure 2-3 in Section 2.0, 
Project Description, the project does not propose to place any housing or structures within the 
100-year floodplain or Regulatory Floodway and would not grade portions of the project site 
within these zones. The proposed retention/detention basin would be located in the 
southernmost portion of the site, outside of the flood zone. The entirety of the basin is located in 
Zone X, as shown on Figure 2-3. Zone X in this location (unshaded on FIRM maps) is defined as 
an area of minimal flood hazard, outside the 500-year flood zone (FEMA, 2015). It should also 
be noted that neither the County nor FEMA regulations restrict against placing retention or 
detention basins in the floodplain or floodway.  
 

                                                      
2
 The AE zone is defined as areas subject to inundation by the 1-percent-annual-chance flood event (or 100-year event) (FEMA, 

2014b). A Regulatory Floodway refers to the channel of a river or other watercourse and the adjacent land areas that must be 
reserved in order to discharge the base flood without cumulatively increasing the water surface elevation more than a designated 
height. Communities must regulate development in these floodways to ensure that there are no increases in upstream flood 
elevations (FEMA, 2014a). 
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The retention/detention basin would be constructed completely outside the 100-year flood 
zone, as would all residential development and associated grading. Therefore, impacts related 
to placing housing or other structures within a 100-year flood hazard area would be less than 
significant.  
 

Mitigation Measures. No mitigation is required. 
 

4.9.3 Cumulative Impacts  
 
The geographic extent for this cumulative impact analysis is the Pajaro River Watershed, which 
includes the project site. This watershed is approximately 1,300 square miles and it includes 
portions of Santa Cruz, Santa Clara, San Benito, and Monterey Counties. This geographic extent 
is appropriate for the issue area of hydrology and water quality because the watershed is 
hydrologically connected, and any surface water quality impacts in one part of the watershed 
could potentially affect surface water quality elsewhere in the watershed. In addition, this 
cumulative extent fully encompasses the three hydraulically connected groundwater basins that 
underlay the HUA: Hollister East, Hollister West, and Tres Pinos. These groundwater basins 
form the appropriate geographic extent for groundwater quality and recharge effects, as they 
are all hydraulically connected. Thus, the larger geographic scope of the Pajaro River Watershed 
encompasses both geographic extents.  
 

Storm Water Runoff. Cumulative development throughout the Pajaro River Watershed 
(including past, present and reasonably foreseeable future development), along with the project, 
would generally increase impermeable surface area, thereby potentially increasing peak flood 
flows and overall runoff volumes. However, San Benito County requires all subdivisions to 
release the 100-year post-development runoff at the 10-year pre-development rate and thus 
accommodate runoff in a manner so as not to increase post-development flows above pre-
development levels. Other counties within the watershed have similar regulations. Cumulative 
development would be subject to the applicable runoff regulations, thereby ensuring that a 
cumulative impact would not result. In addition, as discussed above, the project would result in 
less than significant impacts to stormwater runoff as it would be constructed in accordance with 
all applicable requirements and standards to address stormwater runoff. For these reasons, the 
project’s cumulative impacts related to increases in stormwater runoff and associated 
downstream flooding and water quality concerns would be less than significant, and the 
project’s contribution to such effects would not be considerable in any event.  
 
While cumulative development would place additional demand on groundwater (and other 
water sources), this demand has been accounted for in the UWMP, and adequate water supplies 
are available for cumulative development in the HUA, including from groundwater. 
Impervious surfaces associated with cumulative development would also potentially interfere 
with groundwater recharge by increasing the area covered by impervious surfaces. However, as 
described above, compliance with applicable laws and regulations would ensure that runoff 
from cumulative development is captured on each project site, which would facilitate continued 
recharge of the groundwater basin. Thus, cumulative impacts related to groundwater recharge 
would be less than significant, and the project’s contribution to this cumulative effect would not 
be considerable in any event.  
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 Water Quality-Waste Discharge. Construction activity associated with cumulative 
development would increase erosion and sedimentation resulting from grading and 
construction. In addition, new development would increase the generation of urban pollutants 
that may adversely affect water quality in the long term. However, future construction activity 
on projects that disturb one or more acres of soil would be required to comply with the NPDES 
program through preparation of a SWPPP, which outlines BMPs that would address post‐
construction runoff. In addition, future development would be required to comply with 
Chapter 19.17 of the San Benito County Code which regulates grading, drainage, and erosion 
and contains requirements regarding discharge and construction site stormwater runoff control 
and Central Coast RWQCB adopted Resolution No. R3-2013-0032 which sets forth post-
construction stormwater management requirements for development projects in the central 
coast region. These requirements include specific performance requirements with the objective 
to ensure reduction of pollutant discharges to the maximum extent practical and prevent 
stormwater discharges from causing or contributing to a violation of receiving water quality 
standards. Cumulative development would similarly be subject to these regulations. 
Furthermore, future development within the City of Hollister would be required to comply 
with Chapter 15.24 of the Hollister Municipal Code which sets forth grading requirements and 
best management practices designed to protect water quality. Compliance with such 
requirements would reduce cumulative impacts associated with contaminants from sources 
originating in the City of Hollister combining with those from County sources, thus resulting in 
less than significant cumulative impacts. In addition, as discussed above, the project would 
result in less than significant impacts to water quality, with implementation of the applicable 
requirements and standards as part of the project’s design. For these reasons, the project’s 
contribution to cumulative impacts would be less than significant.  
 
 Flooding. Cumulative development may potentially increase runoff volumes that could 
contribute to increased flood volumes. However, the project, along with other cumulative 
development in San Benito County, would be required to comply with existing County and 
FEMA floodplain management and storm water discharge regulations, if such development is 
located in a flood zone. Cumulative development in other counties within the Pajaro River 
Watershed would be subject to similar regulations. As discussed above, the project would result 
in less than significant impacts related to placing habitable structures or other structures in a 
flood zone, given that no portions of the proposed development would be located in these 
areas. Therefore, cumulative impacts would be less than significant, and the project’s 
contribution to cumulative impacts would be less than significant.  
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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 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 approximately one-half mile south of the City of Hollister, one-half 
mile west of State Route (SR) 25, and approximately 2.25 miles south of SR 156. The project site 
is surrounded by agricultural land (almond orchards) and rural residential uses to the north 
and east; single-family residential uses to the south; and open space uses (the San Benito River) 
to the west. Rural residential uses to the east include a single-family residence (APN 020-280-
042) on the west side of Southside Road, surrounded on three sides (north, west, and south) by 
the project site. Figures 4.10-1 and 4.10-2 show existing General Plan and zoning designations 
(respectively) for the project site and surrounding area. The Ridgemark housing development 
and the Ridgemark Golf and Country Club are located approximately one mile southeast of the 
project site. Other notable land uses in the vicinity include residential developments to the 
north and west in the City of Hollister.  
 

b. Project Site Setting. The project site is located on approximately 44.4 acres and is 
currently comprised of agricultural uses (hay production and walnut orchards) and one single-
family residence and garage, located in the northeast corner of the site. The site is located near 
the east bank of the San Benito River and is bounded by Hospital Road on the south, Southside 
Road on the southeast, and existing orchards on the northeast and north. A dirt access road 
forms the northern project site boundary. In addition, one single-family residence (APN 020-
280-042) is located west of Southside Road, surrounded on three sides (north, west, and south) 
by the project site (refer to Figures 4.10-1 and 4.10-2). The project site was historically used for 
homesteading land uses from approximately 1939 to 1959 (AEI, 2011). Prior to 2006, orchard 
agricultural uses were present on-site. Currently, approximately 32.8 acres (in the southern 
portion of the site) are used for the production of hay; approximately 12.4 acres (in the northern 
portion of the site) are comprised of fallow walnut orchards; approximately 5.0 acres (along the 
southwestern site boundary) contain remnant coyote bush scrub or grassland habitat; and 
approximately 0.1 acre (in the northeast corner of the site near the corner of Southside Road and 
Enterprise Road) contains an existing single-family home and garage.1 These existing land uses 
are shown in Figure 2-2 in Section 2.0, Project Description.  

 
  

                                                      
1
 These figures are based on the County’s parcel data, as reflected Figure 2-2 in Section 2.0, Project Description, and add to over 

50.3 acres. Based on site-specific survey-grade data from the applicant, the project site is approximately 44.4 acres. This mapping 
discrepancy is the result of different data sets with varying levels of accuracy.  
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In addition to the existing walnut trees in the northern portion of the site (as part of the remnant 
walnut orchard), on-site trees include two Olive trees (Olea europaea) and a California black 
walnut (Juglans californica) located at the southern end of the site, adjacent to Hospital Road. 
Remnant black walnut and Mexican elderberry (Sambucus mexicana) trees are present on the 

southwest side of the project site. Fremont’s cottonwood (Populus fremontii ssp. fremontii) trees 
are also present immediately adjacent to the project site along the southwestern boundary. 

 
The site topography gently slopes from north to southwest toward the San Benito River. 
Elevation ranges on the project site from approximately 330 feet to approximately 322 feet from 
north to south, respectively, and from approximately 342 feet to approximately 312 feet from 
east to west. The site currently drains toward the southwest. San Benito River flows to the 
northwest and lies adjacent to the project site along its western boundary. The majority of the 
project site is outside the effective 100-year FEMA floodplain. The western edge of the project 
site is in an AE Zone (100-year flood zone) and a very small area in the northwest corner of the 
site is in the Regulatory Floodway. 

 
 c. Regulatory Setting. The County’s adopted General Plan 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 the analysis below.  

 
Following the recent adoption (July 21, 2015) of the 2035 General Plan, the project site is now 
designated under the General Plan as Residential Mixed (RM). While the 2035 General Plan 
Update redesignated the site to RM, it did not include changes to underlying zoning 
designations. Therefore, the current Zone District is Agricultural Productive (AP). The project 
site is bordered by land designated under the General Plan as RM to the north, south, and east, 
and A (Agriculture) to the west (refer to Figure 4.10-1). Adjacent zoning includes RR (Rural 
Residential) to the north; R1 (Single Family Residential) and AP to the south; R1 to the east; and 
MR (Mineral Resource Area) and AP to the west (refer to Figure 4.10-2).  
 
It should be noted that after the Notice of Preparation (NOP) for this EIR was filed, the County 
adopted the 2035 General Plan Update, which, among other things, changed the land use 
designation on the project site to RM. Therefore, the project no longer requires a General Plan 
amendment. However, the proponent still seeks a change in the zoning designation from AP to 
R1. The purpose of the General Plan RM designation is to allow areas of unincorporated urban 
uses where circulation and utility services exist. The designation allows mixed-use 
developments that include residential, retail, and office uses, and allows single-family uses at a 
density of up to 20 dwelling units per acre.  
 
Consistency of the proposed project with key goals and policies is discussed in Impact LU-2 
below.  
 

2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Land 
Use Element, Economic Development Element, Housing Element, Public Facilities and Services 
Element, Natural and Cultural Resources Element, Circulation Element, and Health and Safety 
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Element provide the following goals, policies and objectives pertaining to land use that are 
applicable to this project: .  

 
Land Use Element: 
 
LU-1.1 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.   

 
LU-1.2 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. 

 
LU-1.3 Future Development Timing. The County shall ensure that future development does 

not outpace the ability of either the County or other public/private service providers 
to provide adequate services and infrastructure. The County shall review future 
development proposals for their potential to reduce the level of services provided to 
existing communities or place economic hardships on existing communities, and the 
County may deny proposals that are projected to have these effects. 

 
LU-1.4 Identifiable Community Boundaris. The County shall encourage defined boundaries 

between communities (e.g., cities and unincorporated communities). 
 
LU-1.5 Infill Development. The County shall encourage infill development on vacant and 

underutilized parcels to maximize the use of land within existing urban areas, 
minimize the conversion of productive agricultural land and open spaces, and 
minimize environmental impacts associated with new development as one way to 
accommodate growth. 

 
LU-1.6 Hillside Development Restrictions. The County shall prohibit residential and urban 

development on hillsides with 30 percent or greater slopes. 
 
LU-1.8 Site Plan Environmental Content Requirements. The County shall require all 

submitted site plans, tentative maps, and parcel maps to depict all environmentally 
sensitive and hazardous areas, including: 100-year floodplains, fault zones, 30 
percent or greater slopes, severe erosion hazards, fire hazards, wetlands, and riparian 
habitats. 

 
LU-1.10 Development Site Suitability. The County shall encourage specific development sites 

to avoid natural and manmade hazards, including, but not limited to, active seismic 
faults, landslides, slopes greater than 30 percent, and floodplains. Development sites 
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, and provide 
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setbacks from creeks). The County shall require adequate mitigation for any 
development located on environmentally sensitive lands (e.g., wetlands, erodible soil, 
archaeological resources, important plant and animal communities). 

 
LU-2.1 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. 

 
LU-2.2 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). 

 
LU-2.4 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. 

 
LU-2.7 Sustainable Location Factor. The County shall encourage new development in 

locations that provide connectivity between existing transportation facilities to 
increase efficiency, reduce congestion, and improve safety. 

 
LU-3.1 Agricultural Diversification. The County shall support existing farms, vineyards, 

and other agricultural operations and encourage the agricultural industry to 
continue diversification that includes organic, value-added, small-scale, sustainable, 
and community-supported agricultural practices throughout the county. 

 
LU-3.8 Urban Residential Buffer Requirement. The County shall encourage the 

establishment of a buffer, by the residential developer, between new urban density 
residential development (i.e., greater than two dwelling units per acre) and existing 
conventional agricultural operations. 

 
LU-3.9 Right to Farm and Ranch. The County shall protect the rights of operators of 

productive agricultural properties (as defined in the Glossary) and ranching 
properties to commence and continue their agricultural and ranching practices (a 
“right to farm and ranch”) even though established urban uses in the general area 
may foster complaints against those agricultural and ranching practices. The “right 
to farm and ranch” shall encompass the processing of agricultural and ranching 
products and other activities inherent in the definition of productive agriculture and 
in ranching activities. The County shall require all parcel maps approved for 
locations in or adjacent to productive agricultural areas and ranching areas to 
indicate the “right to farm and ranch” policy. The County shall require the program 
to be disclosed to buyers of property in San Benito County. 

 
LU-3.10 Agricultural Land Mitigation. If new development permanently converts Prime 

Farmland that is Class 1 soil to non-agricultural uses, the County shall encourage 
project applicants to preserve an equal number of Prime Farmland acres (i.e. up to a 
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1:1 ratio) either on- or off-site. An applicant may pay a mitigation fee(s) for some or 
all of the converted Prime Farmland that is designated Class 1 soils to non-
agricultural uses as agreed in a development agreement. The funds collected shall be 
used for agricultural protection and/or affiliated programs within San Benito 
County. Further, the County shall work with the City of San Juan Bautista and 
encourage them to adopt a similar agricultural conversion mitigation ratio. 

 
LU-4.1 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. 

 
LU-4.2 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. 

 
LU-4.3 Residential Density Reductions. The County shall consider reducing the base density 

of a proposed residential development project if a combination of environmental 
hazards (e.g., fire, seismic, flooding, greater than 30 percent slope) and/or natural 
resources (e.g., sensitive habitat, wetlands) existing on the site, after consideration of 
the mitigations to be implemented to address those hazards, make higher densities 
less appropriate. 

 
LU-4.5 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. 

 
LU-4.6 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. 

 
LU-7.10 New Development Design. The County shall encourage the design of new 

development to complement its surroundings, including nearby development, nearby 
open landscapes, and gateways into populated areas, as well as to show coherence 
within itself, including with regard to architectural style, human–scale development, 
and street layout. 

 
LU-9.7 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 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. 
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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.  

 
ED-8.3 Park Financing Mechanisms. The County shall use a variety of financing 

mechanisms to acquire, develop, and maintain park, recreation, and other open space 
uses consistent with growth in County population and adopted land use policies and 
shall encourage the establishment of community service districts or other financing 
mechanisms to finance the maintenance and operation of private and public parks 
created in conjunction with new development. 

 
ED-8.4 Walking Distance to Parks. Strive to create development patterns such that the 

majority of residents are within a reasonable walking distance of a park, greenway, 
public plaza or recreation center. 

 
Housing Element:2   
 
Policy 1B 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. 

 
Policy 2A 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. 

 
Policy 2C The County shall assure that new housing efficiently uses land and causes minimum 

environmental impact. 
 
Policy 2L 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. 

 
Policy 2M 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. 

 
                                                      
2
 The 2007-2014 Housing Element was adopted on May 11, 2010. This Element was not updated as part of the 2035 General Plan 

Update, but was incorporated by reference therein. 
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Policy 2R The County shall use land efficiently to encourage a diversity of housing types and to 
implement “smart” and sustainable development principles. 

 
Policy 5A The County shall require energy-conserving construction, as required by state law. 
 
Policy 5B The County shall encourage innovative site designs and orientation techniques, 

which incorporate passive and active solar designs and natural cooling techniques. 
 
Policy 5E The County shall promote energy efficient land use planning by incorporating 

energy conservation as a major criterion for future decision making. 
 
Policy 5G  The County shall require solar access to be considered in environmental review 

and/or decision-making for all subdivisions.  
 

Circulation Element: 
 
C-1.2 Complete Streets. To promote a road and street network that accommodates cars 

without requiring car-dependence, the County shall plan for use of roadways by all 
vehicle types and users, including automobiles, trucks, alternative energy vehicles, 
agricultural equipment, transit, bicyclists, and pedestrians, when constructing or 
modifying roadways. Additionally, the County shall plan its road and street network 
to reflect a context sensitive approach to the design of thoroughfare assemblies, where 
the allocation of right-of-way and the facilities provided are based on the intended 
character, whether urban or rural, of a particular location (urban context). Roads and 
streets within communities shall be designed to support and encourage walkability as 
a response to their context, whereas roads in open areas of the County shall be 
designed primarily for vehicular circulation. As such, thoroughfares that serve both 
open areas and communities in the County shall change as the surrounding urban 
context varies. This includes: 

a. Encouraging thoroughfare designs that are context sensitive, such as those 
recommended in Designing Walkable Urban Thoroughfares: A Context 
Sensitive Approach by the Institute of Transportation Engineers (ITE); 

b. Supporting urban design principles that promote walkability within 
communities to include: 

i. A mix and variety of land uses designed to be relatively compact and 
in proximity to one another; 

ii. Buildings that are oriented toward streets, with appropriately 
narrow setbacks and functional entries directly fronting onto 
sidewalks; 

iii. Pedestrian-scaled architecture, landscape, and thoroughfares 
designed to provide engaging sidewalk views and comfort to 
pedestrians traveling at slow speeds; and  

iv. Circulation networks that provide an interconnected system of 
streets and open spaces with relatively small block lengths;  

c. Creating multi-modal street connections in order to establish a 
comprehensive, integrated, and connected transportation network designed 
to avoid the construction of new roadways and rail lines that would cause the 
physical division of existing communities; 
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d. Incorporating pedestrian and bicycle facilities, where appropriate and 
feasible, that promote safety and maximize access; 

e. Planting street trees adjacent to curbs and between the street and sidewalk or 
walking path to provide a buffer between the pedestrian and the automobile, 
where appropriate; 

f. Incorporating traffic calming devices such as roundabouts, bulb-outs at 
intersections, and traffic tables; and 

g. Coordinating with other agencies and cities to ensure connections are made 
between jurisdictions. 

 
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. 

 
C-1.5 Mitigating Transportation Impacts. The County shall assess fees on all new 

development to ensure new development pays its fair share of the costs for new and 
expanded transportation facilities, as applicable, to County, City, regional and/or 
State facilities. 

 
C-1.10 Mitigating Transportation Impacts. The County shall assess fees on all new 

development to ensure new development pays its fair share of the costs for new and 
expanded transportation facilities, as applicable, to County, City, regional and/or 
State facilities. 

 
C-1.11 Discourage Cul-de-Sacs. The County shall encourage developers to minimize the use 

of cul-de-sac streets in new development. Cul-de-sac streets shall not exceed 800 feet 
in length and no portion of the cul-de-sac street shall be more than 400 feet from an 
intersecting street or public accessway unless physical constraints make it unfeasible. 

 
C-1.12 Level of Service (LOS) Standard. The County shall endeavor to maintain a General 

Plan target goal of LOS D at all locations. If a transportation facility is already 
operating at an LOS D or E, the existing LOS should be maintained. Exceptions 
should be considered where achievement of these levels of service would cause 
unacceptable impacts to other modes of transportation, the environment, or private 
property. 

 
C-1.14 Driveway Siting. The County shall encourage driveways to be located on adjacent 

collector streets rather than on arterial streets. 
C-1.15 Street Networks that Enhance Neighborhood Character. The County shall encourage 

traditional interconnected street networks that provide alternate routes between 
neighborhoods and other measures that slow neighborhood traffic and enhance 
neighborhood character, such as those associated with Complete Streets. 

 
C-1.16 Roads on Hillsides. The County shall require that new public and private roads on 

hillsides minimize visual impact by blending with natural landforms and by 
following the natural contours of the land as much as possible and that driveway 
access in hillside areas be consolidated where possible and limited to areas where 
adequate sight distance is available for all approaches. 
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C-1.17 Grades on Hillsides. The County shall require that new roads on hillsides do not 

exceed a 15 percent grade. The County may allow grades on hillsides of up to 20 
percent for distances of up to 400 feet. Grades over 15 percent must have all weather 
surfaces, such as asphalt or concrete. 

 
C-2.1 Bicycle, Pedestrian, and Equestrian Systems. The County shall encourage complete, 

safe, and interconnected bicycle, pedestrian, and equestrian systems, as appropriate 
to the context, that serve both commuter travel and recreational use, and provide 
access to major destinations in the county. 

 
C-2.2 Pedestrian and Bike Path Construction. The County shall plan, design, and 

construct pedestrian routes and bikeways consistent with the 2009 County Bikeway 
and Pedestrian Master Plan or its succeeding plan. Priority shall be given to bicycle 
commuting routes, routes to schools, bike lanes on all new streets classified as 
arterials or collectors, and bike lanes on or adjacent to existing heavily traveled roads. 

 
C-2.6 Development Along Planned Bikeways. The County shall require project applicants 

of new developments adjacent to designated bikeways to provide the portion of the 
planned bikeway within the development, including rights-of-way dedication and/or 
construction when (1) a nexus can be established between the proposed development 
and the dedication and/or construction; and (2) the dedication and/or construction 
would be roughly proportional to the development’s impacts. 

 
C-2.8 Sidewalks or Pedestrian Paths in Subdivisions. The County shall encourage project 

applicants to provide sidewalks or pedestrian paths, or other safe and convenient 
accommodations for pedestrians (e.g., shared-space streets) on all new roads or 
modifications to existing roads, as appropriate to the context, in accordance with 
County road-way design standards. 

 
C-2.10 Paths Through Cul-de-Sacs. The County shall encourage developments at a density 

of one unit per acre or greater to include paths for bicycle and pedestrian traffic 
through or near the ends of loop streets and cul-de-sacs over 500 feet in length and to 
facilitate bicycle and pedestrian travel. 

 
C-2.11 Curb Ramps. The County shall require developments to include curb ramps at new 

intersections, consistent with ADA requirements. 
 
C-3.8 Transit in New Development. The County shall require new development at densities 

of one unit per acre or greater to provide funding for or construct transit stops and 
signs in appropriate locations and facilitate access to existing or future public transit 
through project design, consistent with the Local Transportation Authority Transit 
Design Guidelines. 

 
C-3.9 Consistency with RTP. The County shall require all new development proposals to be 

consistent with and implement the San Benito County Regional Transportation Plan 
transit policies. 
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Public Facilities and Services Element: 
 
PFS-1.1 Essential Facilities and Services. The County shall ensure that adequate public 

facilities and services essential for public health and safety are provided to all county 
residents and businesses and maintained at acceptable service levels. Where public 
facilities and services are provided by other agencies, the County shall encourage 
similar service level goals. 

 
PFS-1.2 Facilities and Services Deficiencies. The County shall coordinate with other public 

facility and service providers, such as Cal Fire and water districts, to identify and 
find solutions to key infrastructure deficiencies in the county. 

 
PFS-1.4 Level of Service. The County shall preserve, improve, and replace public facilities as 

necessary to maintain adequate levels of service for existing and future development. 
Where public facilities and services are provided by other agencies, the County shall 
encourage similar service level goals. 

 
PFS-1.9 Development Review. The County shall evaluate facility capacity, levels of service, 

and/or funding needs during the development review process to ensure adequate 
levels of service and facilities are provided and maintained. 

 
PFS-1.10 Maximize Use of Existing Facilities. The County shall require new development 

projects to be designed and sited to use existing facilities and services to the extent 
practical and to the extent that such a design and site choice would be consistent with 
good design principles. 

 
PFS-1.11 Pay Fair Share. The County shall require new development to pay its fair share of 

public facility and service costs. 
 
PFS-1.12 New Development Requirements. The County shall require new development, in 

compliance with local, State, and Federal law, to mitigate project impacts associated 
with public facilities and services, including, but not limited to, fire, law 
enforcement, water, wastewater, schools, infrastructure, roads, and pedestrian and 
bicycle facilities through the use of annexation fees, connection fees, facility 
construction/expansion requirements, or other appropriate methods. 

 
PFS-1.13 Service Agency Notification. The County shall notify the appropriate agencies (e.g., 

cities, special districts, school districts, emergency service providers) of new 
development applications within their service areas early in review process to allow 
sufficient time to assess impacts on facilities and services. 

 
PFS-3.1 Water District Support. The County shall support efforts of the San Benito County 

Water District to ensure that adequate high-quality water supplies are available to 
support current residents and businesses and future development projects. 

 
PFS-3.9 Sufficient Water Supply for New Development. The County shall require new 

development to prepare a source water sufficiency study and water supply analysis 
for use in preparing, where required, a Water Supply Assessment per SB 610 and a 
Source Water Assessment per Title 22. This shall include studying the effect of new 
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development on the water supply of existing users. The County encourages the 
development of integrated regional water management plans or similar plans. 

 
PFS-4.1 Adequate Water Treatment and Delivery Facilities. The County shall ensure, 

through the development review process, that adequate water supply, treatment and 
delivery facilities are sufficient to serve new development, and are able to be expanded 
to meet capacity demands when needed. Such needs shall include capacities necessary 
to comply with water quality and public safety requirements. 

 
PFS-4.2 Water Facility Infrastructure Fees. As a condition of approval for discretionary 

developments, the County shall not issue approval for a final map until verification of 
adequate water and wastewater services has been provided, which may include 
verification of payment of fees imposed for water and wastewater infrastructure 
capacity per the fee payment schedule from the water and wastewater provider. 

 
PFS-4.7 Consistent Fire Protection Standards for New Development. The County, in 

coordination with public and private water purveyors and fire protection agencies, 
shall ensure consistent and adequate standards for fire flows and fire protection for 
new development, with the protection of human life and property as the primary 
objectives. 

 
PFS-5.3 Adequate Water Treatment and Disposal. The County shall ensure through the 

development review process that wastewater collection, treatment, and disposal 
facilities are sufficient to serve existing and new development, and are able to be 
expanded to meet capacity demands when needed. 

 
PFS-5.4 Developer Requirements. The County shall require that new development meet all 

County requirements for adequate wastewater collection, treatment, and disposal 
prior to project approval. 

 
PFS-6.1 Adequate Stormwater Facilities. The County shall require that stormwater drainage 

facilities are properly designed, sited, constructed, and maintained to efficiently 
capture and dispose of runoff and minimize impacts to water quality. 

 
PFS-6.2 Best Management Practices. The County shall require best management practices in 

the development, upgrading, and maintenance of stormwater facilities and services to 
reduce pollutants from entering natural water bodies while allowing stormwater 
reuse and groundwater recharge. 

 
PFS-6.3 Natural Drainage Systems. The County shall encourage the use of natural 

stormwater drainage systems (e.g. swales, streams) to preserve and enhance the 
environment and facilitate groundwater recharge. 

 
PFS-6.4 Development Requirements. The County shall require project designs that minimize 

stormwater drainage concentrations and impervious surfaces, complement 
groundwater recharge, avoid floodplain areas, and use natural watercourses in ways 
that maintain natural watershed functions and provide wildlife habitat. 
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PFS-6.5 Stormwater Detention Facilities. Where necessary, the County shall require on-site 
detention/retention facilities and/or velocity reducers to maintain pre-development 
runoff flows and velocities in natural drainage systems. 

 
PFS-6.6 Stormwater Detention Basin Design. The County shall require stormwater detention 

basins be designed to ensure public safety, be visually unobtrusive, provide 
temporary or permanent wildlife habitat, and where feasible, provide recreation 
opportunities. 

 
PFS-6.7 Runoff Water Quality. The County shall require all drainage systems in new 

development and redevelopment to comply with applicable State and Federal non-
point source pollutant discharge requirements. 

 
PFS-6.8 Reduce Erosion and Sedimentation. The County shall ensure that drainage systems 

are designed and maintained to minimize soil erosion and sedimentation and 
maintain natural watershed functions. 

 
PFS-7.1 Adequate Capacity. The County shall ensure that there is adequate capacity within 

the solid waste system for the collection, transportation, processing, recycling, and 
disposal of solid waste to meet the needs of existing and projected development. 

 
PFS-7.6 Construction Materials Recycling. The County shall encourage recycling and reuse 

of construction waste, including recycling materials generated by the demolition of 
buildings, with the objective of diverting 50 percent to a certified recycling processor. 
The County shall encourage salvaged and recycled materials for use in new 
construction. 

 
PFS-8.5 Undergrounding of Utility Lines. The County shall require utility lines in 

subdivisions to be placed underground. During roadway construction or as other 
opportunities are presented, the County shall encourage utility providers to 
underground existing utility lines. 

 
PFS-9.7 Subdivision Improvement Requirements. The County shall require new residential 

and commercial development projects to include the facility components necessary to 
support modern telecommunication technologies, such as conduit space within joint 
utility trenches. 

 
PFS-10.3 New School Location. The County shall encourage school districts to site new schools 

in locations that are consistent with current and future land uses. The County shall 
also encourage the siting of new schools near residential areas with safe access for 
students to walk or bicycle to and from their homes. 

 
PFS-10.5 School Impact Fees. The County shall support the efforts of school districts to obtain 

necessary funding, including school impact fees. 
 
PFS-12.2 Sheriff Department  Response Time Standards. The County shall strive to achieve 

and maintain appropriate Sheriff Department response times for all call priority 
levels to provide adequate law enforcement services for all County residents. 
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PFS-12.4 Fair Share. The County shall require new development to pay its fair share of the 
costs for providing law enforcement service facilities and equipment to new residents. 

 
PFS-13.1 Fire Staffing and Response Time Standards. The County shall strive to maintain fire 

department staffing levels and response times consistent with National Fire 
Protection Association standards. 

 
PFS-13.5 Water Service Standards. The County shall require all development within 

unincorporated communities to have adequate water supply, pressure, and capacity 
for fire protection. 

 
PFS-13.6 Visible Signage. The County shall require that all roads and buildings are properly 

identified by name or number with clearly visible signs in order to promote faster 
response times. 

 
PFS-13.7 Fire Facility Fees. The County shall require new development to pay its fair share of 

fees for new fire station facilities, equipment, and staffing necessary to maintain the 
County’s service standards in that area. New development may also be required to 
create or join a special assessment district or other funding mechanism, to pay the 
costs associated with the operation of a fire station. 

 
PFS-13.9 Fire Safety Compliance. The County shall ensure that all proposed developments are 

reviewed for compliance with the California Fire Code and other applicable State 
laws. 

 
Natural and Cultural Resource Element: 
 
NCR-1.1 Maintenance of Open Space. The County shall support and encourage the 

maintenance of open space lands that support natural resources, agricultural 
resources, recreation, tribal resources, wildlife habitat, water management, scenic 
quality, and other beneficial uses. 

 
NCR-2.2 Habitat Protection. The County shall require major subdivisions within potential 

habitat of Federal- or State-listed rare, threatened, or endangered plant or animal 
species to mitigate the effects of development. Mitigation for impacts to species may 
be accomplished on land preserved for open space, agricultural, or natural resource 
protection purposes. 

 
NCR-2.4 Maintain Corridors for Habitat. The County shall protect and enhance wildlife 

migration and movement corridors to ensure the health and long-term survival of 
local animal and plant populations, in particular contiguous habitat areas, in order to 
increase habitat value and lower land management costs. As part of this effort, the 
County shall require road and development sites in rural areas to: 

a. Be designed to maintain habitat connectivity with a system of corridors for 
wildlife or plant species and avoiding fragmentation of open space areas; and 

b. Incorporate measures to maintain the long-term health of the plant and 
animal communities in the area, such as buffers, consolidation of/or 
rerouting access, transitional landscaping, linking nearby open space areas, 
and habitat corridors. 
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NCR-2.5 Mitigation for Wetland Disturbance or Removal. The County shall encourage the 

protection of the habitat value and biological functions of oak woodlands, native 
grasslands, riparian and aquatic resources, and vernal pools and wetlands. The 
County shall further require mitigation for any development proposals that have the 
potential to reduce these habitats. Recreational trails and other features established 
within natural wetlands and aquatic and riparian buffer areas shall be, as long as 
such areas are not required to meet the Americans with Disabilities Act, located 
along the outside of the sensitive habitat whenever possible to minimize intrusions 
and maintain integrity of the habitat. Exceptions to this action include irrigation 
pumps, roads and bridges, levees, docks, public boat ramps, and similar uses. In all 
cases where intrusions into these buffers are made, only the minimum amount of 
vegetation necessary to construct the feature shall be removed. 

 
NCR-2.8 Pre-Development Biological Resource Assessment. The County shall require the 

preparation of biological resource assessments for new development proposals as 
appropriate. The assessment shall include the following: a biological resource 
inventory based on a reconnaissance-level site survey, and an analysis of anticipated 
project impacts to: potentially occurring special-status species (which may require 
focused special-status plant and/or animal surveys); an analysis of sensitive natural 
communities; wildlife movement corridors and nursery sites on or adjacent to the 
project site; potentially jurisdictional wetlands/waterways; and locally protected 
biological resources such as trees. The assessment shall contain suggested avoidance, 
minimization, and/or mitigation measures for significant impacts to biological 
resources. 

 
NCR-2.9 Mitigation Funding and Site Protection. The County shall require that project 

applicants demonstrate that adequate funding can be provided to implement all 
required biological mitigation and monitoring activities. Habitat preserved as part of 
any mitigation and monitoring plan shall be preserved through a conservation 
easement, deed restriction, and other method to ensure that habitat remains 
protected. 

 
NCR-2.10 Invasive Species. The County shall require that new developments avoid the 

introduction or spread of invasive plant species during construction by minimizing 
surface disturbance, seeding and mulching disturbed areas with certified weed-free 
native mixes, and using native or noninvasive species in erosion control plantings. 

 
NCR-3.1 Comprehensive Park System. The County shall continue to acquire, develop, operate, 

and maintain a comprehensive system of parkland and recreational facilities that 
include active and passive recreation for a wide range of users. 

 
NCR-3.2 Park Ratio Standard. The County shall encourage and support the development of 

recreational facilities to serve unincorporated communities at a ratio of five acres of 
recreation area per 1,000 persons. 

 
NCR-3.7 On-Site Recreation. The County shall require new major subdivisions to include on-

site recreation facilities, with design and features appropriate to the size, type, and 
setting of each subdivision and with financing for long-term maintenance. 
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NCR-3.9 Evaluation of New Development. The County shall require an evaluation of new 

development within existing communities to include an analysis of the individual 
and cumulative effect of the development on the recreational needs of the community 
and county. 

 
NCR-4.1 Mitigation for Wetland Disturbance or Removal. The County shall consider 

implementing Regional Water Quality Control Board Basin Plan policies to improve 
areas of low water quality, maintain water quality on all drainage, and protect and 
enhance habitat for fish and other wildlife on major tributaries to the Pajaro River 
(San Benito River, Pacheco Creek) and the Silver Creek watershed. 

 
NCR-4.4 Open Space Conservation. The County shall encourage conservation and, where 

feasible, creation or restoration of open space areas that serve to protect water quality 
such as riparian corridors, buffer zones, wetlands, undeveloped open space areas, and 
drainage canals. 

 
NCR-4.5 Groundwater Recharge. The County shall encourage new development to preserve, 

where feasible, areas that provide important groundwater recharge and stormwater 
management benefits such as undeveloped open spaces, natural habitat, riparian 
corridors, wetlands, and natural drainage areas. 

 
NCR-4.6 Groundwater Studies for New Development. To ensure an adequate water supply, 

large-scale development projects that meet the criteria in California Water Code 
section 10912 shall prepare an analysis of the sufficiency of the groundwater from the 
basin or basins from which the proposed project will be supplied to meet the projected 
water demand associated with the proposed project in accordance with SB 610. 

 
NCR-4.7 Best Management Practices. The County shall encourage new development to avoid 

significant water quality impacts and protect the quality of water resources and 
natural drainage systems through site design, source controls, runoff reduction 
measures, and best management practices (BMPs). 

 
NCR-4.10 Water Efficient Landscape Ordinance. The County shall develop, maintain, and 

implement a Water Efficient Landscape Ordinance, consistent with the Model Water 
Efficient Landscape Ordinance prepared by the California Department of Water 
Resources, to require greater use of regionally native drought-tolerant vegetation, 
limitations on the amount of turf in residential development, and other measures as 
appropriate. 

 
NCR-4.11 Reclaimed Water. The County shall require, where feasible, the use of reclaimed 

water irrigation systems in new development wherever possible. 
 
NCR-4.12 Rainwater Catchment. The County shall encourage homeowners to install roof 

catchment systems and use rainwater for non-potable uses in order to reduce the need 
for groundwater. 

 
NCR-4.16 Develop in Existing Areas. The County shall encourage development to occur in or 

near existing developed areas in order to reduce the use of individual septic systems 
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in favor of domestic wastewater treatment in an effort to protect groundwater 
quality. 

 
NCR-6.1 Local Renewable Energy. The County shall strive to increase the supply of locally-

produced, renewable energy (e.g., solar, wind, geothermal, and biomass) in order to 
promote energy independence and efficiency. 

 
NCR-8.1 Protect Scenic Corridors. The County shall endeavor to protect the visual 

characteristics of certain transportation corridors that are officially designated as 
having unique or outstanding scenic qualities. 

 
NCR-8.4 Review Architectural Massing. The County shall review development proposals to 

ensure that the obstruction of views is minimized through architectural building 
massing and location that is compatible with scenic areas. 

 
NCR-8.5 Review Site Planning. The County shall review development proposals to ensure a 

reasonable and attractive appearance from the highway concurrent with a 
harmonious relationship with the existing landscape and shall require development 
that determined not to be in harmonious relationship with the existing landscape to 
be screened from view through planting or other forms of visual buffers. 

 
NCR-8.6 Regulate Building Height and Setback. The County shall regulate building height 

and setbacks to protect the field of vision within an officially designated Scenic 
Corridor. The County shall not approve building heights that exceed, nor setback 
requirements that are less, than those of the basic zoning district unless such 
variance has had the appropriate review and public comment. 

 
NCR-8.9 Hillside and Ridgeline Protection. The County shall use design review for 

development on hillsides and within Scenic Corridors to protect the hillsides and 
ridgelines that are a unique scenic resource in the county. The County shall prohibit 
development within 100 vertical feet of any ridgeline unless there are no site 
development alternatives. 

 
NCR-9.1 Light Pollution Reduction. The County shall continue to enforce the development 

lighting ordinance (SBC Code Chapter 19.13) and restrict outdoor lighting and glare 
from development projects in order to ensure good lighting practices, minimize 
nighttime light impacts, and preserve quality views of the night sky. The ordinance 
shall continue to recognize lighting zones and contain standards to avoid light 
trespass, particularly from developed uses, to sensitive uses, such as the areas 
surrounding Fremont Peak State Park and Pinnacles National Park. 

 
Health and Safety Element: 
 
HS-1.11 Road Capacity. The County shall require roads to be of adequate capacity for use in 

times of emergency. 
 
HS-1.14 Development Restrictions in High Risk Areas. The County shall discourage 

development in areas that may be more severely impacted by climate change, 
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including areas at high risk of wildfire or flooding, unless proper design mitigation is 
included in the proposed project. 

 
HS-2.1 Minimum Flood Protection. The County shall require a minimum 100-year flood 

protection for all new development in accordance with local, State, and Federal 
requirements to avoid or minimize the risk of flood damage. 

 
HS-2.3 Floodwater Diversion. The County shall require new flood control projects or 

developments within areas subject to 100-year floods to be constructed in a manner 
that will not cause floodwaters to be diverted onto adjacent property or increase flood 
hazards to property downstream. 

 
HS-2.5 Minimize Facility Impacts. The County shall ensure that the upgrade, expansion, or 

construction of any flood control facilities will not adversely divert flood water or 
increase flooding. 

 
HS-2.8 Natural Designs. The County shall encourage flood control facility designs that retail 

natural contours and vegetation of waterways, while retaining dynamic flow and 
functional integrity. 

 
HS-2.9 Reduce Erosion and Sedimentation. The County shall ensure that flood control 

facilities are designed and maintained to minimize soil erosion and sedimentation 
and maintain natural watershed functions. 

 
HS-3.2 Subsidence or Liquefaction. The County shall require that all proposed structures, 

utilities, or public facilities within recognized near-surface subsidence or liquefaction 
areas be located and constructed in a manner that minimizes or eliminates potential 
damage. 

 
HS-3.6 Unstable Soils. The County shall require and enforce all standards contained in the 

current California Building Code related to construction on unstable soils, and shall 
make a determination as to site suitability of all development projects during the 
building permit review process. The County shall not approve proposed development 
sited within areas of known or suspected instability until detailed area studies are 
completed that evaluate the extent and degree of instability and its impact on the 
overall development of the area. 

 
 
HS-3.7 Setback from Fault Traces. The County shall require setback distances from fault 

traces to be determined by individual site specific surface rupture investigations. 
 
HS-3.8 Liquefaction Studies. The County shall require proposals for development in areas 

with high liquefaction potential to include detailed site specific liquefaction studies. 
 
HS-4.2 Fire Protection Water Standard. The County shall develop, maintain, and implement 

an appropriate fire protection water standard to be applied to all urban and rural 
development. 
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HS-4.4 Development in Fire Hazard Zones. The County shall require development in high 
fire-hazard areas to be designed and constructed in a manner that minimizes the risk 
from fire hazards and meets all applicable State and County fire standards. 

 
HS-5.1 New Development. The County shall use the CEQA process to ensure development 

projects incorporate feasible mitigation measures to reduce construction and 
operational air quality emissions, and consult with the Monterey Bay Unified Air 
Pollution Control District early in the development review process. 

 
HS-5.2 Sensitive Land Use Locations. The County shall ensure adequate distances between 

sensitive land uses and facilities or operations that may produce toxic or hazardous 
air pollutants or substantial odors. 

 
HS-5.4 PM10 Emissions from Construction. The County shall require developers to reduce 

particulate matter emissions from construction (e.g., grading, excavation, and 
demolition) consistent with standards established by the Monterey Bay Unified Air 
Pollution Control District. 

 
HS-5.6 New Construction Mitigation. The County shall work in coordination with the 

Monterey Bay Unified Air Pollution Control District to minimize air emissions from 
construction activities associated with proposed development. 

 
HS-8.1 Project Design. The County shall require new development to comply with the noise 

standards shown in Tables 9-1 and 9-2 through proper site and building design, such 
as building orientation, setbacks, barriers (e.g., earthen berms), and building 
construction practices. The County shall only consider the use of sound walls after 
all design-related noise mitigation measures have been evaluated or integrated into 
the proposed project or found infeasible. 

 
HS-8.2 Acoustical Analysis. The County shall require an acoustical analysis to be performed 

prior to development approval where proposed land uses may produce or be exposed 
to noise levels exceeding the “normally acceptable” criteria (e.g. “conditionally 
acceptable”, “normally unacceptable”) shown in Table 9-2. Land uses should be 
prohibited from locating, or required to mitigate, in areas with a noise environment 
within the “unacceptable” range. 

 
HS-8.3 Construction Noise. The County shall control the operation of construction 

equipment at specific sound intensities and frequencies during day time hours 
between 7:00 am and 6:00 pm on weekdays and 8:00 am and 5:00 pm on Saturdays. 
No construction shall be allowed on Sundays or federal holidays. 

 
HS-8.7 Acceptable Vibration Levels. The County shall require construction projects 

anticipated to generate a significant amount of vibration to ensure acceptable inferior 
vibration levels at nearby noise-sensitive uses based on FTA criteria. 

 
HS-8.9 Interior Noise Standards. Adopt the State of California Code of Regulations’ (Title 

24) minimum noise insulation interior performance standard of 45 dBA Ldn for all 
new residential construction including hotels, motels, dormitories, apartment houses, 
and single-family dwellings. 
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HS-8.10 Reduction in Noise Levels at Existing Land Uses. Reduce traffic noise levels where 
expected to significantly impact sensitive receptors through the installation of noise 
control measures such as quiet pavement surfaces, noise barriers, traffic calming 
measures, and interior sound insulation treatments. 

 
HS-8.11 New Project Noise Mitigation Requirements. Require new projects to include 

appropriate noise mitigation measures to reduce noise levels in compliance with the 
Table 9-1 and 9-2 standards within sensitive areas. If a project includes the creation 
of new non-transportation noise sources, require the noise generation of those sources 
to be mitigated so they do not exceed the interior and exterior noise level standards of 
Table 9-2 at existing noise-sensitive areas in the project vicinity, unless an exception 
is made by the County on a case-by-case basis. However, if a noise-generating use is 
proposed adjacent to lands zoned for residential uses, then the noise generating use 
shall be responsible for mitigating its noise generation to a state of compliance with 
the standards shown in Table 9-2 at the property line of the generating use in 
anticipation of the future residential development, unless an exception is made by the 
County on a case-by-case basis. 

 
HS-8.12 Construction Noise Control Plans. Require all construction projects to be 

constructed within 500 feet of sensitive receptors to develop and implement 
construction noise control plans that consider the following available controls in 
order to reduce construction noise levels as low as practical: 

 
HS-8.9 Interior Noise Standards. Adopt the State of California Code of Regulations’ (Title 

24) minimum noise insulation interior performance standard of 45 dBA Ldn for all 
new residential construction including hotels, motels, dormitories, apartment houses, 
and single-family dwellings. 

 
HS-8.10 Reduction in Noise Levels at Existing Land Uses. Reduce traffic noise levels where 

expected to significantly impact sensitive receptors through the installation of noise 
control measures such as quiet pavement surfaces, noise barriers, traffic calming 
measures, and interior sound insulation treatments. 

 Utilize ‘quiet’ models of air compressors and other stationary noise sources where 
technology exists; 

 Equip all internal combustion engine-driven equipment with mufflers, which are in 
good condition and appropriate for the equipment; 

 Locate all stationary noise-generating equipment, such as air compressors and 
portable power generators, as far away as possible from adjacent land uses 

 Locate staging areas and construction material areas as far away as possible from 
adjacent land uses; 

 Prohibit all unnecessary idling of internal combustion engines; 

 Notify all abutting land uses of the construction schedule in writing; and 

 Designate a ‘disturbance coordinator’ (e.g. contractor foreman or authorized 
representative) who would be responsible for responding to any local complaints 
about construction noise. The disturbance coordinator will determine the cause of 
the noise complaint (e.g., starting too early, bad muffler, etc.) and will require that 
reasonable measures warranted to correct the problem be implemented. 
Conspicuously post a telephone number for the disturbance coordinator at the 
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construction site and include it in the notice sent to neighbors regarding the 
construction schedule. 

 
The consistency of the project with applicable 2035 General Plan Update land use goals, policies 
and objectives, including key policies listed above, is evaluated in Table 4.10-1 below.  

 

4.10.2 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. 

 

The proposed project is not located within the boundaries of an adopted Habitat Conservation 
Plan, Natural Community Conservation Plan or other approved conservation agreement within 
the County; accordingly, the project would not conflict with any such plan. Therefore, this issue 
(threshold number 3) is not discussed further in this section. However, furthers discussion 
regarding threshold number 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 N-1, N-2, and 
N-3).  
 

b. Project Impacts and Mitigation Measures.  
 

Impact LU-1 The project would not physically divide an established 
community. Impacts would be less than significant [Threshold 
number 1] 

 

The project site is located in unincorporated San Benito County. It is approximately one-half 
mile south of the City of Hollister and approximately one mile northwest of the Ridgemark 
housing development. The Cities of Hollister and San Juan Bautista are the only two 
incorporated cities in San Benito County. The majority of the project site is currently used for 
agricultural purposes. One residential unit located in the northeast corner of the site would be 
demolished as a result of the proposed project. There is also an existing residential unit on an 
adjacent parcel, which would be surrounded on three sites by the residences proposed for 
development on-site. While this existing residence would be surrounded by new residential 
development as a result of the project, it would not be physically divided from an existing 
community. Further, the proposed project would not create large roadways that create barriers 
between neighborhoods. As a result, the project would not physically divide an established 
community and impacts would be less than significant. 



Sunnyside Estates Project EIR 
Section 4.10 Land Use 

 
 

  County of San Benito 

4.10-23 

 

 Mitigation Measures. No mitigation is required.  
 

Impact LU-2 The project could be viewed as consistent with applicable San 
Benito County policies adopted for the purpose of avoiding or 
mitigating an environmental impact. While the project would 
result in the conversion of agricultural land, the project is 
generally consistent with the overall vision and policy direction 
of the 2035 General Plan. This would be a less than significant 
environmental impact. [Threshold number 2] 

 

Following the recent adoption (July 21, 2015) of the 2035 General Plan, the project site is now 
designated under the General Plan as Residential Mixed (RM) (refer to Figure 4.10-1). While the 
2035 General Plan Update redesignated the site to RM, it did not include changes to underlying 
zoning designations. Therefore, the current Zone District is Agricultural Productive (AP) (refer 
to Figure 4.10-2). The AP zoning designation is typically applied to lands that generally consist 
of areas with prime agricultural and other agriculturally productive lands including grazing 
land. Allowed uses include agriculture, grazing, seasonal stands wildlife refuges, open space, 
and very low intensity residential and accessory buildings. Conditionally permitted uses 
include mineral extraction, low density recreation facilities, and institutional uses. The 
minimum lot size is five acres. Because the project would include construction of relatively 
dense residential uses, the project is inconsistent with the existing zoning designation of the site. 
However, approval of the proposed project would amend the zoning designation for the project 
site to be consistent with the proposed single family residential uses and related improvements. 
The proposed zoning designation would be single-family Residential (R1), as shown in Figure 
4.10-3.  
 

The purpose of the RM General Plan designation is to allow areas of unincorporated urban uses 
where circulation and utility services exist. The designation allows mixed-use developments at 
a density of up to 20 dwelling units per acre. Because the project includes the construction of 
200 single-family units on an approximately 44.4-acre site, it would be consistent with the 
residential standards permitted in the RM designation. 
 

Permitted uses in the AP zone include up to two single-family dwellings on a minimum five 
acre building site area. As the project proposes 200 dwelling units on lots ranging between 
approximately 5,000 sf and approximately 13,824 sf, the project would be inconsistent with this 
existing zoning designation. However, the project includes a proposed Zone Change from AP to 
R1. Permitted uses in the R1 zone include single-family dwellings with a minimum building site 
area of 5,000 square feet (where a public sewer and public water supply are available).3 The 
project proposes to connect to the City of Hollister’s WRF for sewer serves and to SSCWD for 
water service, and therefore the 5,000 sf minimum lot requirement applies to the project. As 
shown on the site plan in Figure 2-3 in Section 2.0, Project Description, the smallest lot size would 
be 5,000 sf. Therefore, the project is consistent with the proposed R1 zoning designation. 
 

                                                      
3
 Other permitted uses include: accessory buildings and uses; garden, horticulture, orchard, where no main building is involved; and 

recreational uses and structures incidental to single family residential uses and for the exclusive use of the resident residing on the 
same parcel. The R1 zone includes the following conditionally permitted uses: recreational uses that would be compatible with 
single-family homes; public buildings or public service facilities provided that operating requirements necessitates location within the 
district, but not including storage garage, machine shop, or corporate yards; and guesthouses. The R1 zoning designation limits 
building heights to 30 feet for primary dwelling and one story or 20 feet for accessory buildings. 
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Table 4.10-1 
Policy Consistency: 2035 General Plan Update 

2035 General Plan Update Policy Consistency Discussion 

Land Use Element 

LU – 1.1 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 and 
demonstrate a fiscally neutral or positive impact on the County and any special 
districts that provide services to the project 
 
LU-1.2 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.  
 

Consistency: The project site is located one-half mile south of the City of Hollister in 
the county within an area where infrastructure and public services are available or can 
be extended to meet the needs of the proposed project. Therefore, the project would 
be consistent with this policy. 

LU – 1.3 Future Development Timing. The County shall ensure that future 
development does not outpace the ability of either the County or other public/private 
service providers to provide adequate services and infrastructure. The County shall 
review future development proposals for their potential to reduce the level of services 
provided to existing communities or place economic hardships on existing 
communities, and the County may deny proposals that are projected to have these 
effects.  
 
LU-1.4 Identifiable Community Boundaries. The County shall encourage defined 
boundaries between communities (e.g., cities and unincorporated communities). 
 
LU-1.5 Infill Development. The County shall encourage infill development on vacant 
and underutilized parcels to maximize the use of land within existing urban areas, 
minimize the conversion of productive agricultural land and open spaces, and 
minimize environmental impacts associated with new development as one way to 
accommodate growth. 
 

Consistency: The proposed project’s potential impacts to service providers are 
addressed in Section 4.12, Public Services. As described therein, impacts to police 
protection, fire protection and ambulance services, schools, parks and recreational 
facilities, and library services and facilities would be less than significant. Therefore, 
county services would not be significantly adversely impacted. 
 
In addition, as described in Section 4.14, Utilities and Service Systems, and 4.13, 
Transportation and Circulation, proposed water, wastewater, and circulation 

infrastructure would be adequate to serve the proposed project, and adequate 
wastewater capacity exists at the Hollister Water Reclamation Facility to serve the 
project. Similarly, adequate landfill capacity is available to serve the project. 
Therefore, project development would not outpace the ability of service providers to 
provide adequate services or infrastructure, and the project would be consistent with 
this policy. 

LU – 1.6 Hillside Development Restrictions. The County shall prohibit residential and 
urban development on hillsides with 30 percent or greater slopes. 

Consistency: The proposed project does not propose residential or urban 
development on hillsides with 30 percent or greater slopes. Therefore, the project 
would be consistent with this policy.  

LU – 1.8 Site Plan Environmental Content Requirements. The County shall require all 
submitted site plans, tentative maps, and parcel maps to depict all environmentally 
sensitive and hazardous areas, including: 100-year floodplains, fault zones, 30 

Consistency: The Vesting Tentative Map and associated application materials 
submitted to the County as components of the proposed project application included 
the floodplains, fault zones, slopes, erosion hazards, fire hazards, wetlands, and 
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Table 4.10-1 
Policy Consistency: 2035 General Plan Update 

2035 General Plan Update Policy Consistency Discussion 

percent or greater slopes, severe erosion hazards, fire hazards, wetlands, and riparian 
habitats. 

riparian habitats, where relevant. These features are also depicted in Figures 4.6-2 
(faults), 4.6-4 (soils, with erosion hazard for each soil listed in Table 4.6-1), 4.9-1 
(wetlands) of the EIR. 
 
Fire hazard severity zones are discussed in Section 4.8, Hazards/Hazardous 
Materials, and rely on CAL FIRE Fire Hazard Severity Zone Maps (CAL FIRE, 

November 2007 and October 2007). Therefore, the project would be consistent with 
this policy. 

LU – 1.10 Development Site Suitability. The County shall encourage specific 
development sites to avoid natural and manmade hazards, including, but not limited 
to, active seismic faults, landslides, slopes greater than 30 percent, and floodplains. 
Development sites 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, and provide setbacks from creeks). The County shall require adequate 
mitigation for any development located on environmentally sensitive lands (e.g., 
wetlands, erodible soil, archaeological resources, important plant and animal 
communities). 

Consistency: The project site is considered suitable for the proposed development as 
considered by the criteria of this policy. Through the incorporation of mitigation 
measures identified in this EIR (including Section 4.5, Cultural Resources, Section 4.6, 
Geology and Soils, and Section 4.8, Hazards/Hazardous Materials), all hazards listed in 
the policy have been avoided or mitigated to a less than significant level, and therefore 
the project would be consistent with this policy.  

LU – 2.1 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. 

Consistency: The proposed project includes sustainable and green building design 
guidelines as promoted by this policy which would be applied throughout the project 
site. The project includes the following features: 
 

 Exceed adopted 2008 Title 24 energy requirements by a minimum of five 
percent; 

 Use of locally made building materials for construction of the project and 
associated infrastructure when such materials are locally available and 
competitively priced; 

 Use of materials which are resource efficient, recycled, and have long life 
cycles; 

 Install energy-reducing shading mechanisms for windows, porches, patios, and 
walkways (low-e glass); 

 Use of water efficient landscapes (per County requirements); 

 Use of tankless water heaters or solar water heaters; 

 Use of low energy interior lighting; 

 Use of low energy street lights and parking lot lights (per County standard); 

 Use of gas space heating; 

 Use of double-paned windows; 

 Use of heat transfer modules in furnaces; 

 Roofs upon which solar panels may be installed; 

 Use of natural lighting; 
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Policy Consistency: 2035 General Plan Update 

2035 General Plan Update Policy Consistency Discussion 

 Use of energy efficient appliances; and 

 Use of landscaping to shade buildings. 
 
In accordance with Mitigation Measures GHG-1(a) and GHG-1(b) of this EIR, the 
proposed project would be required to incorporate energy efficiency measures in 
common areas and in future residences. Additionally, detailed plans for proposed 
structures would be reviewed by the county for compliance with energy and water 
conservation requirements prior to issuance of building permits. Therefore, the project 
would be consistent with this policy.  

LU – 2.2 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). 

Consistency: Refer to Land Use Policy 2.1 consistency discussion, above. 

LU – 2.4 Solar Access. The County shall encourage new residential subdivisions 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. 

Consistency: As described in Section 2.0, Project Description, building design and 
siting takes advantage of natural lighting and landscaping to shade and cool buildings. 
Therefore, the project would be consistent with this policy. 

LU – 2.7. Sustainable Location Factor. The County shall encourage new development 
in locations that provide connectivity between existing transportation facilities to 
increase efficiency, reduce congestion, and improve safety. 

Consistency: The project site is located one-half mile south of the City of Hollister and 
is accessible from existing transportation facilities. Residents in the project site would 
have easy access to transit options within the City. The project would be consistent 
with this policy. 

LU – 3.1. Agricultural Diversification. The County shall support existing farms, 
vineyards, and other agricultural operations and encourage the agricultural industry to 
continue diversification that includes organic, value-added, small-scale, sustainable, 
and community-supported agricultural practices throughout the county.  

Consistency: As described in Impact AG-1 in Section 4.2, Agricultural Resources, the 
project would involve permanent conversion of approximately 13.3 acres of Important 
Farmland to residential use on a site that is zoned for agricultural use. Based on the 
Land Evaluation and Site Assessment modeling results for the project site, a 
significant amount of productive farmland would be converted. Mitigation Measure 
AG-1 requires a conservation easement, deed restriction, or equivalent payment to a 
qualifying entity for agricultural preservation. However, this loss of important farmland 
would be a significant and unavoidable impact. Therefore, the project would be 
potentially inconsistent with this policy. 

LU – 3.8 Urban Residential Buffer Requirement. The County shall encourage the 
establishment of a buffer, by the residential developer, between new urban density 
residential development (i.e., greater than two dwelling units per acre) and existing 
conventional agricultural operations.  

Consistency: As described in Section 4.2, Agricultural Resources, the proposed 
project would be required to include a fence along the northern boundary of the 
project site between proposed residences and the existing agricultural uses. 
Therefore, the project would be consistent with this policy. Refer also to the analysis 
of the Setback from the Northern Property Line Alternative in Section 6.0, 
Alternatives, which would provide further buffering. 
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Policy Consistency: 2035 General Plan Update 

2035 General Plan Update Policy Consistency Discussion 

LU – 3.9 Right to Farm and Ranch. The County shall protect the rights of operators of 
productive agricultural properties (as defined in the Glossary) and ranching properties 
to commence and continue their agricultural and ranching practices (a “right to farm 
and ranch”) even though established urban uses in the general area may foster 
complaints against those agricultural and ranching practices. The “right to farm and 
ranch” shall encompass the processing of agricultural and ranching products and 
other activities inherent in the definition of productive agriculture and in ranching 
activities. The County shall require all parcel maps approved for locations in or 
adjacent to productive agricultural areas and ranching areas to indicate the “right to 
farm and ranch” policy. The County shall require the program to be disclosed to 
buyers of property in San Benito County.  

Consistency: As described in Section 4.2, Agricultural Resources, the proposed 
project would be required to comply with the County’s Right-to-Farm Ordinance, 
which stipulates all future occupants of the project site would be informed of 
agricultural activities within the vicinity of the project site. Therefore, the project would 
be consistent with this policy. 

LU – 3.10 Agricultural Land Mitigation. If new development permanently converts 
Prime Farmland that is Class 1 soil to non-agricultural uses, the County shall 
encourage project applicants to preserve an equal number of Prime Farmland acres 
(i.e. up to a 1:1 ratio) either on- or off-site. An applicant may pay a mitigation fee(s) for 
some or all of the converted Prime Farmland that is designated Class 1 soils to non-
agricultural uses as agreed in a development agreement. The funds collected shall be 
used for agricultural protection and/or affiliated programs within San Benito County. 
Further, the County shall work with the City of San Juan Bautista and encourage them 
to adopt a similar agricultural conversion mitigation ratio. 

Consistency: As described in Section 4.2, Agricultural Resources, Mitigation Measure 
AG-1 requires a conservation easement, deed restriction, or equivalent payment to a 
qualifying entity for agricultural preservation at a 1:1 ratio, consistent with this policy.  

LU – 4.1 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. 

Consistency: The project would provide market-rate housing at a density of 4.60 
dwellings per gross acre. The project would provide new housing in the county, and 
therefore contributes to the provision of a balance of housing types, locations, and price 
ranges, consistent with this policy, by providing denser housing that will provide additional 
housing opportunities to a broader range of households from varying economic 
segments. 

LU – 4.2 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. 

Consistency: The analysis included in this EIR concludes that there would be 
adequate public facilities and services to support the proposed project, either through 
existing service providers or mitigation measures (refer to Sections 4.12, Public 
Services, 4.13, Transportation and Circulation, and 4.14, Utilities and Service 
Systems). Additionally, the project site is located near major transportation networks 
and transit and bicycle corridors. Therefore, the project would be consistent with this 
policy. 
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LU – 4.3 Residential Density Reductions. The County shall consider reducing the base 
density of a proposed residential development project if a combination of 
environmental hazards (e.g., fire, seismic, flooding, greater than 30 percent slope) 
and/or natural resources (e.g., sensitive habitat, wetlands) existing on the site, after 
consideration of the mitigations to be implemented to address those hazards, make 
higher densities less appropriate. 

Consistency: Impacts of the proposed project related to wildland fire hazards are 
discussed in Section 4.8, Hazards/Hazardous Materials; impacts related to seismicity 
and slopes are described in Section 4.6, Geology and Soils; impacts related to 
flooding are discussed in Section 4.9, Hydrology and Water Quality; and impacts 
related to sensitive habitats and wetlands are discussed in Section 4.4, Biological 
Resources. As described therein, these potential hazards would not require a 

reduction in proposed residential site density. Therefore, the project would be 
consistent with this policy. 

LU – 4.5 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. 

Consistency: Refer to the Land Use Policy 2.1 consistency discussion, above. The 
project would be consistent with this policy. 

LU – 4.6 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.  

Consistency: The project does not constitute clustered residential development, as 
the site is not located within the existing urban areas in the Cities of San Juan 
Bautista or Hollister. Although the site is located one-half mile south of the City of 
Hollister and directly adjacent to existing residential development to the south, the 
project would convert prime farmland, as discussed in LU – 3.10 above, to non-
agricultural use. Thus, the project would be potentially inconsistent with this policy. 

LU – 7.10 New Development Design. The County shall encourage the design of new 
development to complement its surroundings, including nearby development, nearby 
open landscapes, and gateways into populated areas, as well as to show coherence 
within itself, including with regard to architectural style, human–scale development, 
and street layout.  

Consistency: As described in Section 4.1, Aesthetics, the project would substantially 
alter the aesthetic character of the site vicinity by changing the area’s character from 
rural to a more urbanized developed setting. However, Mitigation Measures AES-1(a) 
and AES-1(b) would help ensure development of a thoughtful, cohesive, and well-
designed community. Therefore, the project would be consistent with this policy. 

LU – 9.7 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 other 
urban boundaries for governmental entities that provide water or sewer services.  

Consistency: The proposed project would amend the zoning designation for the site 
from AP to R1. The proposed project does not propose a change in the sphere of 
influence. However, the proposed project would require LAFCO approval of a request 
by the City of Hollister to provide sanitary sewer service the site. As LAFCO would be 
consulted for this service extension, the project would be consistent with this policy. 
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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. 

Consistency: The proposed project is not located within the spheres of influence of 
either the City of Hollister or San Juan Bautista. However, as discussed in the 
consistency discussion for Land Use Element Policy 9.7 above, the proposed project 
would require LAFCO approval of a request by the City of Hollister to provide sanitary 
sewer service to the site. The project would therefore be consistent with this policy. 

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.  

Consistency: The project does not include public art. However, the proposed project 
includes the establishment of a 2.9-acre park and 2.0 acres of open space. The project 
would therefore be consistent with this policy. 

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 
greenways/parkways within new neighborhoods, business districts and commercial 
areas.  

Consistency: Refer to the Economic Development Policy 8.1 consistency discussion. 
The project would develop a park and provide open space. In addition, as discussed 
in Section 4.12, Public Services, the project would develop adequate parkland to 

serve project residents; thus, improvements to existing parks and recreational 
facilities are not required. The project would be consistent with this policy. 

ED – 8.3 Park Financing Mechanisms. The County shall use a variety of financing 
mechanisms to acquire, develop, and maintain park, recreation, and other open space 
uses consistent with growth in County population and adopted land use policies and 
shall encourage the establishment of community service districts or other financing 
mechanisms to finance the maintenance and operation of private and public parks 
created in conjunction with new development.  

Consistency: Refer to the Economic Development Policy 8.1 consistency discussion.  

ED – 8.4 Walking Distance to Parks. Strive to create development patterns such that 
the majority of residents are within a reasonable walking distance of a park, greenway, 
public plaza or recreation center.  
 

Consistency: Refer to the Economic Development Policy 8.1 and Land Use Policy 8.2 
consistency discussion. The project would develop a 2.9-acre park, and the design of 
the project site would be such that residents would be within reasonable walking 
distance to these facilities. Therefore, the project would be consistent with this policy. 

Housing Element
4
 

Policy 1B. 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. 

Consistency: The project would not provide affordable housing, but would provide 
market-rate housing at a density of 4.60 dwellings per gross acre. The project would 
provide new housing in the county, and therefore contributes to the provision of a balance 
of housing types, locations, and price ranges. The project would not interfere with the 
County’s efforts to promote affordable housing. Therefore, the project would not conflict 
with this policy.  

Policy 2A. 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 

Consistency: Refer to Housing Element Policies 1B and 1I consistency discussions 
above. The project would provide new housing, and would therefore be consistent 
with this policy. 

                                                      
4 The 2007-2014 Housing Element was adopted on May 11, 2010. This Element was not updated as part of the 2035 General Plan Update, but was incorporated by reference therein. 
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groups. 

Policy 2C. The County shall assure that new housing efficiently uses land and causes 
minimum environmental impact. 

Consistency: The project would provide housing at a density of 4.60 dwellings per gross 
acre. The project site is located one-half mile south of the City of Hollister in the 
county within an area where infrastructure and public services are available or can be 
extended to meet the needs of the proposed project. The proposed project includes 
sustainable and green building design guidelines which would be applied throughout 
the project site. The environmental impacts caused by the project have been 
addressed in this EIR and mitigated to the extent feasible. Therefore, the project 
would be consistent with this policy. 

Policy 2L. 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. 

Consistency: Refer to Housing Element Policies 1B and 1I consistency discussions 
above. The project would be consistent with this policy. 

Policy 2M. 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. 

Consistency: Refer to Housing Element Policies 1B and 1I consistency discussions 
above. The project would not provide affordable housing, but would provide new 
housing in the county, and would not interfere with the County’s efforts to disperse 
housing types throughout the county. Therefore, the project would not be inconsistent 
with this policy. 

Policy 2R. The County shall use land efficiently to encourage a diversity of housing 
types and to implement “smart” and sustainable development principles. 

Consistency: Refer to Housing Element Policy 2C consistency discussion. The project 
would contribute to the County’s housing stock and would implement green building 
design guidelines, and would not be inconsistent with this policy.  

Policy 5A. The County shall require energy-conserving construction, as required by 
state law. 

Consistency: The proposed project would exceed adopted Title 24 energy 
requirements by a minimum of five percent, and thus would entail energy-conserving 
construction consistent with this policy.  

Policy 5B. The County shall encourage innovative site designs and orientation 
techniques, which incorporate passive and active solar designs and natural cooling 
techniques. 

Consistency: As described in Section 2.0, Project Description, the project design 
takes advantage of natural lighting and landscaping to shade and cool buildings. 
Although individual residences have not yet been designed, there will be opportunity 
for incorporating passive and active solar designs and natural cooling techniques. 
Therefore, the project would not be inconsistent with this policy. 

Policy 5E. The County shall promote energy efficient land use planning by 
incorporating energy conservation as a major criterion for future decision making. 

Consistency: Refer to Housing Element Policies 2C and 5A. The project would not be 
inconsistent with this policy.  

Policy 5G. The County shall require solar access to be considered in environmental 
review and/or decision-making for all subdivisions.  

Consistency: As described in Section 2.0, Project Description, the project design 
takes advantage of natural lighting and landscaping to shade and cool buildings. 
Although individual residences have not yet been designed, there will be opportunity 
for incorporating passive and active solar designs and natural cooling techniques.  
Therefore, the project would not be inconsistent with this policy. 

Circulation Element 

C – 1.2 Complete Streets. To promote a road and street network that accommodates 
cars without requiring car-dependence, the County shall plan for use of roadways by 
all vehicle types and users, including automobiles, trucks, alternative energy vehicles, 

Consistency: The proposed circulation system for the project is designed to 
accommodate the residential development, and would include sidewalks for 
pedestrians. Given the residential nature of the project and its streets, features such 
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agricultural equipment, transit, bicyclists, and pedestrians, when constructing or 
modifying roadways. Additionally, the County shall plan its road and street network to 
reflect a context sensitive approach to the design of thoroughfare assemblies, where 
the allocation of right-of-way and the facilities provided are based on the intended 
character, whether urban or rural, of a particular location (urban context). Roads and 
streets within communities shall be designed to support and encourage walkability as 
a response to their context, whereas roads in open areas of the County shall be 
designed primarily for vehicular circulation. As such, thoroughfares that serve both 
open areas and communities in the County shall change as the surrounding urban 
context varies. This includes: 

a. Encouraging thoroughfare designs that are context sensitive, such as those 
recommended in Designing Walkable Urban Thoroughfares: A Context Sensitive 
Approach by the Institute of Transportation Engineers (ITE); 
b. Supporting urban design principles that promote walkability within communities 
to include: 

i. A mix and variety of land uses designed to be relatively compact and in 
proximity to one another; 
ii. Buildings that are oriented toward streets, with appropriately narrow setbacks 
and functional entries directly fronting onto sidewalks; 
iii. Pedestrian-scaled architecture, landscape, and thoroughfares designed to 
provide engaging sidewalk views and comfort to pedestrians traveling at slow 
speeds; and  
iv. Circulation networks that provide an interconnected system of streets and 
open spaces with relatively small block lengths;  

c. Creating multi-modal street connections in order to establish a comprehensive, 
integrated, and connected transportation network designed to avoid the 
construction of new roadways and rail lines that would cause the physical division 
of existing communities; 
d. Incorporating pedestrian and bicycle facilities, where appropriate and feasible, 
that promote safety and maximize access; 
e. Planting street trees adjacent to curbs and between the street and sidewalk or 
walking path to provide a buffer between the pedestrian and the automobile, 
where appropriate; 
f. Incorporating traffic calming devices such as roundabouts, bulb-outs at 
intersections, and traffic tables; and 
g. Coordinating with other agencies and cities to ensure connections are made 
between jurisdictions. 

as traffic calming and multi-modal connections would not be applicable to the project. 
As the proposed circulation system has been designed with the project context in 
mind, the project would be consistent with this policy. 
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C – 1.3 Roadway Improvement Aesthetics. The County shall require roadway 
improvements such as roadway alignment and grading, landscaping, and/or other 
treatments, to reflect a context sensitive approach and be based on the intended 
character, whether urban or rural, of a particular location 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. 

Consistency: The project site is relatively flat. Therefore, proposed project roadways 
would naturally conform to the existing landform. The project would include 
landscaping in common areas, including along the proposed streets. Therefore, the 
project would be consistent with this policy.  

C – 1.5 Mitigating Transportation Impacts. The County shall assess fees on all new 
development to ensure new development pays its fair share of the costs for new and 
expanded transportation facilities, as applicable, to County, City, regional and/or State 
facilities.  

Consistency: The project would be required to pay the applicable Regional Traffic 
Impact Mitigation Fee (TIMF) to the County of San Benito, consistent with this policy. 

C – 1.10 Street Network Plans. The County shall require project applicants to prepare 
a street network plan for any subdivision proposal located near existing, approved, or 
proposed development (county or city). The plan shall illustrate how adjoining 
properties will inter-connect over the long-term and how the plan will improve 
pedestrian and bicycle connectivity. The plan shall include an interim access plan and 
a long-term plan that consolidates vehicular access onto arterials/collectors (via street 
network design, or some other method).  

Consistency: The project site plan illustrates project site roadways and connectivity 
with existing and potential future off-site development, as well as project access from 
Southside and Hospital Roads. Therefore, the project would be consistent with this 
policy. 

C – 1.11 Discourage Cul-de-Sacs. The County shall encourage developers to 
minimize the use of cul-de-sac streets in new development. Cul-de-sac streets shall 
not exceed 800 feet in length and no portion of the cul-de-sac street shall be more 
than 400 feet from an intersecting street or public accessway unless physical 
constraints make it unfeasible.  

Consistency: As shown in Figure 2-3 in Section 2.0, Project Description, the project 
site would include two cul-de-sacs, neither of which would exceed 800 feet in length 
or more than 400 feet from an intersecting street or public accessway. Therefore, the 
project would be consistent with this policy. 

C – 1.12 Level of Service (LOS) Standard. The County shall endeavor to maintain a 
General Plan target goal of LOS D at all locations. If a transportation facility is already 
operating at an LOS D or E, the existing LOS should be maintained. Exceptions 
should be considered where achievement of these levels of service would cause 
unacceptable impacts to other modes of transportation, the environment, or private 
property. 

Consistency: The Transportation Impact Study for the project, as summarized in 
Section 4.13, Transportation and Circulation, includes an analysis of the proposed 

project against the LOS D standard. Implementation of mitigation Measure T-2(a) 
would result in LOS C operations; however, this improvement is under Caltrans’ 
jurisdiction and authority and therefore beyond the control of the applicant and/or 
County of San Benito. Mitigation Measure T-2(b) would require the applicant to pay 
their fair share toward the Airline Highway (SR 25) and Union Road widening projects, 
which would also mitigate the impact. However, the Airline Highway (SR 25) 
improvements are under Caltrans’ jurisdiction. Due to the uncertainty of project 
completion dates, operational impacts to the Union Road/Airline Highway (SR 25) 
intersection would remain significant and unavoidable until such time as the Airline 
Highway (SR 25) and Union Road widening projects are complete, when impacts 
would be reduced to a less than significant level. Although impacts would remain 
significant and unavoidable, mitigation has been identified to reduce the impact to the 
extent feasible, and the eventual widening of Airline Highway (SR 25) and Union 
Road would reduce the impact. Therefore, the project would not be inconsistent with 
the intent of this policy.  
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C – 1.14 Driveway Siting. The County shall encourage driveways to be located on 
adjacent collector streets rather than on arterial streets.  

Consistency: Residential driveways would be located on internal local roadways. As 
no driveways would be provided on arterial streets, the project would be consistent 
with this policy. 

C – 1.15 Street Networks that Enhance Neighborhood Character. The County shall 
encourage traditional interconnected street networks that provide alternate routes 
between neighborhoods and other measures that slow neighborhood traffic and 
enhance neighborhood character, such as those associated with Complete Streets.  

Consistency: Refer to Circulation Policy 1.2 consistency discussion. The project would 
be consistent with this policy. 

C – 1.16 Roads on Hillsides. The County shall require that new public and private 
roads on hillsides minimize visual impact by blending with natural landforms and by 
following the natural contours of the land as much as possible and that driveway 
access in hillside areas be consolidated where possible and limited to areas where 
adequate sight distance is available for all approaches.  

Consistency: No roadways would be constructed on hillsides. Therefore, the project 
would be consistent with this policy. 

C – 1.17 Grades on Hillsides. The County shall require that new roads on hillsides do 
not exceed a 15 percent grade. The County may allow grades on hillsides of up to 20 
percent for distances of up to 400 feet. Grades over 15 percent must have all weather 
surfaces, such as asphalt or concrete.  

Consistency: No roadways would be constructed on hillsides that exceed a 15% 
grade. Therefore, the project would be consistent with this policy. 

C – 2.1 Bicycle, Pedestrian, and Equestrian Systems. The County shall encourage 
complete, safe, and interconnected bicycle, pedestrian, and equestrian systems, as 
appropriate to the context, that serve both commuter travel and recreational use, and 
provide access to major destinations in the county.  

Consistency: Refer to the Circulation Policy 1.2 consistency discussion. Proposed 
streets would be designed for vehicles and pedestrians. Although bicycle trails are not 
specifically provided, given the nature of the proposed development, bicyclists could 
safely utilize the proposed roadways. Equestrian systems would not be appropriate in 
this context. Therefore, the project would be consistent with this policy. 

C – 2.2 Pedestrian and Bike Path Construction. The County shall plan, design, and 
construct pedestrian routes and bikeways consistent with the 2009 County Bikeway 
and Pedestrian Master Plan or its succeeding plan. Priority shall be given to bicycle 
commuting routes, routes to schools, bike lanes on all new streets classified as 
arterials or collectors, and bike lanes on or adjacent to existing heavily traveled roads.  

Consistency: Refer to Circulation Element Policy 2.1 for consistency discussion, 
above. The project would be consistent with this policy.  

C – 2.6 Development Along Planned Bikeways. The County shall require project 
applicants of new developments adjacent to designated bikeways to provide the 
portion of the planned bikeway within the development, including rights-of-way 
dedication and/or construction when (1) a nexus can be established between the 
proposed development and the dedication and/or construction; and (2) the dedication 
and/or construction would be roughly proportional to the development’s impacts. 

Consistency: The planned 20-mile River Parkway trail system would potentially be 
located immediately east of the site, adjacent to the San Benito River. The project 
provides for open space uses near the river, as shown in Figure 2-3 in Section 2.0, 
Project Description, and therefore would not impede future development of this trail. 
Therefore, the project would be consistent with this policy. 

C – 2.8 Sidewalks or Pedestrian Paths in Subdivisions. The County shall encourage 
project applicants to provide sidewalks or pedestrian paths, or other safe and 
convenient accommodations for pedestrians (e.g., shared-space streets) on all new 
roads or modifications to existing roads, as appropriate to the context, in accordance 
with County road-way design standards. 

Consistency: Refer to Circulation Element Policy 1.2 for consistency discussion. The 
project would provide sidewalks, consistent with this policy. 

C – 2.10 Paths Through Cul-de-Sacs. The County shall encourage developments at a 
density of one unit per acre or greater to include paths for bicycle and pedestrian 

Consistency: Both proposed cul-de-sacs are less than 500 feet in length. The 
proposed project would include sidewalks for pedestrians. Therefore, the project 
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traffic through or near the ends of loop streets and cul-de-sacs over 500 feet in length 
and to facilitate bicycle and pedestrian travel. 

would be consistent with this policy. 

C – 2.11 Curb Ramps. The County shall require developments to include curb ramps 
at new intersections, consistent with ADA requirements.  

Consistency: Curb ramps would be constructed at new intersections within the project 
site consistent with ADA requirements. Therefore, the project would be consistent with 
this policy 

C – 3.8 Transit in New Development. The County shall require new development at 
densities of one unit per acre or greater to provide funding for or construct transit 
stops and signs in appropriate locations and facilitate access to existing or future 
public transit through project design, consistent with the Local Transportation Authority 
Transit Design Guidelines.  

Consistency: The project would be required to provide applicable funding for transit 
facilities, consistent with this policy. 

C – 3.9 Consistency with RTP. The County shall require all new development 
proposals to be consistent with and implement the San Benito County Regional 
Transportation Plan transit policies.  

Consistency: The most recent San Benito County Regional Transportation Plan (RTP) 
was adopted on June 19, 2014. Under the goal of Access and Mobility, the RTP has 
the policy objective of providing “convenient, accessible, and reliable travel options 
while maximizing productivity for all people and goods in the region.” The project 
would provide internal circulation for vehicles and pedestrians, and would be required 
to provide applicable funding for transit facilities. Therefore, the Project would be 
consistent with this policy 

Public Facilities and Services Element 

PFS – 1.1 Essential Facilities and Services. The County shall ensure that adequate 
public facilities and services essential for public health and safety are provided to all 
county residents and businesses and maintained at acceptable service levels. Where 
public facilities and services are provided by other agencies, the County shall 
encourage similar service level goals.  

Consistency: Refer to Land Use Element Policy 1.1 consistency discussion. The 
project site is located one-half mile south of the City of Hollister in the county within an 
area where infrastructure and public services are available or can be extended to 
meet the needs of the proposed project. Further, as described in Section 4.12, Public 
Services, Section 4.14, Utilities and Service Systems, and Section 4.13, 
Transportation and Circulation, adequate public services and facilities would be 
available to the project. Because adequate public facilities and services essential for 
public health and safety would be provided, the project would be consistent with this 
policy.  

PFS – 1.2 Facilities and Services Deficiencies. The County shall coordinate with other 
public facility and service providers, such as Cal Fire and water districts, to identify 
and find solutions to key infrastructure deficiencies in the county.  

Consistency: Refer to Public Facilities and Services Element Policy 1.1 consistency 
discussion. The project would be consistent with this policy. 

PFS – 1.4 Level of Service. The County shall preserve, improve, and replace public 
facilities as necessary to maintain adequate levels of service for existing and future 
development. Where public facilities and services are provided by other agencies, the 
County shall encourage similar service level goals.  

Consistency: Refer to Land Use Element Policy 1.1 and Public Facilities and Services 
Policy 1.1 consistency discussions. The project would be consistent with this policy. 

PFS – 1.9 Development Review. The County shall evaluate facility capacity, levels of 
service, and/or funding needs during the development review process to ensure 
adequate levels of service and facilities are provided and maintained.  

Consistency: Refer to Land Use Element Policy 1.1 and Public Facilities and Services 
Policy 1.1 consistency discussions. Sections 4.12, Public Services, 4.13, 
Transportation and Circulation, and 4.14, Utilities and Service Systems, include a 
review of facility capacity, levels of service, and/or funding needs for provision of 
public services and facilities to the site, and demonstrate that adequate levels of 
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service would be provided and maintained. The project would therefore be consistent 
with this policy. 

PFS – 1.10 Maximize Use of Existing Facilities. The County shall require new 
development projects to be designed and sited to use existing facilities and services to 
the extent practical and to the extent that such a design and site choice would be 
consistent with good design principles.  

Consistency: Water service would be provided by SSCWD and the proposed project 
would connect to the City of Hollister’s water reclamation facility (WRF), an existing 
facility. Because the project would utilize existing facilities and services to the extent 
possible, it would be consistent with this policy.  

PFS – 1.11 Pay Fair Share. The County shall require new development to pay its fair 
share of public facility and service costs.  

Consistency: As discussed in Sections 4.12, Public Services, and 4.13, 
Transportation and Circulation, the proposed project would be required to pay 
applicable public facility and service fees. Refer also to Public Facilities and Services 
Policy 1.2 consistency discussion. The project would be consistent with this policy. 

PFS – 1.12 New Development Requirements. The County shall require new 
development, in compliance with local, State, and Federal law, to mitigate project 
impacts associated with public facilities and services, including, but not limited to, fire, 
law enforcement, water, wastewater, schools, infrastructure, roads, and pedestrian 
and bicycle facilities through the use of annexation fees, connection fees, facility 
construction/expansion requirements, or other appropriate methods.  

Consistency: Refer to Land Use Element Policy 1.3 consistency discussion. As noted 
therein, impacts to police protection, fire protection and ambulance services, schools, 
parks and recreational facilities, and library services and facilities would be less than 
significant pursuant to payment of required fees. In addition, as described in Section 
4.14, Utilities and Service Systems, and 4.13, Transportation and Circulation, 
proposed on-site water, wastewater, and circulation infrastructure would be adequate 
to serve the proposed project, and adequate wastewater capacity exists at the 
Hollister Water Reclamation Facility to serve the project. Similarly, adequate landfill 
capacity is available to serve the project. Therefore, because impacts of the project to 
these services would be adequately mitigated with fees and other measures, the 
project would be consistent with this policy. 

PFS – 1.13 Service Agency Notification. The County shall notify the appropriate 
agencies (e.g., cities, special districts, school districts, emergency service providers) 
of new development applications within their service areas early in review process to 
allow sufficient time to assess impacts on facilities and services.  

Consistency: Service agencies have been contacted during preparation of this EIR, 
and have been notified of the availability of the Draft EIR public review period. 
Therefore, the project would be consistent with this policy. 

PFS – 3.1 Water District Support. The County shall support efforts of the San Benito 
County Water District to ensure that adequate high-quality water supplies are 
available to support current residents and businesses and future development 
projects.  

Consistency: Water service to the site would be provided by the Sunnyslope County 
Water District (SSCWD). As described in Section 4.14, Utilities and Service Systems, 

sufficient water supplies would be available to serve the proposed project. This 
conclusion is based on a water supply evaluation (WSE) prepared for the proposed 
project by Tully & Young (2015), as well as the Hollister Urban Area’s 2021 Urban 
Water Management Plan (UWMP, June 2011). Further detail is provided in Impact U-
1 in Section 4.14, Utilities and Service Systems. Because adequate water quality and 
quantity has been shown, the project would be consistent with this policy. 

PFS – 3.9 Sufficient Water Supply for New Development. The County shall require 
new development to prepare a source water sufficiency study and water supply 
analysis for use in preparing, where required, a Water Supply Assessment per SB 610 
and a Source Water Assessment per Title 22. This shall include studying the effect of 
new development on the water supply of existing users. The County encourages the 
development of integrated regional water management plans or similar plans.  

Consistency: Refer to Public Facilities and Services Element Policy 3.1 consistency 
discussion. A Water Supply Assessment is not required for this project. However, a 
water supply evaluation (WSE) was prepared for the proposed project by Tully & 
Young (2015). Therefore, the project would be consistent with this policy.  
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PFS – 4.1 Adequate Water Treatment and Delivery Facilities. The County shall 
ensure, through the development review process, that adequate water supply, 
treatment and delivery facilities are sufficient to serve new development, and are able 
to be expanded to meet capacity demands when needed. Such needs shall include 
capacities necessary to comply with water quality and public safety requirements.  

Consistency: Water service to the site would be provided by SSCWD. As described in 
Section 4.14, Utilities and Service Systems, sufficient water supplies would be 

available to serve the proposed project. In addition, SSCWD facilities are adequate to 
serve the project. Therefore, the project would be consistent with this policy.  

PFS – 4.2 Water Facility Infrastructure Fees. As a condition of approval for 
discretionary developments, the County shall not issue approval for a final map until 
verification of adequate water and wastewater services has been provided, which may 
include verification of payment of fees imposed for water and wastewater 
infrastructure capacity per the fee payment schedule from the water and wastewater 
provider.  

Consistency: County approval for the proposed project’s final map would not occur 
until verification of water and wastewater services has been provided, as required by 
the County. The availability of both water and wastewater services has also been 
analyzed in Section 4.14, Utilities and Service Systems. As noted therein, adequate 

water and wastewater capacity is available to serve the project. Therefore, the project 
would be consistent with this policy.  

PFS – 4.7 Consistent Fire Protection Standards for New Development. The County, in 
coordination with public and private water purveyors and fire protection agencies, shall 
ensure consistent and adequate standards for fire flows and fire protection for new 
development, with the protection of human life and property as the primary objectives.  

Consistency: As part of the project’s design, all road widths and circulation, as well as 
the placement of fire hydrants and installation of automatic sprinkler systems, would 
be designed with the guidance of the San Benito County Fire Department. In addition, 
as discussed in Section 4.12, Public Services, the project would result in less than 
significant impacts to fire protection services. Therefore, the project would be 
consistent with this policy. 

PFS – 5.3 Adequate Water Treatment and Disposal. The County shall ensure through 
the development review process that wastewater collection, treatment, and disposal 
facilities are sufficient to serve existing and new development, and are able to be 
expanded to meet capacity demands when needed.  

Consistency: As discussed in Section 4.14, Utilities and Service Systems, wastewater 
would be processed at the City of Hollister Wastewater Treatment Plant, which has 
sufficient capacity to serve the site. Therefore, the project would be consistent with 
this policy. 

PFS – 5.4 Developer Requirements. The County shall require that new development 
meet all County requirements for adequate wastewater collection, treatment, and 
disposal prior to project approval.  

Consistency: Refer to Public Facilities and Services Element Policy 4.2 and 5.3 
consistency discussion. Adequate wastewater collection, treatment, and disposal 
capacity is available to serve the project, and County approval for the proposed 
project’s final map would not occur until verification of wastewater services has been 
provided. Therefore, the project would be consistent with this policy.  

PFS – 6.1 Adequate Stormwater Facilities. The County shall require that stormwater 
drainage facilities are properly designed, sited, constructed, and maintained to 
efficiently capture and dispose of runoff and minimize impacts to water quality.  

Consistency: The proposed project would include an on-site retention/detention basin, 
which would be sized in accordance with applicable requirements and standards to 
store the 100 year event with no outflow. Therefore, the project would be consistent 
with this policy.  

PFS – 6.2 Best Management Practices. The County shall require best management 
practices in the development, upgrading, and maintenance of stormwater facilities and 
services to reduce pollutants from entering natural water bodies while allowing 
stormwater reuse and groundwater recharge.  

Consistency: As discussed in Section 4.9, Hydrology and Water Quality, construction 

activity on project sites that disturb one or more acres of soil (such as the proposed 
project) are required to comply with the NPDES program through preparation of a 
SWPPP, which outlines BMPs that would address post‐construction runoff. As the 

project would implement BMPs to reduce pollutants from entering natural water 
bodies, it would be consistent with this policy. 

PFS – 6.3 Natural Drainage Systems. The County shall encourage the use of natural 
stormwater drainage systems (e.g. swales, streams) to preserve and enhance the 
environment and facilitate groundwater recharge.  

Consistency: Refer to Public Facilities and Services Element Policy 6.1 consistency 
discussion. The project would include a retention/detention basin, and would therefore 
be consistent with this policy.  
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PFS – 6.4 Development Requirements. The County shall require project designs that 
minimize stormwater drainage concentrations and impervious surfaces, complement 
groundwater recharge, avoid floodplain areas, and use natural watercourses in ways 
that maintain natural watershed functions and provide wildlife habitat.  

Consistency: Refer to Public Facilities and Services Element Policy 6.1 consistency 
discussion. The project would capture runoff from new on-site impervious surfaces, 
and would not place structures or other development within the 100-year floodplain. 
Therefore, the project would be consistent with this policy.  

PFS – 6.5 Stormwater Detention Facilities. Where necessary, the County shall require 
on-site detention/retention facilities and/or velocity reducers to maintain pre-
development runoff flows and velocities in natural drainage systems.  

Consistency: As discussed in Section 4.9, Hydrology and Water Quality, the proposed 

retention/detention basin would be designed to store and attenuate runoff from 
impervious surfaces and rooftops and would be sized in accordance with applicable 
standards and requirements to store the 100 year event with no outflow. Therefore, 
the project would be consistent with this policy.  

PFS – 6.6 Stormwater Detention Basin Design. The County shall require stormwater 
detention basins be designed to ensure public safety, be visually unobtrusive, provide 
temporary or permanent wildlife habitat, and where feasible, provide recreation 
opportunities.  

Consistency: The project would include an on-site retention/detention basin. The 
basin would be located in the southwestern portion of the site, near the San Benito 
River and proposed on-site open space. The proposed basin would be visually 
unobtrusive and provide habitat, consistent with this policy.  

PFS – 6.7 Runoff Water Quality. The County shall require all drainage systems in new 
development and redevelopment to comply with applicable State and Federal non-
point source pollutant discharge requirements.  

Consistency: Refer to Public Facilities and Services Element Policy 6.5 consistency 
discussion. The project would comply with applicable discharge requirements, and 
would therefore be consistent with this policy.  

PFS – 6.8 Reduce Erosion and Sedimentation. The County shall ensure that drainage 
systems are designed and maintained to minimize soil erosion and sedimentation and 
maintain natural watershed functions.  

Consistency: As described in Impact H-1 in Section 4.9, Hydrology and Water Quality, 
erosion and sedimentation from construction activities would be minimized through 
application of required BMPs and compliance with Chapter 19.17 of the San Benito 
County Code. Pursuant to compliance with these existing requirements, impacts 
would be less than significant and the project would be consistent with this policy. 

PFS – 7.1 Adequate Capacity. The County shall ensure that there is adequate 
capacity within the solid waste system for the collection, transportation, processing, 
recycling, and disposal of solid waste to meet the needs of existing and projected 
development.  

Consistency: Solid waste from the Project Site would be disposed at the John Smith 
Road Landfill, a Class III landfill with a maximum permitted throughput of 1,000 tons 
per day and an average daily disposal rate of 675 tons per day. As described in 
Section 4.14, Utilities and Service Systems, the landfill would have adequate capacity 
to receive solid waste from the proposed project. Therefore, the project would be 
consistent with this policy. 

PFS – 7.6 Construction Materials Recycling. The County shall encourage recycling 
and reuse of construction waste, including recycling materials generated by the 
demolition of buildings, with the objective of diverting 50 percent to a certified recycling 
processor. The County shall encourage salvaged and recycled materials for use in 
new construction.  

Consistency: The analysis of solid waste impacts in Section 4.14, Utilities and Service 
Systems, assumes that the project would have a 51 percent reduction in solid waste 
generation for most on-site uses, consistent with the latest reported County of San 
Benito diversion rate. Therefore, the proposed project would be consistent with this 
policy. 

PFS – 8.5 Undergrounding of Utility Lines. The County shall require utility lines in 
subdivisions to be placed underground. During roadway construction or as other 
opportunities are presented, the County shall encourage utility providers to 
underground existing utility lines.  

Consistency: All on-site utility lines would be placed underground, consistent with this 
policy. 

PFS – 9.7 Subdivision Improvement Requirements. The County shall require new 
residential and commercial development projects to include the facility components 
necessary to support modern telecommunication technologies, such as conduit space 

Consistency: Telecommunications services would be provided by AT&T and Charter 
Communications. These utilities currently serve the existing area. Therefore, the 
project would be consistent with this policy. 
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within joint utility trenches.  

PFS – 10.3 New School Location. The County shall encourage school districts to site 
new schools in locations that are consistent with current and future land uses. The 
County shall also encourage the siting of new schools near residential areas with safe 
access for students to walk or bicycle to and from their homes. 

Consistency: The proposed project would generate an estimated total of 
approximately 100 elementary, middle, and high school students (refer to Impact PS-3 
in Section 4.12, Public Services). The estimated 100 students could be 
accommodated at existing school facilities. Therefore, the project would not require 
new schools, and would not conflict with this policy. 

PFS – 10.5 School Impact Fees. The County shall support the efforts of school 
districts to obtain necessary funding, including school impact fees.  

Consistency: The project developer would be required to pay the applicable SB 50 
school impact fee consistent with this policy.  

PFS – 12.2 Sheriff Department Response Time Standards. The County shall strive to 
achieve and maintain appropriate Sheriff Department response times for all call 
priority levels to provide adequate law enforcement services for all County residents.  

Consistency: The San Benito County Sheriff’s Department provides police service for 
the project site. As described in Section 4.12, Public Services, the proposed project 
would generate approximately 598 residents. The County Sherriff Department staff 
has indicated that implementation of the proposed project would not require additional 
police facilities, as service levels could be maintained via more staffing or other 
operational changes that would not physically impact the environment. The required 
payment of public facility fees would help fund the additional staffing or other 
operational changes that would help maintain the existing service level with the 
increase in service population. Therefore, the project would be consistent with this 
policy.  

PFS – 12.4 Fair Share. The County shall require new development to pay its fair share 
of the costs for providing law enforcement service facilities and equipment to new 
residents.  

Consistency: Refer to Public Facilities and Services Element Policy 12.2 consistency 
discussion. The project would be consistent with this policy. 

PFS – 13.1 Fire Staffing and Response Time Standards. The County shall strive to 
maintain fire department staffing levels and response times consistent with National 
Fire Protection Association standards.  

Consistency: As described in Section 4.12, Public Services, based on the project’s 
estimated population of approximately 598 new residents, the current response times, 
and the distance between the project site and existing fire stations, the proposed 
project would not trigger the need to construct a new fire station or to expand existing 
fire stations in order to maintain acceptable performance standards or levels of 
service. Thus, the project would not impact staffing levels or response times, and 
would be consistent with this policy. . 

PFS – 13.5 Water Service Standards. The County shall require all development within 
unincorporated communities to have adequate water supply, pressure, and capacity 
for fire protection.  
 
PFS-13.6 Visible Signage. The County shall require that all roads and buildings are 
properly identified by name or number with clearly visible signs in order to promote 
faster response times. 

Consistency: Refer to Public Facilities and Services Element Policy 4.7 consistency 
discussion. As described previously, adequate water supply is available to serve the 
project. In addition, the Project’s water system would be designed to maintain 
minimum fire flow standards. Therefore, the project would be consistent with this 
policy.  

PFS – 13.7 Fire Facility Fees. The County shall require new development to pay its 
fair share of fees for new fire station facilities, equipment, and staffing necessary to 
maintain the County’s service standards in that area. New development may also be 
required to create or join a special assessment district or other funding mechanism, to 

Consistency: The project would be required to pay the applicable development impact 
fee, which would be used to pay for capital expenditures and equipment. In Thus, the 
project would be consistent with this policy.  
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pay the costs associated with the operation of a fire station. 

PFS – 13.9 Fire Safety Compliance. The County shall ensure that all proposed 
developments are reviewed for compliance with the California Fire Code and other 
applicable State laws. 

Consistency: As part of final project approval, the county would ensure that the 
proposed project is compliant with applicable codes and laws per the intent of this 
policy.  

Natural and Cultural Resources 

NCR – 1.1 Maintenance of Open Space. The County shall support and encourage the 
maintenance of open space lands that support natural resources, agricultural 
resources, recreation, tribal resources, wildlife habitat, water management, scenic 
quality, and other beneficial uses.  

Consistency: Although the project would develop a 44.4-acre site that is currently 
comprised of agricultural open space, the proposed project would set aside 
approximately 2.0 acres of open space adjacent to the San Benito River corridor. This 
open space area would support natural resources, wildlife habitat, scenic quality, and 
other benefits, consistent with this policy. 

NCR – 2.2 Habitat Protection. The County shall require major subdivisions within 
potential habitat of Federal- or State-listed rare, threatened, or endangered plant or 
animal species to mitigate the effects of development. Mitigation for impacts to 
species may be accomplished on land preserved for open space, agricultural, or 
natural resource protection purposes.  

Consistency: As discussed in Section 4.4, Biological Resources, all impacts to 

sensitive habitat and special status species would be mitigated to a less than 
significant level. Thus, the project would be consistent with this policy.  

NCR – 2.4 Maintain Corridors for Habitat. The County shall protect and enhance 
wildlife migration and movement corridors to ensure the health and long-term survival 
of local animal and plant populations, in particular contiguous habitat areas, in order to 
increase habitat value and lower land management costs. As part of this effort, the 
County shall require road and development sites in rural areas to: 
a. Be designed to maintain habitat connectivity with a system of corridors for wildlife or 
plant species and avoiding fragmentation of open space areas; and 
b. Incorporate measures to maintain the long-term health of the plant and animal 
communities in the area, such as buffers, consolidation of/or rerouting access, 
transitional landscaping, linking nearby open space areas, and habitat corridors.  

Consistency: As noted in Section 4.4, Biological Resources, No major wildlife 
movement corridors or nursery sites are mapped within the project site. Indirect 
impacts to the San Benito River channel due to light overspill could occur, but would 
be minimized through required compliance with the County Dark Skies Ordinance. As 
impacts to wildlife movement corridors would be less than significant, the project 
would be consistent with this policy.  

NCR – 2.5 Mitigation for Wetland Disturbance or Removal. The County shall 
encourage the protection of the habitat value and biological functions of oak 
woodlands, native grasslands, riparian and aquatic resources, and vernal pools and 
wetlands. The County shall further require mitigation for any development proposals 
that have the potential to reduce these habitats. Recreational trails and other features 
established within natural wetlands and aquatic and riparian buffer areas shall be, as 
long as such areas are not required to meet the Americans with Disabilities Act, 
located along the outside of the sensitive habitat whenever possible to minimize 
intrusions and maintain integrity of the habitat. Exceptions to this action include 

Consistency: As noted in Section 4.4, Biological Resource, the project site does not 

contain wetlands. Therefore, the project would be consistent with this policy.  
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irrigation pumps, roads and bridges, levees, docks, public boat ramps, and similar 
uses. In all cases where intrusions into these buffers are made, only the minimum 
amount of vegetation necessary to construct the feature shall be removed.  
 
NCR-2.8. Pre-Development Biological Resource Assessment. The County shall 
require the preparation of biological resource assessments for new development 
proposals as appropriate. The assessment shall include the following: a biological 
resource inventory based on a reconnaissance-level site survey, and an analysis of 
anticipated project impacts to: potentially occurring special-status species (which may 
require focused special-status plant and/or animal surveys); an analysis of sensitive 
natural communities; wildlife movement corridors and nursery sites on or adjacent to 
the project site; potentially jurisdictional wetlands/waterways; and locally protected 
biological resources such as trees. The assessment shall contain suggested 
avoidance, minimization, and/or mitigation measures for significant impacts to 
biological resources. 
 
NCR-2.9. Mitigation Funding and Site Protection. The County shall require that project 
applicants demonstrate that adequate funding can be provided to implement all 
required biological mitigation and monitoring activities. Habitat preserved as part of 
any mitigation and monitoring plan shall be preserved through a conservation 
easement, deed restriction, and other method to ensure that habitat remains 
protected. 
 
NCR-2.10. Invasive Species. The County shall require that new developments avoid 
the introduction or spread of invasive plant species during construction by minimizing 
surface disturbance, seeding and mulching disturbed areas with certified weed-free 
native mixes, and using native or noninvasive species in erosion control plantings. 
 

NCR – 3.1 Comprehensive Park System. The County shall continue to acquire, 
develop, operate, and maintain a comprehensive system of parkland and recreational 
facilities that include active and passive recreation for a wide range of users.  

Consistency: The proposed project includes the establishment of 2.9 acres of 
parkland. Therefore, the project would be consistent with this policy.  

NCR – 3.2 Park Ratio Standard. The County shall encourage and support the 
development of recreational facilities to serve unincorporated communities at a ratio of 
five acres of recreation area per 1,000 persons. 

Consistency: Refer to Impact PS-5 in Section 4.12, Public Services. The project would 
provide 2.9 acres of parkland and 2.0 acres of open space that are open to the public. 
Pursuant to the County of San Benito Code of Ordinances, Section 23.15.008, 
Parkland Dedication Requirements, the proposed 2.9 acres of parkland plus 10 
percent of the 2.0 acre open space area (or 0.2 acre) within the 100 year floodplain 
would qualify as dedicated parkland. The proposed dedication of 3.1 acres of 
parkland was reviewed by the County of San Benito Parks and Recreation 
Commission in October 2014, which concluded that the proposed on-site park areas 
would be consistent with the minimum sizes and standards of the Classification 
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System, as described in Chapter 9 of the Parks and Recreation Facilities Master Plan 
(2010). Therefore, the project would be consistent with this policy.  

NCR – 3.7 On-Site Recreation. The County shall require new major subdivisions to 
include on-site recreation facilities, with design and features appropriate to the size, 
type, and setting of each subdivision and with financing for long-term maintenance. 

Consistency: The project would provide 2.9 acres of parkland, consistent with this 
policy. 

NCR – 3.9 Evaluation of New Development. The County shall require an evaluation of 
new development within existing communities to include an analysis of the individual 
and cumulative effect of the development on the recreational needs of the community 
and county. 

Consistency: The evaluation of the project’s individual and cumulative effect on parks 
and recreation facilities is provided in Section 4.12, Public Services. As noted therein, 
the project would provide more than the required parkland acreage to meet County 
park ratio standards (refer to Natural and Cultural Resources Policy 3.2 consistency 
discussion). Therefore, the project would be consistent with this policy.  

NCR – 4.1 Mitigation for Wetland Disturbance or Removal. The County shall consider 
implementing Regional Water Quality Control Board Basin Plan policies to improve 
areas of low water quality, maintain water quality on all drainage, and protect and 
enhance habitat for fish and other wildlife on major tributaries to the Pajaro River (San 
Benito River, Pacheco Creek) and the Silver Creek watershed. 

Consistency: As described in Section 4.9, Hydrology and Water Quality, the project 
would include a new on-site retention/detention basin, which would serve to ensure 
that the project does not impair local water quality, including within the adjacent San 
Benito River, consistent with the Basin Plan. The project site is not located near 
Pacheco Creek, nor is it within the Silver Creek watershed. Thus, the project would 
not result in impacts to these areas. Because the project would not degrade water 
quality or impact habitat for fish or other habitat on major tributaries to the Pajaro 
River and the Silver Creek watershed, the project would be consistent with this policy.  

NCR – 4.4 Open Space Conservation. The County shall encourage conservation and, 
where feasible, creation or restoration of open space areas that serve to protect water 
quality such as riparian corridors, buffer zones, wetlands, undeveloped open space 
areas, and drainage canals.  

Consistency: The project would include 2.0 acres of open space adjacent to the San 
Benito River. Therefore, the project would be consistent with this policy. 

NCR – 4.5 Groundwater Recharge. The County shall encourage new development to 
preserve, where feasible, areas that provide important groundwater recharge and 
stormwater management benefits such as undeveloped open spaces, natural habitat, 
riparian corridors, wetlands, and natural drainage areas.  

Consistency: As described in Section 4.9, Hydrology and Water Quality, the proposed 

project would not significantly deplete groundwater, and stormwater runoff from the 
site would be captured in an on-site retention/detention basin, which would allow for 
some groundwater recharge. Therefore, the proposed project would not substantially 
deplete groundwater supplies or interfere substantially with groundwater recharge 
such that there would be a net deficit in aquifer volume or lowering of the local 
groundwater table level. As such, the Project would be consistent with this policy. 

NCR – 4.6 Groundwater Studies for New Development. To ensure an adequate water 
supply, large-scale development projects that meet the criteria in California Water 
Code section 10912 shall prepare an analysis of the sufficiency of the groundwater 
from the basin or basins from which the proposed project will be supplied to meet the 
projected water demand associated with the proposed project in accordance with SB 
610.  

Consistency: Refer to Public Facilities and Services Element Policy 3.9 consistency 
discussion. A Water Supply Assessment is not required for this project. However, a 
water supply evaluation (WSE) was prepared for the proposed project by Tully & 
Young (2015). The WSE demonstrates that water is available to serve the project. 
Therefore, the project would be consistent with this policy.  

NCR – 4.7 Best Management Practices. The County shall encourage new 
development to avoid significant water quality impacts and protect the quality of water 
resources and natural drainage systems through site design, source controls, runoff 
reduction measures, and best management practices (BMPs).  

Consistency: Refer to Public Facilities and Services Element Policy 6.1 and 6.2 
consistency discussions. The proposed project would include an on-site 
retention/detention basin, which would be sized in accordance with applicable 
requirements and standards to store the 100 year event with no outflow. In addition, 
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as discussed in Section 4.9, Hydrology and Water Quality, construction activity on 
project sites that disturb one or more acres of soil (such as the proposed project) are 
required to comply with the NPDES program through preparation of a SWPPP, which 
outlines BMPs that would address post‐construction runoff. As the project would 

implement BMPs to reduce pollutants from entering natural water bodies, the project 
would be consistent with this policy.  

NCR – 4.10 Water Efficient Landscape Ordinance. The County shall develop, 
maintain, and implement a Water Efficient Landscape Ordinance, consistent with the 
Model Water Efficient Landscape Ordinance prepared by the California Department of 
Water Resources, to require greater use of regionally native drought-tolerant 
vegetation, limitations on the amount of turf in residential development, and other 
measures as appropriate. 
 
NCR-4.11. Reclaimed Water. The County shall require, where feasible, the use of 
reclaimed water irrigation systems in new development wherever possible. 
 

Consistency: Mitigation Measure AES-1(b) in Section 4.1, Aesthetics, requires that 

landscaping consist of drought-tolerant native species. Therefore, the project would 
be consistent with this policy. 

NCR – 4.12 Rainwater Catchment. The County shall encourage homeowners to install 
roof catchment systems and use rainwater for non-potable uses in order to reduce the 
need for groundwater. 

Consistency: Although not proposed as part of the project, future homeowners would 
be free to install roof catchment systems, consistent with this policy. 

NCR – 4.16 Develop in Existing Areas. The County shall encourage development to 
occur in or near existing developed areas in order to reduce the use of individual 
septic systems in favor of domestic wastewater treatment in an effort to protect 
groundwater quality. 

Consistency: The project site is located adjacent to existing residential development 
(located immediately south of the site), and wastewater generated from the project 
would be collected and conveyed via a sanitary sewer force main to the City of 
Hollister’s wastewater treatment plant for processing. Therefore, the project would be 
consistent with this policy. 

NCR – 6.1 Local Renewable Energy. The County shall strive to increase the supply of 
locally-produced, renewable energy (e.g., solar, wind, geothermal, and biomass) in 
order to promote energy independence and efficiency. 

Consistency: As described in the Section 2.0, Project Description, building design and 

siting takes advantage of natural lighting and landscaping to shade and cool buildings. 
In addition, as described in the Land Use Element Policy 2.1 consistency discussion, 
the project includes sustainable and green building design guidelines. Therefore, the 
project would be consistent with this policy. 

NCR – 8.1 Protect Scenic Corridors. The County shall endeavor to protect the visual 
characteristics of certain transportation corridors that are officially designated as 
having unique or outstanding scenic qualities. 

Consistency: The project would be directly visible from Southside Road and Hospital 
Road, neither of which is designated by the County as a scenic corridor. Although the 
project would result in significant and unavoidable impacts on scenic viewsheds from 
these roadways (refer to Impact AES-1 in Section 4.1, Aesthetics), because these 

roadways are not officially designated as having unique or outstanding scenic qualities, 
the project would be consistent with this policy. 

NCR – 8.4 Review Architectural Massing. The County shall review development 
proposals to ensure that the obstruction of views is minimized through architectural 
building massing and location that is compatible with scenic areas.  

Consistency: Refer to the Natural and Cultural Resources Policy 8.1 consistency 
discussion. As described in Section 4.1, Aesthetics, impacts to scenic vistas would be 
significant and unavoidable, in part because the project would partially obscure 
background hillside views. However, Mitigation Measures AES-1(a) and AES-1(b) 
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would help ensure development of a thoughtful, cohesive, and well-designed 
community, and would minimize, to the extent feasible, the obstruction of views. Since 
this obstruction has been minimized to the extent feasible, the project would be 
consistent with the intent of this policy.  

NCR – 8.5 Review Site Planning. The County shall review development proposals to 
ensure a reasonable and attractive appearance from the highway concurrent with a 
harmonious relationship with the existing landscape and shall require development 
that determined not to be in harmonious relationship with the existing landscape to be 
screened from view through planting or other forms of visual buffers.  

Consistency: The project would not be visible from a highway. State Route (SR) 25 is the 
nearest highway to the project site. However, as described in Section 4.1, Aesthetics, the 
project site is not within the SR 25 viewshed. Therefore, the project would be consistent 
with this policy. 

NCR – 8.6 Regulate Building Height and Setback. The County shall regulate building 
height and setbacks to protect the field of vision within an officially designated Scenic 
Corridor. The County shall not approve building heights that exceed, nor setback 
requirements that are less, than those of the basic zoning district unless such variance 
has had the appropriate review and public comment.  

Consistency: Height and setback requirements for the project would be consistent 
with the proposed R1 zoning for the site. The Project is not located near an officially 
designated Scenic Corridor. Thus, project building heights and setback requirements 
would not obstruct views from a Scenic Corridor, and the project would be consistent 
with this policy. 

NCR – 8.9 Hillside and Ridgeline Protection. The County shall use design review for 
development on hillsides and within Scenic Corridors to protect the hillsides and 
ridgelines that are a unique scenic resource in the county. The County shall prohibit 
development within 100 vertical feet of any ridgeline unless there are no site 
development alternatives. 
 
NCR-9.1. Light Pollution Reduction. The County shall continue to enforce the 
development lighting ordinance (SBC Code Chapter 19.13) and restrict outdoor 
lighting and glare from development projects in order to ensure good lighting 
practices, minimize nighttime light impacts, and preserve quality views of the night 
sky. The ordinance shall continue to recognize lighting zones and contain standards to 
avoid light trespass, particularly from developed uses, to sensitive uses, such as the 
areas surrounding Fremont Peak State Park and Pinnacles National Park.  

Consistency: The proposed project does not propose residential or urban 
development on hillsides with 30 percent or greater slopes. Therefore, the project 
would be consistent with this policy.  

Health and Safety Element 

HS – 1.11 Road Capacity. The County shall require roads to be of adequate capacity 
for use in times of emergency.  

Consistency: The proposed facilities would be accessed from Southside and Hospital 
Roads. Two access points would be constructed (one from each road). All new 
roadways would be required to comply with County standards. Therefore, the project 
would be consistent with this policy. 

HS – 1.14 Development Restrictions in High Risk Areas. The County shall discourage 
development in areas that may be more severely impacted by climate change, 
including areas at high risk of wildfire or flooding, unless proper design mitigation is 
included in the proposed project.  

Consistency: As described in Section 4.8, Hazards/Hazardous Materials, the project 
site is not located in a fire hazard severity zone. Further, access to the site is readily 
available from Southside and Hospital Roads. As described in Section 4.9, Hydrology 
and Water Quality, a portion of the project site contains a 100-year flood zone. 
However, the project would not place habitable structures within this area. While 
climate change could potentially affect flood hydrographs (flash floods, rain or snow 
events, coincidental high tide and high runoff events), and increase the risk of wildfire 
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hazards (refer to Section 4.7, Greenhouse Gas Emissions/Climate Change), these 
hazards would not be expected to increase to the extent that the project site would be 
significantly impacted. Therefore, the project would be consistent with this policy. 

HS – 2.1 Minimum Flood Protection. The County shall require a minimum 100-year 
flood protection for all new development in accordance with local, State, and Federal 
requirements to avoid or minimize the risk of flood damage.  
 
HS-2.3 Floodwater Diversion. The County shall require new flood control projects or 
developments within areas subject to 100-year floods to be constructed in a manner 
that will not cause floodwaters to be diverted onto adjacent property or increase flood 
hazards to property downstream. 
 
HS-2.5 Minimize Facility Impacts. The County shall ensure that the upgrade, 
expansion, or construction of any flood control facilities will not adversely divert flood 
water or increase flooding. 
 
HS-2.8 Natural Designs. The County shall encourage flood control facility designs that 
retail natural contours and vegetation of waterways, while retaining dynamic flow and 
functional integrity. 
 
HS-2.9 Reduce Erosion and Sedimentation. The County shall ensure that flood control 
facilities are designed and maintained to minimize soil erosion and sedimentation and 
maintain natural watershed functions. 
 
 

Consistency: As described in Section 4.9, Hydrology and Water Quality, a portion of 
the project site contains a 100-year flood zone. However, the project would not place 
habitable structures within this area. Therefore, the project would be consistent with 
this policy.  

HS – 3.2 Subsidence or Liquefaction. The County shall require that all proposed 
structures, utilities, or public facilities within recognized near-surface subsidence or 
liquefaction areas be located and constructed in a manner that minimizes or 
eliminates potential damage.  

Consistency: As described in Section 4.6, Geology and Soils, due to the depth of 
groundwater on the project site, the potential for seismic-related ground failure from 
liquefaction of underlying soils or lateral spreading is low. In addition, no documented 
areas of subsidence have been identified on the project site or in San Benito County 
generally and the project would not include groundwater withdrawal or other activities 
that could result in subsidence. Therefore, the project would be consistent with this 
policy. 

HS – 3.6 Unstable Soils. The County shall require and enforce all standards contained 
in the current California Building Code related to construction on unstable soils, and 
shall make a determination as to site suitability of all development projects during the 
building permit review process. The County shall not approve proposed development 
sited within areas of known or suspected instability until detailed area studies are 
completed that evaluate the extent and degree of instability and its impact on the 
overall development of the area.  

Consistency: The project would be required to meet current California Building Code 
requirements, and all geologic hazards on the site have been identified and mitigated 
in Section 4.6, Geology and Soils, in compliance with this policy. 
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HS – 3.7 Setback from Fault Traces. The County shall require setback distances from 
fault traces to be determined by individual site specific surface rupture investigations. 

Consistency: The site is located in an Alquist-Priolo fault zone, and impacts 
associated with fault surface rupture would be potentially significant. Mitigation 
Measure GEO-1 would require that no habitable structures be constructed within this 
zone. By avoiding the Alquist-Priolo Fault Zone, no setbacks from fault traces would 
be required, and the project would be consistent with this policy.  

HS – 3.8 Liquefaction Studies. The County shall require proposals for development in 
areas with high liquefaction potential to include detailed site specific liquefaction 
studies. 

Consistency: Liquefaction was analyzed as part of the site-specific geotechnical 
investigation, and the potential for liquefaction was found to be low. Because a site 
specific liquefaction study has been prepared, the project would be consistent with 
this policy. 

HS – 4.2 Fire Protection Water Standard. The County shall develop, maintain, and 
implement an appropriate fire protection water standard to be applied to all urban and 
rural development.  

Consistency: Refer to Public Facilities and Services Element Policy 4.7 consistency 
discussion. As described previously, adequate water is available to serve the project. 
In addition, the project’s water system would be designed to maintain minimum fire 
flow standards. Therefore, the project would be consistent with this policy. 

HS – 4.4 Development in Fire Hazard Zones. The County shall require development in 
high fire-hazard areas to be designed and constructed in a manner that minimizes the 
risk from fire hazards and meets all applicable State and County fire standards.  

Consistency: As described in Section 4.8, Hazards/Hazardous Materials, the project 
site is not located in a fire hazard severity zone. Therefore, the project would be 
consistent with this policy. 

HS – 5.1 New Development. The County shall use the CEQA process to ensure 
development projects incorporate feasible mitigation measures to reduce construction 
and operational air quality emissions, and consult with the Monterey Bay Unified Air 
Pollution Control District early in the development review process.  

Consistency: Impacts to air quality are addressed in Section 4.3, Air Quality. As noted 
therein, construction-related emissions would not exceed applicable MBUAPCD 
standards, and mitigation has been identified which would reduce operational air 
quality emissions associated with the proposed project to a less than significant level, 
consistent with this policy. 

HS – 5.2 Sensitive Land Use Locations. The County shall ensure adequate distances 
between sensitive land uses and facilities or operations that may produce toxic or 
hazardous air pollutants or substantial odors.  

Consistency: As described in Section 4.3, Air Quality, the project would not expose 
sensitive receptors to dust, toxic air contaminants, or naturally occurring asbestos. In 
addition, the proposed project would not create objectionable odors that would affect 
neighboring properties. The project would therefore be consistent with this policy. 

HS – 5.4 PM10 Emissions from Construction. The County shall require developers to 
reduce particulate matter emissions from construction (e.g., grading, excavation, and 
demolition) consistent with standards established by the Monterey Bay Unified Air 
Pollution Control District.  

Consistency: As described in Section 4.3, Air Quality, short-term emissions of PM10 
during the construction period would not exceed MBUAPCD thresholds. Therefore, 
the project would consistent with this policy.  

HS – 5.6 New Construction Mitigation. The County shall work in coordination with the 
Monterey Bay Unified Air Pollution Control District to minimize air emissions from 
construction activities associated with proposed development. 

Consistency: Although construction emissions from the project would not exceed 
MBUAPCD thresholds, the MBUAPCD recommends the use of best management 
practices for the control of short-term construction generated emissions, which are 
listed in Section 4.3, Air Quality. Thus, the project would be consistent with this policy.  

HS – 8.1 Project Design. The County shall require new development to comply with 
the noise standards shown in Tables 9-1 and 9-2 through proper site and building 
design, such as building orientation, setbacks, barriers (e.g., earthen berms), and 
building construction practices. The County shall only consider the use of sound walls 
after all design-related noise mitigation measures have been evaluated or integrated 
into the proposed project or found infeasible.  

Consistency: As described in Section 4.11, Noise, occupants of proposed on-site and 
existing off-site residential units may experience noise level increases exceeding 
applicable thresholds as a result of project-generated traffic on Southside Road and 
Hospital Road. Mitigation would require the applicant to construct a solid berm 
between residences and adjacent roadways to mitigate exterior noise levels, and 
installation of solid core doors and double-paned glass windows on the side of 
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existing residences facing Southside Road (or other methods recommended in a 
noise study). While these measures were determined to be potentially infeasible, the 
proposed project would be required to comply with applicable noise standards and 
implement mitigation measures to the extent feasible. Thus, the project would be 
consistent with the intent of this policy.  

HS – 8.2 Acoustical Analysis. The County shall require an acoustical analysis to be 
performed prior to development approval where proposed land uses may produce or 
be exposed to noise levels exceeding the “normally acceptable” criteria (e.g. 
“conditionally acceptable”, “normally unacceptable”) shown in Table 9-2. Land uses 
should be prohibited from locating, or required to mitigate, in areas with a noise 
environment within the “unacceptable” range.  

Consistency: Refer to Health and Safety Element Policy 8.1 consistency analysis, 
above, and Section 4.11, Noise. Vehicle traffic generated by the project would result 
in potentially significant noise impacts. Mitigation measures would involve the use of 
berms, and/or structural features to attenuate exterior and interior noise at future on-
site and existing off-site residences to acceptable levels. This would be considered a 
Class I, significant and unavoidable impact, since the recommended mitigation 
measures may not be feasible. However, an acoustical analysis was performed as 
part of the EIR (refer to Section 4.11, Noise), and the project would not place new 
sensitive receptors in areas with an existing unacceptable noise environment. 
Therefore, the project would be consistent with this policy.  

HS – 8.3 Construction Noise. The County shall control the operation of construction 
equipment at specific sound intensities and frequencies during day time hours 
between 7:00 am and 6:00 pm on weekdays and 8:00 am and 5:00 pm on Saturdays. 
No construction shall be allowed on Sundays or federal holidays.  
 
HS-8.7 Acceptable Vibration Levels. The County shall require construction projects 
anticipated to generate a significant amount of vibration to ensure acceptable inferior 
vibration levels at nearby noise-sensitive uses based on FTA criteria. 
 
HS-8.9 Interior Noise Standards. Adopt the State of California Code of Regulations’ 
(Title 24) minimum noise insulation interior performance standard of 45 dBA Ldn for all 
new residential construction including hotels, motels, dormitories, apartment houses, 
and single-family dwellings. 
 
HS-8.10 Reduction in Noise Levels at Existing Land Uses. Reduce traffic noise levels 
where expected to significantly impact sensitive receptors through the installation of 
noise control measures such as quiet pavement surfaces, noise barriers, traffic 
calming measures, and interior sound insulation treatments. 
 
HS-8.11 New Project Noise Mitigation Requirements. Require new projects to include 
appropriate noise mitigation measures to reduce noise levels in compliance with the 
Table 9-1 and 9-2 standards within sensitive areas. If a project includes the creation of 
new non-transportation noise sources, require the noise generation of those sources 
to be mitigated so they do not exceed the interior and exterior noise level standards of 
Table 9-2 at existing noise-sensitive areas in the project vicinity, unless an exception 

Consistency: Operation of construction equipment would be limited to weekday and 
weekend allowable work hours consistent with County regulations, and this policy.  



Sunnyside Estates Project EIR 
Section 4.10 Land Use 

 
 

 County of San Benito 

4.10-48 

Table 4.10-1 
Policy Consistency: 2035 General Plan Update 

2035 General Plan Update Policy Consistency Discussion 

is made by the County on a case-by-case basis. However, if a noise-generating use is 
proposed adjacent to lands zoned for residential uses, then the noise generating use 
shall be responsible for mitigating its noise generation to a state of compliance with 
the standards shown in Table 9-2 at the property line of the generating use in 
anticipation of the future residential development, unless an exception is made by the 
County on a case-by-case basis. 
 
HS-8.12 Construction Noise Control Plans. Require all construction projects to be 
constructed within 500 feet of sensitive receptors to develop and implement 
construction noise control plans that consider the following available controls in order 
to reduce construction noise levels as low as practical: 
 

 Utilize ‘quiet’ models of air compressors and other stationary noise sources 
where technology exists; 

 Equip all internal combustion engine-driven equipment with mufflers, which 
are in good condition and appropriate for the equipment; 

 Locate all stationary noise-generating equipment, such as air compressors 
and portable power generators, as far away as possible from adjacent land 
uses 

 Locate staging areas and construction material areas as far away as possible 
from adjacent land uses; 

 Prohibit all unnecessary idling of internal combustion engines; 

 Notify all abutting land uses of the construction schedule in writing; and 

 Designate a ‘disturbance coordinator’ (e.g. contractor foreman or authorized 
representative) who would be responsible for responding to any local 
complaints about construction noise. The disturbance coordinator will 
determine the cause of the noise complaint (e.g., starting too early, bad 
muffler, etc.) and will require that reasonable measures warranted to correct 
the problem be implemented. Conspicuously post a telephone number for the 
disturbance coordinator at the construction site and include it in the notice 
sent to neighbors regarding the construction schedule. 
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Policy Consistency. Consistent with the scope and purpose of this EIR, the following 
discussion primarily focuses on those General Plan goals and policies that relate to avoiding or 
mitigating environmental impacts, and an assessment of whether any inconsistency with these 
policies creates a significant physical impact on the environment. Only policies relevant and 
applicable to the proposed project are included.  
 
As shown in Table 4.10-1, the proposed project could be viewed as consistent with relevant 
polices of the 2035 General Plan.  The 2035 General Plan deliberately focuses new suburban 
development where it can be adequately served by municipal type services such as sewer and 
water. The project site is one identified by the recently adopted 2035 General Plan (July 21, 2015) 
as a logical extension of the growth occurring on the southern edge of the City of Hollister. 
While the project would result in the conversion of agricultural land, the County considered 
many options during the drafting of the 2035 General Plan before crafting the balance between 
many competing goals and policies reflected in the adoption of the 2035 General Plan. In this 
case the County determined encouraging growth to occur close to existing development and 
services outweighed protecting Prime Farmland and the current open space character. 

 
As discussed in this DEIR, the project would have significant and unavoidable impacts to 
aesthetics (scenic vistas and visual character) and agricultural resources (conversion of 
Important Farmland to a non-agricultural use), as discussed in Sections 4.1, Aesthetics, and 4.2, 
Agricultural Resources.  
 
The determination of General Plan consistency is within the discretion of the County Board of 
Supervisors.  In making this determination, the applicable law requires the decision makers to 
view the project at issue against the General Plan as a whole, and does not permit the elevation 
of certain specific General Plan policies over others.  The project is consistent with the General 
Plan goals and policies as shown in Table 4.10-1 pertaining to environmentally sensitive areas 
(wetlands, biological and cultural resources), on-site hazards (such as earthquakes, flooding, 
wildfires, and soil-related hazards), provision of housing, energy and water conservation, 
population growth, transportation, water supply, recreation, public services, tree removal, 
drainage, and water quality. Although the project would convert agricultural land to suburban 
uses, the project could be viewed as implementing General Plan policies related to economic 
development, urban growth, and provision of housing. The County seeks to balance the 
General Plan resource protection goals and policies with its goals and policies regarding 
economic development and accommodating expected urban growth, by directing growth to 
appropriate areas. The project site is located adjacent to an existing subdivision in an area near 
the urbanized City of Hollister and thus represents logical and orderly development. 
Accordingly, despite the permanent conversion of agricultural land to suburban uses, the 
project could be determined to be generally consistent with the overall vision and policy 
direction of 2035 General Plan. Therefore, impacts related to policy consistency would be less 
than significant. 

 
As noted previously, the above discussion is intended to guide policy interpretation, but is not 
intended to replace or supplant County decision-makers. The final determination of consistency 
will be made by County decision-makers when they act on the proposed project.  
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Mitigation Measures. Mitigation measures identified throughout this EIR would serve to 
reduce identified environmental impacts and further improve consistency of the project with 
certain General Plan policies. However, no specific mitigation for this impact is required, as 
impacts would be less than significant.  
 

4.10.3 Cumulative Impacts 
 

Land use impacts would be cumulatively considerable if the proposed project, in conjunction 
with other past, present and reasonably foreseeable projects, would trigger the above-
referenced significance thresholds. The majority of San Benito County is made up of 
agricultural land. Cumulative impacts associated with agricultural lands and uses are 
addressed in Section 4.2, Agricultural Resources, of this EIR.  

 
At the time of preparation of this analysis, it was not known whether the other cumulative 
projects would be inconsistent with adopted land use plans and ordinances, including the 
previous San Benito County General Plan (1985), the recently adopted 2035 General Plan 
Update (July 21, 2015), and the Zoning Ordinance. However, as implementation of future 
projects would require discretionary approval, consistent with the proposed project’s review 
and approval process, it is reasonably assumed that these projects will be designed or otherwise 
conditioned to maximize consistency with adopted land use plans and ordinances. As such, 
cumulative land use impacts are anticipated to be less than significant.  
 
As described in Table 4.10-1, the proposed project would be consistent with most applicable 
land use goals, policies and objectives of the 2035 General Plan Update, but would be 
potentially inconsistent with some policies pertaining to aesthetics and agricultural resources. 
All feasible mitigation measures to address environmental impacts of the project have been 
required and are detailed in Sections 4.1 to 4.9 and Sections 4.11 to 4.14 of this EIR. Although the 
project would be inconsistent with some county policies, and therefore result in a significant 
land use impact, given the project’s consistency as well as the potential for other projects in the 
cumulative impact scenario to be generally consistent with the land use policy framework, 
overall cumulative land use impacts are anticipated to be less than significant. As described 
above, the County seeks to balance the General Plan resource protection goals and policies with 
its goals and policies regarding economic development and urban growth, by directing growth 
to appropriate areas. The project site is located adjacent to an existing subdivision in an area 
near the urbanized City of Hollister and ongoing cumulative development in this area could be 
determined to be generally consistent with the overall vision and policy direction of the 2035 
General Plan Update. Therefore, the project would not contribute to an identified significant 
cumulative land use impact.  
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4.11 NOISE 
 

4.11.1 Setting 
 

a. Overview of Noise. Noise level (or volume) is generally measured in decibels (dB) 
using the A-weighted sound pressure level (dBA). The A-weighting scale is an adjustment to 
the actual sound pressure levels to be consistent with that of human hearing response, which is 
most sensitive to frequencies around 4,000 Hertz (about the highest note on a piano) and less 
sensitive to low frequencies (below 100 Hertz). 
 
Sound pressure level is measured on a logarithmic scale with the 0 dB level based on the lowest 
detectable sound pressure level that people can perceive (an audible sound that is not zero 
sound pressure level). Based on the logarithmic scale, a doubling of sound energy is equivalent 
to an increase of 3 dBA, and a sound that is 10 dBA less than the ambient sound level has no 
effect on ambient noise. Because of the nature of the human ear, a sound must be about 10 dBA 
greater than the reference sound to be judged as twice as loud. In general, a 3 dBA change in 
community noise levels is noticeable, while 1-2 dB changes generally are not perceived. Quiet 
suburban areas typically have noise levels in the range of 40-50 dBA, while arterial streets are in 
the 50-60+ dBA range. Normal conversational levels are in the 60-65 dBA range, and ambient 
noise levels greater than 65 dBA can interrupt conversations. 
 
Noise levels typically attenuate at a rate of approximately 6 dBA per doubling of distance from 
point sources (such as industrial machinery). Noise from lightly traveled roads typically 
attenuates at a rate of about 4.5 dBA per doubling of distance. Noise from heavily traveled 
roads typically attenuates at about 3 dBA per doubling of distance. Noise levels may also be 
reduced by intervening structures; generally, a single row of buildings between the receptor 
and the noise source reduces the noise level by about 5 dBA, while a solid wall or berm reduces 
noise levels by 5 to 10 dBA. The manner in which older homes in California were constructed 
(approximately 30 years old or older) generally provides a reduction of exterior-to-interior noise 
levels of about 20 to 25 dBA with closed windows. The exterior-to-interior reduction of newer 
residential units is generally 30 dBA or more (FTA, May 2006). 
 
In addition to the actual instantaneous measurement of sound levels, the duration of sound is 
important since sounds that occur over a long period of time are more likely to be an annoyance 
or cause direct physical damage or environmental stress. One of the most frequently used noise 
metrics that considers both duration and sound power level is the equivalent noise level (Leq). 
The Leq is defined as the single steady A-weighted level that is equivalent to the same amount 
of energy as that contained in the actual fluctuating levels over a period of time (essentially, the 
average noise level). Typically, Leq is summed over a one-hour period. Lmax is the highest 
RMS (root mean squared) sound pressure level within the measuring period, and Lmin is the 
lowest RMS sound pressure level within the measuring period. 
 
The time period in which noise occurs is also important since noise that occurs at night tends to 
be more disturbing than that which occurs during the day. Community noise is usually 
measured using Day-Night Average Level (Ldn), which is the 24-hour average noise level with 
a 10-dBA penalty for noise occurring during nighttime (10 p.m. to 7 a.m.) hours, or Community 
Noise Equivalent Level (CNEL), which is the 24-hour average noise level with a 5 dBA penalty 
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for noise occurring from 7 p.m. to 10 p.m. and a 10 dBA penalty for noise occurring from 10 
p.m. to 7 a.m. Noise levels described by Ldn and CNEL usually do not differ by more than 1 dB. 
 

b. Fundamentals of Groundborne Vibration. Vibration is sound radiated through the 
ground. The rumbling sound caused by the vibration of room surfaces is called groundborne 
noise. The ground motion caused by vibration is measured as particle velocity in inches per 
second and, in the U.S., is referenced as vibration decibels (VdB). 
 
The background vibration velocity level in residential areas is usually around 50 VdB. The 
vibration velocity level threshold of perception for humans is approximately 65 VdB. According 
to the Federal Transit Administration Transit and Noise Vibration Impact Assessment (May 2006), a 
vibration velocity level of 75 VdB is the approximate dividing line between barely perceptible 
and distinctly perceptible levels for many people. Most perceptible indoor vibration is caused 
by sources within buildings, such as operation of mechanical equipment, movement of people, 
or the slamming of doors. Typical outdoor sources of perceptible groundborne vibration are 
construction equipment, steel-wheeled trains, and traffic on rough roads. If a roadway is 
smooth, the groundborne vibration from traffic is rarely perceptible. The range of interest is 
from approximately 50 VdB, which is the typical background vibration velocity level, to 100 
VdB, which is the general threshold where minor damage can occur in fragile buildings. 
The general human response to different levels of groundborne vibration velocity levels is 
described in Table 4.11-1. 
 

Table 4.11-1 
Human Response to Different Levels of Groundborne Vibration 

Vibration Velocity 
Level 

Human Reaction 

65 VdB Approximate threshold of perception for many people. 

75 VdB 
Approximate dividing line between barely perceptible and 
distinctly perceptible. Many people find transit vibration at this 
level annoying. 

85 VdB 
Vibration acceptable only if there are an infrequent number of 
events per day.  

90 VdB Difficulty with tasks such as reading computer screens. 

 
c. Regulatory Setting. 

 
Federal. The U.S. Department of Transportation Federal Transit Administration (FTA) 

has recommended noise criteria related to traffic-generated noise. Recommendations contained 
in the May 2006 Transit Noise and Vibration Impact Assessment prepared by FTA can be used 
as guidance to determine whether or not a change in traffic would result in a substantial 
permanent increase in noise. Under the FTA standards, the allowable noise exposure increase is 
reduced with increasing ambient existing noise exposure, such that higher ambient noise levels 
have a lower allowable noise exposure increase. Table 4.11-2 shows the significance thresholds 
for increases in traffic-related noise levels. These standards are applicable to project-impacts on 
existing sensitive receptors (as defined in Section 4.11(d) below). 
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Table 4.11-2 
Significance of Changes in Operational 

Roadway Noise Exposure 

Existing Noise Exposure 
(dBA Ldn or Leq) 

Allowable Noise Exposure 
Increase 

(dBA Ldn or Leq) 

45-50 7 

50-55 5 

55-60 3 

60-65 2 

65-74 1 

75+ 0 

Source: Federal Transit Administration. Transit Noise and Vibration 
Impact Assessment. May 2006. 

 
The FTA also recommends vibration impact thresholds to determine whether groundborne 
vibration would be “excessive.” According FTA, groundborne vibration impact criteria for 
residential receptors are 72 vibration decibels (VdB) for frequent events, 75 VdB for occasional 
events, and 80 VdB for infrequent events (FTA, 2006). The FTA recommended 80 VdB threshold 
for infrequent events at residences and buildings where people normally sleep; this threshold 
was used for this analysis. In terms of groundborne vibration impacts on structures, the FTA 
states that groundborne vibration levels in excess of 100 VdB would damage fragile buildings 
and levels in excess of 95 VdB would damage extremely fragile historic buildings. The threshold 
for this project is 80 VdB for infrequent events at residences and buildings where people 
normally sleep (e.g., the existing residences near the project site on Hospital Road and 
Southside Road). 
 

State. California Government Code § 65302 encourages each local government entity to 
implement a noise element as part of its general plan. In addition, the California Governor’s 
Office of Planning and Research has developed Guidelines for the Preparation and Content of Noise 
Elements of the General Plan (2003). The guidelines include recommendations for evaluating the 
compatibility of various land uses as a function of community noise exposure. The 
recommendations established by the Office of Planning and Research are listed in Figure 4.11-1. 
These are the same standards adopted in the 2035 General Plan Health and Safety Element, as 
described below and shown in Table 4.11-4. 
 

County of San Benito. Consistent with state law, the County of San Benito adopted noise 
policies in its General Plan Noise Element, as well as in the San Benito County Code.  
 

2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Health 
and Safety Element includes noise standards, as shown in Tables 4.11-3 and 4.11-4. These 
standards are applicable to new development proposed under the project and to the existing 
uses in the surrounding area. Refer to Subsection 4.11.3(a) below for a discussion of the 
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applicability of these standards as thresholds of significance. In addition, the 2035 General Plan 
Health and Safety Element provides the following goals, policies and objectives pertaining to 
noise that are applicable to this project: 

 
Health and Safety Element: 
 
HS-8 To protect the health, safety, and welfare of County residents through the elimination of 

annoying or harmful noise levels. 
 
HS-8.1 Project Design. The County shall require new development to comply with the noise 

standards shown in Tables 9-1 and 9-2 through proper site and building design, such 
as building orientation, setbacks, barriers (e.g., earthen berms), and building 
construction practices. The County shall only consider the use of sound walls after 
all design-related noise mitigation measures have been evaluated or integrated into 
the proposed project or found infeasible. 

 
HS-8.2 Acoustical Analysis. The County shall require an acoustical analysis to be performed 

prior to development approval where proposed land uses may produce or be exposed 
to noise levels exceeding the “normally acceptable” criteria (e.g. “conditionally 
acceptable”, “normally unacceptable”) shown in Table 9-2. Land uses should be 
prohibited from locating, or required to mitigate, in areas with a noise environment 
within the “unacceptable” range. 

 
HS-8.3 Construction Noise. The County shall control the operation of construction 

equipment at specific sound intensities and frequencies during day time hours 
between 7:00 am and 6:00 pm on weekdays and 8:00 am and 5:00 pm on Saturdays. 
No construction shall be allowed on Sundays or federal holidays.  

 
 HS-8.4 Off-Road Recreational Vehicle Use. The County shall limit the use of off road 

recreational motor vehicles to those areas specifically designated for that purpose, (i.e. 
Clear Creek and Hollister Hills State Vehicular Recreational Area) and shall 
maintain lands surrounding those areas in open space and agricultural use as a 
means of providing a noise buffer zone. 

 
HS-8.7 Acceptable Vibration Levels. The County shall require construction projects 

anticipated to generate a significant amount of vibration to ensure acceptable interior 
vibration levels at nearby noise-sensitive uses based [on] FTA criteria.  

 
HS-8.8 Noise Exemptions. The County shall support the exemption of the following noise 

sources from the standards in this element:  
 
a. Emergency warning devices and equipment operated in conjunction with 
emergency situations, such as sirens and generators which are activated during 
power outages. The routine testing of such warning devices and equipment shall also 
be exempt provided such testing occurs during the hours of 7:00 am to 10:00 pm.  
 
b. Activities at schools, parks, or playgrounds, provided such activities occur during 
daytime hours.  
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County of San Benito

                   COMMUNITY NOISE EXPOSURE
LAND USE CATEGORY                              Ldn or CNEL, dBA

55 60 65 70 75 80 85

RESIDENTIAL - LOW DENSITY 
SINGLE FAMILY, DUPLEX, 
MOBILE HOMES

RESIDENTIAL - MULTI-FAMILY

TRANSIENT LODGING - MOTELS, 
HOTELS

SCHOOLS, LIBRARIES, 
CHURCHES, HOSPITALS, 
NURSING HOMES

AUDITORIUMS, CONCERT 
HALLS, AMPHITHEATRES

SPORTS ARENA, OUTDOOR 
SPECTATOR SPORTS

PLAYGROUNDS,
NEIGHBORHOOD PARKS

GOLF COURSES, RIDING 
STABLES, WATER RECREATION, 
CEMETERIES

OFFICE BUILDINGS, BUSINESS 
COMMERCIAL AND 
PROFESSIONAL

INDUSTRIAL, MANUFACTURING, 
UTILITIES, AGRICULTURE

NORMALLY ACCEPTABLE NORMALLY UNACCEPTABLE
Specified land use is satisfactory, based New construction or development should
upon the assumption that any buildings generally be discouraged.  If new construction
involved are of normal conventional or development does proceed, a detailed analysis
construction, without any special noise of the noise reduction requirements must be
insulation requirements. made and needed noise insulation features

included in the design

CONDITIONALLY ACCEPTABLE CLEARLY UNACCEPTABLE
New construction or development should New construction or development should
be undertaken only after a detailed analysis generally not be undertaken.
of the noise reduction requirements is made
and needed noise insulation features included
in the design.  Conventional construction, but
with closed windows and fresh air supply
systems or air conditioning will normally
suffice.
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c. Activities associated with County permitted temporary events and festivals. 
 
HS-8.9 Interior Noise Standards. Adopt the State of California Code of regulations’ (Title 

24) minimum noise insulation interior performance standard of 45 dBA Ldn for all 
new residential construction including hotels, motels, dormitories, apartment houses, 
and single-family dwellings. 

 
HS-8.10 Reduction in Noise Levels at Existing Land Uses. Reduce traffic noise levels where 

expected to significantly impact sensitive receptors through the installation of noise 
control measures such as quiet pavement surfaces, noise barriers, traffic calming 
measures, and interior sound insulation treatments. 

 
HS-8.11 New Project Noise Mitigation Requirements. Require new projects to include 

appropriate noise mitigation measures to reduce noise levels in compliance with the 
Table 9-1 and 9-2 standards within sensitive areas. If a project includes the creation 
of new non-transportation noise sources, require the noise generation of those sources 
to be mitigated so they do not exceed the interior and exterior noise level standards of 
table 9-2 at existing noise-sensitive areas in the project vicinity, unless an exception 
is made by the County on a case-by-case basis. However, if a noise-generating use is 
proposed adjacent to lands zoned for residential uses, then the noise generating use 
shall be responsible for mitigating its noise generation to a state of compliance with 
the standards shown in Table 9-2 at the property line of the generating use in 
anticipation of the future residential development, unless an exception is made by the 
County on a case-by-case basis. 

 
HS-8.12 Construction Noise Control Plans Require all construction projects to be constructed 

within 500 feet of sensitive receptors to develop and implement construction noise 
control plans that consider the following available controls in order to reduce 
construction noise levels as low as practical: 
 

 Utilize ‘quiet’ models of air compressors and other stationary noise sources where 
technology exists; 

 Equip all internal combustion engine-driven equipment with mufflers, which are 
in good condition and appropriate for the equipment; 

 Locate all stationary noise-generating equipment, such as air compressors and 
portable power generators, as far away as possible from adjacent land uses; 

 Locate staging areas and construction material areas as far away as possible from 
adjacent land uses; 

 Prohibit all unnecessary idling of internal combustion engines; 

 Notify all abutting land uses of the construction schedule in writing; and 
 
Designate a “Disturbance coordinator” (e.g., contractor foreman or authorized 
representative) who would be responsible for responding to any local complaints 
about construction noise. The disturbance coordinator will determine the cause of the 
noise complaint (e.g., starting too early, bad muffler, etc.) and will require that 
reasonable measures warranted to correct the problem be implemented. 
Conspicuously post a telephone number for the disturbance coordinator at the 
construction site and include it in the notice sent to neighbors regarding the 
construction schedule. 
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Table 4.11-3  

Non-Transportation Interior Noise Level Performance Standards for Noise-Sensitive Uses 

Noise Level Descriptor Daytime (7:00 a.m. – 10:00 p.m.) Nighttime (10:00 p.m. – 7:00 a.m.) 

Hourly Leq dB 55 45 

Maximum Level, dB 70 65 

Source: San Benito County, July 2015. 
Note: These standards apply to new or existing residential areas affected by new or existing non-transportation sources. 

 
Table 4.11-4  

Exterior Land Use Compatibility Guidelines for Community Noise Environments 

Land Use Category 
Clearly Acceptable 

(Ldn/CNEL, dB) 
Normally Acceptable 

(Ldn/CNEL, dB) 

Normally 
Unacceptable 
(Ldn/CNEL, dB) 

Clearly 
Unacceptable 
(Ldn/CNEL, dB) 

Residential – Low 
Density Single Family, 
Duplex, Mobile Homes 

Up to 60 60 – 65 65 – 75 75 + 

Residential – Multi. 
Family 

Up to 60 60 – 65 65 – 75 75 + 

Transient Lodging – 
Motels, Hotels 

Up to 65 65 – 70 70 – 80 80 + 

Schools, Libraries, 
Churches, Hospitals, 
Nursing Homes 

Up to 60 60 – 65 65 – 75 75 + 

Auditoriums, Concert 
Halls, Amphitheaters 

- Up to 60 60 – 75 75 + 

Sports Arenas, 
Outdoor Spectator 
Sports 

Up to 60 60 – 65 65 – 75 75 + 

Playgrounds, 
Neighborhood Parks 

Up to 55 55 – 65 65 – 75 75 + 

Golf Course, Riding 
Stables, Water 
Recreation, 
Cemeteries 

Up to 60 60 – 70 70 – 80 80 + 

Office Buildings, 
Business Commercial 
and Professional 

Up to 65 65 – 75 75 – 80 80 + 

Industrial, 
Manufacturing Utilities, 
Agriculture 

Up to 70 70 – 80 80 + -  

Clearly Acceptable: The noise exposure is such that the activities associated with the land use may be carried out with essentially 
no interference from aircraft noise. (Residential areas: both indoor and outdoor noise environments are pleasant.) 
Normally Acceptable: The noise exposure is great enough to be of some concern, but common building construction will make the 
indoor environment acceptable, even for sleeping quarters. 
Normally Unacceptable: The noise exposure is significantly more sever so that unusual and costly building construction is necessary 
to insure adequate performance of activities, (Residential areas: barriers must be created between the site and prominent noise 
sources to make the outdoor environment tolerable.) 
Clearly Unacceptable: The noise exposure is so severe that construction costs to make the indoor environment acceptable for 
performance of activities would be prohibitive. (Residential areas: the outdoor environment would be intolerable for normal 
residential use.)Source: County of San Benito, July 2015. 

 
The standards shown in Table 4.11-3 require that noise at residential uses not exceed 45 dBA 
interior during the nighttime hours and 55 dBA interior during the daytime hours. The 
standards also require that noise at residential uses not exceed 65 dBA Ldn exterior (Table 4.11-
4). In addition, as stated in Policy HS-8.2, “new land uses should be prohibited from locating in 
areas with a noise environment within the ‘unacceptable’ range.” Therefore, the standards in 



Sunnyside Estates Project EIR 
Section 4.11 Noise 

 
 

  County of San Benito 

4.11-8 

Table 4.11-4 apply to residences proposed as part of the project (“new” residences), as these 
residences could be located in areas with an unacceptable noise environment.  
 
The 2035 General Plan Update also states that the County shall control the operation of 
construction equipment at specific sound intensities and frequencies during day time hours 
between 7:00 am and 6:00 pm on weekdays and 8:00 am and 5:00 pm on Saturdays. No 
construction is allowed on Sundays or federal holidays (Policy HS-8.3). In addition, the County 
Code (Chapter 19.39) specifies that temporary construction between the hours of 7:00 am and 
7:00 pm, except Sundays and federal holidays, are exempted from the noise standards (as 
described below). 
 
The consistency of the project with the 2035 General Plan Update noise goals, policies and 
objectives, including key policies listed above, is evaluated in Section 4.10, Land Use.  
 
 San Benito County Code. The San Benito County Code, Title 19 (Land Use and 
Environmental Regulations), Chapter 19.39 (Noise Control Regulations) and Title 25 (Zoning 
Ordinance), Chapter 25.37 (Development and Operational Standards), Article III (Noise Level 
Standards), Section 25.37.035 (Standards) regulate noise. The County of San Benito Noise 
Criteria and Standards were developed based on federal noise guidance, from the 
Environmental Protection Agency (EPA) and Federal Highway Administration (FHWA). Both 
Chapter 19.39 and Section 25.37.035 establish acceptable day and night exterior noise standards 
for compatibility of noise emanating from any source, unless otherwise exempted, as it affects 
surrounding property, based on land use designations. The noise level standard (one hour 
average) for agricultural land and rural residences is 45 dBA Leq during the day and 35 dBA 
Leq during the night, and for non-rural residences is 50 dBA Leq during the day and 40 dBA 
Leq during the night. The proposed residential uses would be considered non-rural due to the 
proposed density and location of the development. These noise standards identify the 
maximum acceptable noise emanating from any source, as it affects surrounding properties, 
measured at the property line of the noise-generating use. Temporary construction between the 
hours of 7:00 am and 7:00 pm, except Sundays and Federal holidays are exempted from these 
noise standards; agricultural yard maintenance equipment operated during these hours is also 
exempted. Refer to Subsection 4.11.3(a) below for a discussion of the applicability of these 
standards as thresholds of significance. 
 
c. Sensitive Receptors. Noise exposure standards for various types of land uses reflect the 
varying noise sensitivities associated with each of these uses. Residences, hospitals, schools, 
guest lodging, libraries, and churches are most sensitive to noise intrusion and therefore have 
more stringent noise exposure standards than manufacturing or agricultural uses that are not 
subject to impacts such as sleep disturbance. The sensitive receptors closest to the project site 
are single-family residences (Riverside Estates) located approximately 50 feet south of the 
proposed project across Hospital Road (see Figure 4.11-2, Receptor 1). There is also an existing 
residence that is located on Southside Road (APN 020-280-042); this parcel is surrounded on the 
north, west, and south by the project site. The residence is located near the center of the parcel 
and is approximately 200 feet from the project site boundary. Thus, this residence could be 
within 200 feet of construction activity (Figure 4.11-2, Receptor 3). There are also several other   
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farmhouses within the vicinity of the site, the closest of which is approximately 140 feet north of 
the northeastern corner of the site, on Southside Road (Figure 4.11-2, Receptor 2). There is also 
an existing residence located on the project site, which would be removed as a result of the 
project. For the purpose of this analysis, it is assumed this residence would be vacated prior to 
other site disturbance. 
 

d. Existing Noise Environment.  
 

San Benito County. Major sources of noise in the County generally include: roadways, 
airports, railroads, and stationary sources such as industrial plants. The predominant noise 
source in the County originates from motor vehicles. Motor vehicle noise is of concern because 
it is characterized by a high number of individual events, which often create a sustained noise 
level. The main roadways of concern in the County from a noise generation perspective include 
Highway 101, SR 156, SR 129 (Chittenden Road), and SR 25. These roads are located 
approximately 10 miles from the project site, State Route (SR) 156, located approximately one 
mile from the project site, and SR 25, located approximately 0.45 mile from the project site. 
 
Other noise sources in the County include rail line operations, which are characterized by the 
passage of trains at wide time intervals but with individual trains emitting a high sound level. 
There are two railroad lines in the County, the Gilroy-Hollister line and the Gilroy-Watsonville 
line, located approximately 1.5 miles north and 11 miles northwest of the project site, 
respectively. Therefore, given the distance of these rail road lines from the project site, existing 
rail noise does not affect the project site. 
 
The Hollister Municipal Airport is located within the northern City limits of Hollister, 
approximately four miles north of the project site. Two private airports (i.e., Frazer Lake Airport 
and Christensen Airport) are located north and northeast of Hollister, respectively. Due to the 
distance between these airports and the project site (approximately ten miles from Frazer Lake 
Airport and four miles from Christensen Airport), aircrafts would be sufficiently high when 
passing the project site to preclude substantial noise effects on the proposed development.  

 
Project Site and Vicinity. The general noise environment of the project site and the 

vicinity is characterized by open space, rural residential, single-family residential 
neighborhood, and agricultural uses with low ambient noise levels during the evening and 
nighttime hours. The primary sources of noise in the project vicinity include those typically 
associated with minor agricultural activities and local passenger traffic traveling along 
Enterprise Road, Southside Road, and Hospital Road. Motor vehicle noise is of concern because 
it is characterized by a high number of individual events, which often create a sustained noise 
level. In addition, based on sound level measurements conducted by Rincon in October 2014 at 
the site, off-highway vehicle travel may contribute to local noise levels. Southside Road and 
Hospital Road are directly adjacent to the project site and are contributors to local noise on the 
site and in the vicinity. Both roadways have low levels of traffic in the vicinity of the project site; 
approximately 373 and 81 vehicles travel along Southside Road and Hospital Road respectively 
during the busiest hour of the day (Wood Rodgers, 2014). 
 

On-Site Noise Level Readings. In order to establish the existing noise conditions, noise 
level readings were taken by Rincon Consultants, Inc. staff at three locations on or near the 
project site using an ANSI Type II integrating sound level meter in accordance with standard 
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protocols on October 8, 2014. These three sound level measurements were collected during 
evening peak traffic conditions (between 4:30 and 5:30 pm), and provide an estimate of the 
general noise environment in the project vicinity. The sound level measurement locations are 
shown on Figure 4.11-2. Locations were selected along the most heavily traveled roadways to 
represent the highest noise level associated with the roadways adjacent to the project site. In the 
case of locations #1 and #3, the locations are adjacent to the nearest sensitive receptors to 
represent the existing noise environment at those residences. Table 4.11-5 identifies the sound 
level measurement locations and measured sound levels. 
 

Table 4.11-5  
Sound Level Measurement Results (dBA) 

Measurement Location 
Primary 
Noise 

Source 
Sample Time 

Leq 
Measured 

Leq 
Modeled 

Lmax Lmin 

#1. Intersection of Hospital 
Road and Colorado Road 

Vehicle 
traffic on 
Hospital 

Road 

10/8/2014 
4:33 p.m.– 4:48 p.m. 

54.2 56.9 73.1 35.3 

#2. Intersection of Hospital 
Road and Southside Road 

Vehicle 
traffic on 

Southside 
Road 

10/8/2014 
4:53 p.m.– 5:08 p.m. 

66.4 66.8 80.8 38.3 

#3. Enterprise Road, West of 
Southside Road 

Vehicle 
traffic on 

Southside 
Road 

10/8/2014 
5:10 p.m.– 5:25 p.m. 

57.4 53.0 75.9 38.2 

Source: Field visit using ANSI Type II Integrating sound level meter. 
See Appendix I for sound level measurement data sheets 

 
The roadway sound level at the intersection of Hospital Road and Colorado Road 
(measurement #1) was 54.2 dBA Leq. At the intersection of Hospital Road and Southside Road 
(measurement #2), the measured noise level was 66.4 dBA Leq. On Enterprise Road, west of 
Southside Road (measurement #3), the noise level was 57.4 dBA Leq. Noise from vehicles 
traveling along Southside Road and Hospital Road were the most prominent noise sources at all 
three measurement locations. As shown in Table 4.11-5, modeled noise levels at the 
measurement locations were similar (within four dBA) to the noise levels that were measured.  
 

4.11.2 Impact Analysis 
 

a. Methodology and Significance Thresholds. The analysis of noise impacts considers 
the effects of both temporary construction-related noise, including demolition of the existing 
residence on the project site, construction activities, and operational noise associated with long-
term project-related activities, including project-generated traffic as well as stationary source 
noise. Construction noise estimates are based upon noise levels reported by the Federal Transit 
Administration (FTA), Office of Planning and Environment (Hanson, Towers, and Meister, May 
2006) in the Transit Noise and Vibration Impact Assessment, and the distance to nearby sensitive 
receptors. Reference noise levels from the FTA document are used to estimate noise levels at 
nearby sensitive receptors based on a standard noise attenuation rate of 6 dB per doubling of 
distance (line-of-sight method of sound attenuation for point sources of noise). Construction 
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noise level estimates do not account for the presence of intervening structures or topography, 
which may reduce noise levels at receptor locations. Therefore, the noise levels presented herein 
represent a conservative, reasonable worst-case estimate of actual temporary construction noise.  
 
Noise levels associated with existing and future traffic along area highways and roadways were 
calculated using the U.S. Department of Transportation, Federal Highway Administration’s 
(FHWA) Traffic Noise Model Version 2.5 (U.S. Department of Transportation, FHWA, 2004) 
(noise model data is provided in Appendix J to this EIR). The model calculations are based on 
traffic data from the Sunnyside Estates Residential Subdivision Transportation Impact Study 
prepared by Wood Rodgers (November 2014; Appendix K). 
 

Significance Thresholds. Pursuant to Appendix G of the CEQA Guidelines, significant noise 
impacts would occur if the project would result in any of the following conditions: 

 
1) 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; 
2) Exposure of persons to or generation of excessive ground-borne vibration or ground-

borne noise levels; 
3) A substantial permanent increase in ambient noise levels in the project vicinity above 

levels existing without the project;  
4) A substantial temporary or periodic increase in ambient noise levels in the project 

vicinity above levels existing without the project;  
5) For a project located within an airport land use plan or, where such a plan has not 

been adopted, within two miles of a public airport or public use airport, expose people 
residing or working in the project area to excessive noise levels; and/or 

6) For a project within the vicinity of a private airstrip, expose people residing or 
working in the project area to excessive noise levels. 

 

The project site is not located within any airport or airport land use plan area or noise impact 
contours and would therefore not expose residents or workers to excessive noise levels from 
airport or private airstrip operations. Further discussion regarding threshold numbers 5 and 6 
can be found in Section 4.15, Effects Found not to be Significant.  
 
The quantitative standards used for each threshold are as follows: 
 
Section 19.39.051 of the San Benito County Code exempts temporary construction, demolition, 
or maintenance of structures from the County noise standards. For the purpose of this project, it 
is assumed that construction lasting for more than 12 months would not be considered 
“temporary”. Therefore, for threshold numbers 1 and 4, construction noise impacts would be 
potentially significant if an existing receptor would be exposed to noise levels above the 
following standards:  
 

 Construction-related hourly average noise levels received at noise-sensitive land uses that last for 
more than 12 months and:  

o Exceed 55 dBA Leq, and  
o Increase the without project ambient noise level by 5 dBA Leq or more.  

 If noise levels are sufficiently high to interfere with speech, sleep, or other normal residential 
activities during the more noise-sensitive evening and nighttime hours (i.e., 7:00 pm to 7:00 am). 
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The standards shown in Tables 4.11-3 and 4.11-4 and General Plan Policy HS-8.9 above require 
that residential uses not be exposed to levels of non-mobile source noise exceeding 45 dBA 
interior during the nighttime hours and 55 dBA interior during the daytime hours. The 
standards also require that residential uses not be exposed to levels of non-mobile source noise 
exceeding 65 dBA Ldn exterior (Table 4.11-4). As stated in Policy HS-8.2, “new land uses should 
be prohibited from locating in areas with a noise environment within the ‘unacceptable’ range.” 
Therefore, for threshold numbers 1 and 4, a long-term operational noise impact would be 
potentially significant if an existing or proposed sensitive receptor would be exposed to non-
transportation noise levels above the standards in Table 4.11-3 and Table 4.11-4, as established 
by the 2035 General Plan, as a result of the surrounding environment or if an existing or 
proposed sensitive receptor would be exposed to such noise as a result of the project:  
 

 65 dBA Ldn exterior, 55 dBA 1-hour Leq interior during the daytime, or 45 dBA 1-hour Leq 
interior during the nighttime for residences from non-transportation noise sources 

 
In addition, for threshold numbers 1 and 4, a long-term operational noise impact would be 
potentially significant if an existing or proposed sensitive receptor would be exposed to 
permanent stationary (non-transportation related) noise levels above the following standards, 
as established by the County1), as a result of the operations of the project: 
 

 45 dBA Leq during the day and 35 dBA Leq during the night for agricultural land and rural 
residences  

 50 dBA Leq during the day and 40 dBA Leq during the night non-rural residences 

 + 5 dBA Leq increase beyond existing noise 
 
For threshold number 2, an impact would be potentially significant if an existing or proposed 
receptor would be exposed to vibration levels above the following standards, as established by 
FTA:  
 

 80 VdB at residences and buildings where people normally sleep 

For threshold number 3, an impact would be potentially significant if traffic-related noise 
would cause existing receptors to be exposed to a substantial increase in noise, as determined 
by the following FTA-established standards:  
 

 + 7 dBA where the existing noise from roadways is 45-50 dBA Ldn or Leq 

 + 5 dBA where the existing noise from roadways is 50-55 dBA Ldn or Leq 

 + 3 dBA where the existing noise from roadways is 55-60 dBA Ldn or Leq 

 + 2 dBA where the existing noise from roadways is 60-65 dBA Ldn or Leq 

 + 1 dBA where the existing noise from roadways is 65-74 dBA Ldn or Leq 

 + 0 dBA where the existing noise from roadways is 75+ dBA Ldn or Leq 
 

                                                      
1 See Chapter 19.39 and Section 25.37.035 
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b. Project Impacts and Mitigation Measures. 
 

Impact N-1 Noise from construction of the proposed project, including 
demolition of the existing on-site residence, has the potential to 
adversely impact nearby residences and future on-site 
residences for a period longer than 12 months. This impact 
would be significant and unavoidable. [Threshold numbers 1 
and 4]  

 
The main sources of noise during construction activities would include heavy machinery used 
in demolition, grading, and clearing the site, as well as equipment used during building 
construction and paving. Table 4.11-6 demonstrates the typical noise levels associated with 
heavy construction equipment. Based on the type of construction required and the topography 
of the site, this list of equipment is appropriate for the proposed project. As shown therein, 
average noise levels associated with the use of heavy equipment at construction sites can range 
from about 75 to 89 dBA at 50 feet from the source, depending upon the types of equipment in 
operation at any given time and phase of construction. 
 
The highest noise levels generally occur during excavation and foundation development, which 
involve the use of such equipment as backhoes, bulldozers, shovels, and front-end loaders. In 
addition, construction vehicles traveling on local roadways can generate substantial noise levels 
that affect adjacent receptors. 
 
Noise levels from point sources such as construction sites typically attenuate at a rate of about 6 
dBA per doubling of distance. The sensitive receptors closest to the project site are the single-
family residences (Riverside Estates) located approximately 50 feet south of the proposed 
project across Hospital Road (see Figure 4.11-2, Receptor 1). Several farmhouses are located 
within the vicinity of the site, the closest of which is approximately 140 feet north of the 
northeastern corner of the site, on Southside Road (Receptor 2). There is also an existing 
residence that is surrounded on the north, west, and south by the project site; the house is 
approximately 200 feet from the site and therefore from proposed construction activities 
(Receptor 3). The noise levels from construction could be as high as 89 dBA at the sensitive 
receptors 50 feet from the project site and 77 dBA at the receptors 200 feet from the project site 
(see Table 4.11-6). These construction-related noise levels could also be experienced at future 
on-site residences, which may be adjacent to construction after they are completed. 
 
It should be noted that, in order to provide a conservative estimate of construction noise levels, 
this analysis is based on line-of-sight sound attenuation, and does not account for attenuating 
factors, like topography or noise impeding structures or vegetation, such as the wooden fences 
between existing residences and Hospital Road and the vegetation surrounding the existing 
residence on Southside Road. Actual site conditions may further decrease the noise levels at 
sensitive receptors.  
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Table 4.11-6 
Typical Construction Equipment Noise Levels 

Equipment Onsite 

Typical Level (dBA) 
50 Feet from the 
Source (Nearest 

Sensitive Receptor – 
Receptor 1) 

Typical Level (dBA) 
140 Feet from the 

Source (Receptor 2) 

Typical Level (dBA) 
200 Feet from the 

Source (Receptor 3) 

Air Compressor  78 69 66 

Backhoe 78 69 66 

Bobcat Tractor 78 69 66 

Concrete Mixer  79 70 67 

Bulldozer  82 73 70 

Jack Hammer 89 80 77 

Pavement Roller 80 71 68 

Street Sweeper 82 73 70 

Man Lift  75 66 63 

Dump Truck 76 67 64 

Source: Noise levels based on FHWA Roadway Construction Noise Model (2006) Users Guide Table 1. 
Noise levels based on actual maximum measured noise levels at 50 feet (Lmax).  
Noise levels assume a noise attenuation rate of 6 dBA per doubling of distance. 

 
Based on the noise levels shown in Table 4.11-6, at 50 feet a receptor could be exposed to noise 
levels up to 89 dBA. Receptors located within 2,500 feet of the project could be exposed to noise 
levels exceeding 65 dBA. Based on the County noise level standard of 55 dBA Leq exterior for 
residential receptors, the existing residences nearest to the project site could experience 
unacceptable noise levels during construction. Construction noise would also result in 
maximum noise levels exceeding 70 dB, which is the County’s standard for maximum daytime 
noise levels at residences. In addition, these noise levels would increase the existing noise levels 
by greater than 5 dBA (from between 55 and 67 dBA to 89 dBA). Given the relatively flat 
topography of the site and unpaved areas in the southern portion of the site, it is unlikely that 
jackhammers or grading equipment would be used near off-site sensitive receptors for a 
substantial duration of the construction period. These noise levels are measured from the 
receptor to the nearest point on the project site, regardless of the likelihood that substantial 
construction activity would occur at these points; most of the construction activity would occur 
further from the project boundaries and would therefore have less effect on the nearby 
residences. Nevertheless, for purposes of a conservative analysis, it is assumed that all types of 
construction equipment would be located as near as 50 feet from existing residences at some 
point during construction; therefore, noise levels generated during on-site construction 
activities could result in ambient noise levels at nearby residences that would exceed 55 dBA 
Ldn, increase the ambient noise level by greater than 5 dBA Ldn, and last for greater than 12 
months. Construction could occur over a period of several years as new residences are built. If 
new residences were constructed concurrently or sequentially over a period greater than 12 
months, and those residences were within 2,500 feet of any sensitive receptor, noise levels 
would exceed 55 dBA and the receptor would experience a noise level increase of greater than 5 
dBA from existing conditions. This impact would be potentially significant. 
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Mitigation Measures. Noise-generating construction activities would be restricted by the 
2035 General Plan to weekdays between 7:00 am and 6:00 pm, and on Saturday between 8:00 am 
and 5:00 pm. Compliance with these requirements would partially limit impacts to existing off-
site and future on-site sensitive receptors. However, the following measures are also required to 
reduce construction noise to the maximum extent feasible. 
 

N–1(a) Construction Activity Timing Disclosure. Signs stating the 
restrictions regarding the hours of construction as regulated by 
the 2035 General Plan shall be provided by the developer and 
posted on-site. Signs shall be placed prior to beginning of and 
throughout grading and construction activities.  

 
Prior to issuance of any grading permits, the project proponent 
shall submit a plan, which shall be reviewed and approved by the 
County, describing the location and dates on which the signs will 
be posted to the Planning and Building Inspection Services 
Department. The project proponent shall allow County Building 
Inspectors to access the project site to monitor compliance by spot 
checking these signs and the hours during which construction 
occurs, and to respond to noise complaints. 

 
N-1(b) Construction Equipment. Properly maintain construction 

equipment and ensure that all internal combustion engine driven 
machinery with intake and exhaust mufflers and engine shrouds 
(if the equipment had such devices installed as part of its standard 
equipment package) are 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. The developer shall require all contractors, as a 
condition of contract, to maintain and tune-up all construction 
equipment to minimize noise emissions. 

 
N-1(c) Vehicle and Equipment Idling. Construction vehicles and 

equipment shall not be left idling for longer than five minutes 
when not in use. 

 
N-1(d) Stationary Equipment. Stationary construction equipment that 

generates noise that exceeds 55 dBA Leq at the boundaries of the 
nearby residential uses 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-
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sight between the noise 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. 

 

 The equipment area with appropriate acoustical shielding shall be 
designated on building and grading plans. Equipment and 
shielding shall remain in the designated location throughout 
construction activities.  

 

Prior to issuance of grading permits, the project proponent shall 
submit building and grading plans that show the appropriate 
construction equipment noise reduction measures to the Planning 
and Building Inspection Services Department. Compliance shall 
be monitored by County Building Inspectors. 

 
N-1(e) Construction Route. All construction traffic to and from the 

project site shall be routed via designated truck routes where 
feasible. All construction-related heavy truck traffic in residential 
areas shall be prohibited where feasible. 

 
N-1(f) Workers’ Radios. All noise from workers’ radios shall be 

controlled to a point that they are not audible at sensitive 
receptors near the construction activity.  

 
N-1(g) Construction Plan. Prior to issuance of any grading and/or 

building permits, the contractor shall prepare and submit to the 
County for approval a detailed construction plan identifying the 
schedule for major noise-generating construction activity. 

 
N-1(h) Disturbance Coordinator. A “noise disturbance coordinator” 

shall be designated by the contractor. The noise disturbance 
coordinator would be responsible for responding to any local 
complaints about construction noise. The noise disturbance 
coordinator shall determine the cause of the noise complaint (e.g., 
starting too early, bad muffler, etc.) and shall require that 
reasonable measures warranted to correct the problem be 
implemented. Conspicuously post a telephone number for the 
disturbance coordinator at the construction site and include it in 
the notice sent to neighbors regarding the construction schedule. 

 
Significance After Mitigation. Construction noise would be reduced to the extent feasible 

by Mitigation Measures N-1(a) through N-1(h). Noise barriers may reduce noise by up to 10 
dBA; however, as described above, construction would occur for a period longer than 12 
months and noise levels could still exceed the thresholds of 55 dBA Leq, 70 dB (maximum noise 
level) and a 5 dBA Ldn increase. Therefore, construction noise impacts would be significant and 
unavoidable.  
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Impact N-2 Construction-related activities associated with the proposed 

project would intermittently generate groundborne vibration on 
and adjacent to the site. This may affect existing off-site 
receptors near the project site and proposed on-site residences. 
However, construction vibration would not exceed FTA 
thresholds for vibration. Therefore, impacts would be less than 
significant. [Threshold number 2] 

 
Construction activities have the potential to generate low levels of groundborne vibration. 
Vibration from construction activities could impact nearby noise-sensitive land uses. The 
primary sources of man-made vibrations are associated with grading and excavation. Because 
of the relatively flat topography of the site and lack of significant unmitigable impacts related to 
geological hazards (refer to Section 4.6, Geology and Soils), pile-driving would not be anticipated 
for construction of the proposed project. Therefore, the primary vibratory source during 
construction within the project area would likely be large bulldozers and loaded trucks. Table 
4.11-7 identifies various vibration velocity levels for the types of construction equipment that 
would operate at the project site during construction activities. As shown, typical bulldozer or 
loaded truck activities generate an approximate vibration level of 77-78 VdB at a distance of 50 
feet.  
 
Nearby noise-sensitive land uses, including the residences located approximately 50 feet south 
of the project site across Hospital Road, residences located approximately 140 feet from the 
project site, and residences located approximately 200 feet from the project site, could be 
exposed to groundborne vibrations during construction. As shown in Table 4.11-7, vibration 
levels could reach up to 78 VdB at receptors 50 feet away, up to VdB at receptors 140 feet away, 
and up to 60 VdB at receptors 200 feet away. Vibration levels would not exceed the FTA 
recommended 80 VdB threshold for infrequent events at residences and buildings where people 
normally sleep. Vibration also would not exceed 95 VdB, the vibration level which would 
damage extremely fragile historic buildings. Therefore, vibration impacts would be less than 
significant.  
 

Table 4.11-7 
Vibration Levels for Construction Equipment 

Equipment 

Approximate Vibration 
Decibels (VdB) 

at 50 feet from 
construction (Receptor 1) 

Approximate Vibration 
Decibels (VdB) 
at 140 feet from 

construction (Receptor 
2) 

Approximate Vibration 
Decibels (VdB) 
at 200 feet from 

construction (Receptor 3) 

Hoe Ram 78 65 60 

Large Bulldozer 78 65 60 

Loaded Trucks 77 63 58 

Jackhammer 70 56 52 

Small Bulldozer 48 35 30 

Source: FTA, Transit Noise and Vibration Assessment, May 2006.  
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Mitigation Measures. No mitigation is required.  
 

Impact N-3 Occupants of proposed on-site and existing off-site residential 
units would not experience noise level increases exceeding 
applicable thresholds as a result of project-generated traffic on 
Southside Road and Hospital Road. Project-generated traffic 
would have a less than significant impact on exterior and 
interior noise levels at sensitive receptors along Southside Road 
and Hospital Road. [Threshold number 3]  

 
Implementation of the proposed project would result in an increase in the average number of 
daily vehicle trips along the segments of Southside Road and Hospital Road near the project 
site. The Transportation Impact Study prepared for the proposed project (Wood Rodgers, 2014; 
see Appendix K) determined the existing traffic levels on Southside Road and Hospital Road, as 
well as the traffic levels expected as a result of the proposed project. These traffic levels were 
used to determine existing and potential future sound levels at sensitive receptors along 
Southside Road and Hospital Road (see Table 4.11-8). Figure 4.11-3 shows the location of the 
four modeled receptors along Hospital Road and the seven modeled receptors along Southside 
Road that would experience the largest noise level increase based on the distance and relative 
elevations of these receptors as compared to the roadway travel lanes. 
 
Table 4.11-8 shows estimates of noise levels that are based on noise modeling using the FHWA 
Traffic Noise Model. The fleet mix for vehicle trips along Hospital Road and Southside Road 
was estimated at 95% passenger vehicles and 5% light- and medium-duty trucks. This estimate 
is considered reasonable for these roadways based on the rural/residential location of the 
project site. The barrier wall currently located between Hospital Road and the residences 
located south of Hospital Road was included in the model. The measurements taken by Rincon 
Consultants (shown in Table 4.11-5) provide a comparison between the measured sound level 
and the modeled noise level for peak hour traffic. The modeled noise levels are an accurate 
representation of the existing noise level (e.g. measurement #2 was 66.4 dBA Leq and the 
modeled sound level at the same location was 66.8 dBA Leq), as shown in Table 4.11-5. 
Variation may occur between modeled and measured noise as a result of a variation in traffic 
(traffic during measurements may be higher or lower than the actual peak traffic) and/or as a 
result of noise sources other than traffic affecting the measured noise level. It is appropriate to 
use the modelled noise levels to determine the expected change in noise level that would result 
from project-generated traffic increases because the model accounts for the calculated peak 
traffic, as well as site topography and receptor locations.  
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Table 4.11-8 
Current and Current + Project Sound Levels (dBA Ldn) 

Receptor 
Location 

Existing 
Conditions 

Existing + Project 
Conditions 

Change 
(dBA) 

FTA Noise Increase 
Threshold

1
  

FTA Threshold 
Exceeded? 

Hospital R1 43.9 46.5 2.6 7 No 

Hospital R2 44.6 47.4 2.8 7 No 

Hospital R3 52.8 55.7 2.9 5 No 

Hospital R4 53 55.9 2.9 5 No 

Southside R1 55.6 58.6 3 3 No 

Southside R2 54.3 56.9 2.6 5 No 

Southside R3 52.4 53.5 1.1 5 No 

Southside R4 58.6 60 1.4 3 No 

Southside R5 55.3 56.1 0.8 3 No 

Southside R6 55.1 56.4 1.3 3 No 

Southside R7 47.9 49.6 1.7 7 No 

Refer to Appendix J for full noise model output. 
Future conditions are based on 2023 traffic projections from Wood Rodgers, 2014 
1. Based on existing noise conditions; refer to Section 4.11.2(a) (Methodology and Significance Thresholds) for additional detail. 

 
As shown in Table 4.11-8, the addition of project-generated traffic would increase traffic noise 
levels on Southside Road and Hospital Road adjacent to the project site by between 0.8 and 3.0 
dBA Ldn. These projected noise levels would not exceed the applicable FTA noise increase 
threshold.  
 
As discussed in Section 4.11.1(a) above, the manner in which older homes in California were 
constructed (approximately 30 years old or older) generally provides a reduction of exterior-to-
interior noise levels of about 25 dBA with closed windows (FTA, 2006). Therefore, the interior 
noise level at existing residences along Southside Road and Hospital Road would be a 
maximum of approximately 36 dBA. In addition, because existing interior sound levels are 
below 50 dBA, the applicable FTA noise increase threshold for interior noise would be 7 dBA, 
which would not be exceeded at any of the identified receptors. Therefore, sensitive receptors 
along Southside Road and Hospital Road would not experience a substantial increase in interior 
noise conditions, and project-generated traffic would be considered a less than significant 
impact for interior noise. 
 
Based on the proximity of proposed residences to these segments of Southside Road and 
Hospital Road, which are similar to the proximity of the existing residences, the projected noise 
level would not exceed the 65 dBA Ldn exterior noise threshold at proposed residential uses on 
the project site. As discussed in Section 4.11.1(a) above, the exterior-to-interior reduction of 
newer residential units is generally 30 dBA or more (FTA, May 2006). Therefore, interior noise 
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levels for proposed residences along Southside Road and Hospital Road would also not exceed 
the County’s interior noise threshold of 45 dBA for residences. 
 
Based on the above analysis, exterior and interior noise impacts at existing sensitive receptors 
along both Hospital Road and Southside Road would be less than significant.  
 

Mitigation Measures. No mitigation is required. 
 

Impact N-4 The proposed residential uses would be subject to operational 
noise generated from existing agricultural uses (almond 
orchards) located to the north and east of the site. However, 
noise generated by the existing adjacent agricultural uses would 
not exceed the applicable standards. The project itself would 
also generate additional noise from operation of the proposed 
residential uses. These noise impacts would not cause the 
applicable standards to be exceeded for any nearby existing 
uses. Impacts would be less than significant. [Threshold number 
1] 

 
Noise generating activity near the project site is currently limited primarily to agricultural 
equipment on adjacent properties north and east of the site and vehicles traveling along nearby 
roadways. Farm equipment associated with agricultural land uses can generate substantial noise 
levels. However, noise generated from agricultural equipment on adjacent properties would be 
periodic and distributed across large areas of agricultural land, much of which is at least 500 feet 
from the proposed residences. Noise generated from agricultural equipment and related activities 
on adjacent properties would be periodic, and would therefore not be expected to significantly 
affect the proposed land uses. Such equipment was not observed to create a substantial amount of 
noise during the 90-minute site visit conducted by Rincon Consultants, during which time noise 
from the operation of agricultural equipment was observed on the properties north of the project 
site. As required by Chapter 19.39 and Section 25.27.035, agricultural yard maintenance equipment 
operated between 7:00 am and 7:00 pm is exempted from noise standards, but shall adhere to noise 
standards during all other hours. Furthermore, as discussed in Section 4.2, Agricultural Resources, 
complaints by neighbors about agricultural operations are fairly uncommon in San Benito 
County, which further supports the conclusion that ongoing noise levels from agricultural 
operations would not be anticipated to create a substantial amount of noise. Therefore, noise 
associated with these agricultural uses would not be expected to substantially impact the 
residences proposed to be located closest to the existing almond orchards. 
 
The proposed project would generate non-mobile operational noise that would be typical of 
residential uses, including periodic instantaneous sounds such as conversations, music, general 
vehicular movement, and doors slamming. These noise produced by the project would be similar 
to the existing noise environment associated with the residential uses south of the project site and 
measured adjacent to those uses during the site visited conducted by Rincon Consultants. 
Therefore, noise associated with operation of the proposed residential uses would not substantially 
impact the existing sensitive receptors along Southside Road or Hospital Road. 
 

Mitigation Measures. No mitigation is required.  
 



Sunnyside Estates Project EIR 
Section 4.11 Noise 

 
 

  County of San Benito 

4.11-23 

4.11.3  Cumulative Impacts. 
 
The geographic extent for the analysis of cumulative stationary noise impacts is generally 
limited to areas within 0.5 mile of the proposed project. This area is defined as the geographic 
extent of the cumulative noise impact area because noise impacts would generally be localized. 
Beyond this distance, impulse noise may be briefly audible and steady construction from the 
proposed project would generally dissipate such that the level of noise would reduce to below 
the County’s maximum noise standards and/or blend in with the background noise level. 
Development of past, present and reasonably foreseeable future developments within 0.5 mile 
of the site could cumulatively increase the potential for exposure of people to increased noise 
levels associated with construction and operation of the project. The project would contribute to 
these cumulative effects. As discussed in Impact N-2, construction noise associated with the 
proposed project would occur for a period greater than 12 months and would therefore not be 
exempt from County noise standards. Construction would exceed the applicable noise 
thresholds, resulting in a significant impact. This construction noise, in combination with 
construction noise associated with other future projects within one mile of the project site, 
would result in a significant and unavoidable cumulative impact, and the project’s contribution 
would be significant. Operation of the proposed project would not generate stationary noise 
that would exceed any noise standards. Future projects would be assessed on a case-by-case 
basis to ensure that any operational noise would not exceed noise standards. Therefore, 
cumulative impacts related to operational stationary noise would be less than significant. 
 
The geographic extent for the analysis of cumulative transportation noise impacts related to 
noise is limited to the study area described in Section 4.13, Transportation and Circulation. This 
area is defined as the geographic extent of the cumulative noise impact area because project-
generated traffic would be limited to this area. At greater distances, project-generated traffic 
would disperse to a larger number of roadways and would not create noise above any 
standards. The proposed project would generate an increase in the average number of trips 
along the segments of Southside Road between Union Road and Hospital Road and Hospital 
Road between Southside Road and Riverside Way near the project site. Table 4.11-9 provides 
estimates of cumulative noise levels that are based on noise modeling (FHWA Traffic Noise 
Model). Sensitive receptors near the project site include residential uses located adjacent to 
Southside Road and Hospital Road (see Figure 4.11-3 for modeled receptor locations). The 
proposed project would have a considerable contribution to a cumulative impact if the change 
in noise levels from future conditions to future plus project conditions exceeded the appropriate 
FTA thresholds.  
 
As shown in Table 4.11-9 below, existing residences located along Hospital Road and Southside 
Road would not experience a change in roadway noise levels that exceeds the FTA thresholds 
under future plus project conditions (2023). Therefore, there would not be a cumulative impact. 
Residences included in the proposed project would be located adjacent to Southside Road and 
Hospital Road, similar to the existing residences shown in Table 4.311-9, and therefore would 
not experience noise levels greater than 65 dBA. Impacts would be less than significant. 
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Table 4.11-9 
Future and Future + Project Sound Levels (dBA Ldn) 

Road 
Segment 

Future 
Conditions 

(2023) 

Future + 
Project 

Conditions 
(2023) 

Change from Future 
to Future + Project 

(dBA) 

FTA Noise 
Increase 

Threshold  
FTA Threshold Exceeded? 

Hospital R1 44.3 46.8 2.5 7 No 

Hospital R2 44.9 47.5 2.6 7 No 

Hospital R3 53 55.8 2.8 5 No 

Hospital R4 53.3 56.1 2.8 5 No 

Southside 
R1 55.9 58.8 2.9 3 

No 

Southside 
R2 55.3 57.4 2.1 3 

No 

Southside 
R3 55.4 55.9 0.5 3 

No 

Southside 
R4 61.6 62.3 0.7 2 

No 

Southside 
R5 58.1 58.6 0.5 3 

No 

Southside 
R6 57.5 58.3 0.8 3 

No 

Southside 
R7 49.6 50.8 1.2 7 

No 

Refer to Appendix J for full noise model output. 
Future conditions are based on 2023 traffic projections from Wood Rodgers, 2014 
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4.12 PUBLIC SERVICES AND RECREATION 
 

4.12.1 Setting 
 

a. Police Protection. The San Benito County Sheriff’s Department (Department) 
provides police protection services to an approximately 1,392 square mile area including 
unincorporated San Benito County (including the project site), as well as the Cities of Hollister 
and San Juan Bautista. The City of Hollister also has its own police department which provides 
emergency response services to over half of the city’s population. The Department provides 
coroner and civil services to the entire service area, including the City of Hollister. The sheriff 
station nearest to the project site is located at 2301 Technology Parkway in the City of Hollister, 
approximately 4.5 miles northwest of the project site. Emergency response times for the 
Department are dependent on where the patrol vehicles are in relation to a call, as well as the 
nature of the call.  

 
The Department is staffed with 25 full-time and part-time sworn service enforcement personnel 
including a sheriff and two captains. The Department is also staffed by non-sworn personnel of 
approximately 60 including staff and search and rescue personnel. The ratio of service 
enforcement personnel per thousand residents in 2015 was approximately 1.0service 
enforcement personnel per 1,000 population, assuming an emergency response service 
population of 28,000 (Captain Tony Lamonica, personal communication, October 2015). The 
Department participates in a mutual aid agreement with the City of Hollister under emergency 
situations that warrant additional personnel (Sheriff Darren Thompson, personal 
communication, February 2015).  

 
The police station located on Technology Parkway typically has approximately one sergeant 
and three deputies per shift (Captain Tony Lamonica, personal communication, October 2015). 
The estimated current average response time to incidents is between 10 and 28 minutes, 
depending on the severity of the emergency, location of responders, and staff availability 
(which has been substantially constrained in the past several years because of budget cuts that 
have required a reduction in overall staffing). California law enforcement does not have 
standardized response times for rural areas, such as the proposed project location, which 
typically have longer response times than urban areas (Sheriff Darren Thompson, personal 
communication, September 2014). 

 
The Department mainly receives funding from the County’s General Fund, which is derived 
from property taxes, sales tax revenue, and user fees. In addition, San Benito County Code Title 
5 (Finance), Chapter 5.01 (County Fees), Article IX (Capital Improvement Impact Fees) (Sections 
5.01.310.325) establishes development impact fees requiring that new development provide a 
fair share contribution toward the provision of capital improvements, including buildings, 
facilities, and/or equipment needed in order to provide effective police protection services. 
 

b. Fire Protection and Ambulance Services. Fire protection services in unincorporated 
San Benito County (including the project site), as well as the Cities of Hollister and San Juan 
Bautista, are provided primarily by the City of Hollister Fire Department, which absorbed the 
San Benito County Fire Department in 2013. Other fire protection services in the County include 
the Aromas Tri-County Fire Department, San Juan Bautista Volunteer Fire Department, and 
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CAL FIRE. The City of Hollister Fire Department has two agreements with CAL FIRE: the 
automatic aid agreement provides automatic fire protection services, and the mutual aid 
agreement provides fire protection service upon radio request by the City of Hollister Fire 
Department (Leo Alvarez, Division Chief, City of Hollister Fire Department, Personal 
Communication, September 2014).  

 
According to the Hollister Fire Department Scope of Services contract with the County of San 
Benito (2013), the Hollister Fire Department plans to maintain a force consisting of a total of 30 
full-time staff (27 full-time fire professionals with the ranking of Fire Captain, Fire Engineer or 
Firefighter and 1 full time fire chief, fire training officer, and fire marshal) and 80 reserves. Four 
fire stations are proposed to provide countywide fire services. Station 1 is owned and operated 
by the City of Hollister and is located at 110 Fifth Street Hollister. Station 2, also owned and 
operated by the City of Hollister, is located at Union Road. Station 3 will be located at Fairview 
Road and Rosa Morado Road and is expected to be in operation in October 2016 (Leo Alvarez, 
Division Chief, City of Hollister Fire Department, personal communication, October 2015). 
Station 4, which is located at 4th and Polk Streets, is owned by San Juan Bautista. The San Juan 
Bautista Fire Station is considered a volunteer fire station which is staffed by a combination of 
volunteer and full-time fire staff.  
 
The City of Hollister’s Fire Station Number 2, which is located at the intersection of Union Road 
and SR 25 in the City of Hollister, would be the closest station available to provide fire 
protection services at the project site. This fire station is located approximately 0.5 mile 
northeast of the project site. Fire Station Number 1 is located approximately 2.25 miles 
northwest of the project site at 110 5th Street in the City of Hollister. 
 
The City of Hollister Fire Department maintains a goal of responding to incidents within five 
minutes and the industry standard is a response time of 10 to 15 minutes for first responders 
(Leo Alvarez, Division Chief, Personal Communication, September 2014). In practice, the City of 
Hollister Fire Department generally takes no more than seven minutes to respond from all fire 
stations (Leo Alvarez, Division Chief, Personal Communication, September 2014). Current 
response times to any incidents at the project site or in the vicinity average approximately four 
to five minutes from Fire Station Number 2, and approximately five to six minutes from Fire 
Station Number 1 (Leo Alvarez, Division Chief, Personal Communication, September 2014).  
The Hollister Fire Department receives funding from various County revenue sources, under its 
fire services contract, including fire mitigation fees. San Benito County Code Title 5 (Finance), 
Chapter 5.01 (County Fees), Article VIII (Fire Mitigation Fees) (Sections 5.01.280.296) establishes 
development impact fees requiring that new development provide a fair share contribution 
toward the provision of capital improvements for fire protection facilities and equipment, 
which may be used to construct and purchase facilities and equipment that are needed to 
provide fire protection services to the residents of new developments in the unincorporated 
County.  
 
Emergency medical services in San Benito County are coordinated by the County Emergency 
Services Department. San Benito County contracts with a private company called American 
Medical Response (AMR) for emergency medical services. AMR has two locations (City of San 
Juan Bautista and City of Hollister) that would serve the proposed project.  
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The expected response time from either of the above locations to the project site would be 
expected to range from approximately 15 to 30 minutes, depending on the severity of the 
emergency, location of responders, and staff availability (Marcie Morrow, Emergency Medical 
Service Coordinator, San Benito County, personal communication, September 2014). The 
County has established standard response times based on community type as follows: urban 
(ten minutes), rural (30 minutes), wilderness (90 minutes), and wilderness remote (120 minutes). 
These standards have been established by the County EMS Agency and to date have not been 
incorporated into an updated EMS Plan. From January through November 2014, AMR 
responded to 93 percent of calls within this standard (Marcie Morrow, EMS Services 
Coordinator, personal communication, February 4, 2015). Costs related to provision of 
emergency services are typically passed along to the end user.  
 

c. Schools. The Hollister School District (HSD) is the local school district that would 
serve students generated by the proposed project. HSD consists of seven elementary schools, 
two middle schools, and one combined elementary and middle school. As described below, the 
San Benito High School District is a separate high school district. The proposed project would 
be served by the following two HSD schools that are located in the City of Hollister: Ladd Lane 
K-5 Elementary School, located at 161 Ladd Lane, approximately 0.5 mile north of the project 
site; and Rancho San Justo Middle School, located at 1201 Rancho Drive, approximately 1.5 
miles north of the project site. Ladd Lane Elementary School has a current enrollment of 
approximately 618 students and Rancho San Justo Middle School has a current enrollment of 
approximately 872 students (John Teliha, Director of Facilities, HSD, personal communication, 
April 2015). The capacity at Ladd Lane Elementary School is approximately 950. The capacity of 
Rancho San Justo Middle School is approximately 1,075 (John Teliha, Director of Facilities, HSD, 
personal communication, April 2015). The student generation rate for HSD is 0.375 student per 
residential unit (John Teliha, Director of Facilities, HSD, personal communication, April 2015). 
 
San Benito High School would accommodate students generated by the proposed project, and it 
is located at 1220 Monterey Street, in Hollister, approximately 1.5 miles northwest of the project 
site. The current enrollment at San Benito High School is approximately 2,887 students and the 
student generation rate for San Benito High School is 0.125 student per household (John Perales, 
Superintendent, San Benito High School, personal communication, September 2014). The 
capacity of San Benito High School is 2,900 students (approximately 13 above current 
enrollment) (John Perales, Superintendent, San Benito High School, personal communication, 
September 2014).  
 
Operating revenue provided to school districts is funded by local property tax revenue accrued 
at the state level and then allocated to each school district based on the average daily student 
attendance. However, physical improvements to accommodate new students come primarily 
from assessed fees on development projects since state funding for capital improvements 
typically lags behind enrollment growth. For both HSD and San Benito High School, the fees are 
currently $3.36 per square foot (sf) for residential developments and $0.54 for commercial 
properties. HSD and San Benito High School split the revenue generated by these development 
fees (Kathy Cunnane, Director of Fiscal Services, HSD, personal communication, October 2014).  
 

d. Parks and Recreational Facilities. As described in Section 2.0, Project Description, the 
majority of the project site has historically been used for agricultural land uses such as hay 
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production and walnut orchards. The project site does not contain any formally designated 
bikeways or trails. The County is currently planning a regional parkway that would generally 
follow the San Benito River. The proposed project would be located generally between Reach 3 
and Reach 4 of the proposed San Benito County River Parkway and Regional Park Project. 
However, this County project is still in process and would not count toward any Quimby Act 
parkland allocation.  

 
According to the California Department of Finance (DOF), the County of San Benito population 
was 57,517 on January 1, 2014 (Table E-1, City/County Population Estimates with Annual 
Percent Change, 2014). San Benito County’s General Plan Natural and Cultural Resources 
Element, the Parks & Recreation Facilities Master Plan, and the Subdivision Ordinance(San 
Benito County Code, title 23 [Subdivision Ordinance], chapter 23.15 [Dedications, Reservations, 
and Development Fees], Section 23.15.008 [Dedication of Parkland]) requirements specify a 
target ratio of five acres of parkland per 1,000 residents. Therefore, based on the DOF 2014 
population, the County should have approximately 288 acres of parkland. As defined in the 
Parks & Recreation Facilities Master Plan, parkland includes neighborhood parks, 
neighborhood/school parks, community parks, trails/linear parkways, special use facilities, 
recreational open space and sports parks. Parkland classification standards are detailed in Table 
4.12-1 below.  

 
According to the most recent County parkland inventory, compiled as part of the County’s 
Development Impact Fee Study completed in 2012, there are currently 89.4 acres of County 
improved (i.e., developed) parks and recreational facilities including Veterans’ Memorial Park, 
County Historical Park, Hollister Ranch Estates Open Space, Spring Grove School, DeAnza 
Trail, and San Juan Bautista Community Center. In addition to improved parkland, 
unimproved parkland counts toward this standard and is converted to an equivalent amount of 
improved parkland based on the ratio of the cost of an improved acre of land relative to an acre 
of unimproved parkland. Open space also counts toward this standard and is similarly 
converted to an equivalent amount of improved parkland. According to the County’s existing 
inventory, there are approximately 10.08 acres of unimproved park acreage equivalent and 
approximately 228.84 acres of open space park acreage equivalent within the county (Willdan, 
2012). Therefore, park acres total approximately 328.32, which currently exceeds the required 
288 acres. In addition, there are currently approximately 7,344 acres of State parks, and 
approximately 26,000 acres of Federal parks also located within the County, although neither of 
these types of parkland count toward the County’s local parkland standard (Parks & Recreation 
Facilities Master Plan, 2010). 
 
According to AMBAG, the population of San Benito County is expected to grow to 81,332 
residents by year 2035; therefore, the County should have approximately 407 acres of parkland 
to accommodate the projected 2035 population (using the 5 acres/1,000 residents standard). As 
described above, the County currently has approximately 328.32 acres of County parkland 
which counts toward the standard (Willdan, 2012). Therefore, the County would need an 
additional 78.68 acres of parkland to meet its parkland standard in 2035. 
 
There are five recreational facilities within a five-mile radius of the project site, as follows: 

 
1. Dunne Park: Located approximately two miles northwest of the project site, this park provides 

tennis courts, softball fields, playground and memorial rose garden and barbeque pits. 
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2. Rancho San Justo Park: Located approximately one and one-quarter miles south of the project 
site, this park provides soccer fields, a football field, a quarter-mile track, basketball courts and 
sports lighting. 

3. Veterans Memorial Park: Located one and one-half miles southwest of the project site, this park 
provides picnic facilities, a skate park, tennis courts, softball fields, soccer field, and youth 
baseball fields. 

4. McCarthy Park: Located approximately two and one-quarter miles southeast of the project site, 
this park provides turf and a multi-use basketball court. 

5. Vista Hill Park: Located approximately two and one-quarter miles southeast of the project site, 
this park provides a softball field, playground, and barbeque facilities. 

 
In addition, the following recreational facilities are located in the project region: 

 
1. The San Benito County Historical Park: This park offers wildlife and creek views, as well as a 

museum, research center, picnic grounds, and a tot lot.  
2. Fremont Peak State Park: This park offers camping and picnic facilities, as well as an 

astronomical observatory with a 30-inch telescope, which is open for public programs. 
3. San Juan Bautista State Historic Park: This park includes several historic museums, a blacksmith 

shop, the historic jail, and an early American’s settler’s cabin.  
4. Hollister Hills State Vehicular Recreation Area: This area is host to campers, picnickers, 

motorcyclists and four-wheelers in the Gabilan Mountains.  
5. San Justo Reservoir: The reservoir offers recreation to anglers, boaters, windsurfers, picnickers, 

and mountain bikers, and can support many other activities1.  
 

County parks receive funding from user fees, collected under San Benito County Code Title 5 
(Finance), Chapter 5.01 (County Fees), Article V (Park Visitor Entrance and User Fees) (Sections 
5.01.140-146) to recover the costs of developing and maintaining the San Justo Reservoir, 
County Historical Park and Veteran’s Memorial Park facilities. In addition, San Benito County 
Code Title 5 (Finance), Chapter 5.01 (County Fees), Article IV (Park and Recreation Impact Fees) 
(Sections 5.01.120-.126) requires that new development provide a fair share contribution toward 
the acquisition of park land, construction of recreational improvements, and acquisition of 
equipment. 

 
e. Library Service and Facilities. The San Benito County Free Library is located on 5th 

Street in Hollister, approximately two miles north of the project site. This facility is open 
Monday and Wednesday from 10:00AM-6:00PM, Tuesday and Thursday from 12:00PM-8:00PM, 
and Friday from 2:00PM-6:00PM. In addition to materials, the Library offers 19 computers with 
Internet access and databases for use by the public, which includes children’s computers and 
six specialized employment/literacy computers. The library averages approximately 50 daily 
computer users. This facility also provides meeting rooms and US passport services (San Benito 
County Free Library Strategic Plan, 2011). 

 
The San Benito County Library Bookmobile operates three days each week, with stops 
scheduled at various schools, convalescent and nursing facilities, apartment facilities, the Tres 
Pinos Post Office, and the Visitors Center at Pinnacles National Monument. The San Benito 
County Free Library also offers an Adult Literacy Program. The program receives major 

                                                      
1
 The San Justo Reservoir has been closed since January 2008 as the result of a Zebra Mussel infestation. It is unknown when the 

park will reopen. 
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funding from the California Library Literary Services, a program of the California State Library, 
and is supported by a volunteer tutor staff.  

 
The Kids’ Place Program provides services geared toward children, and the Teen Space 
Program is designed for teenagers. These programs, available through the library’s website, 
offer Homework Help, online activities and games, and information on local events geared to 
the appropriate age group. Other online resources available through the library include Career 
and Job Resources, and access to a wide variety of Reference Tools, including World Book 
Encyclopedia. 

 
The County’s one-facility (built 1960, 11,043 sf) library system has over 30,000 registered 
borrowers and over 132,000 visits annually despite a 40 percent cut in staffing and 38 percent 
reduction in operation hours compared to 2009. While the County has more than 12,200 youth 
population from 0-14 years of age, over 9,200 youth are registered borrowers of the library. In 
2014, the library had 5.5 full-time equivalent (FTE) permanent employees and 3.5 FTE 
temporary staff (Nora Conte, County Librarian, email communication, October 13, 2015). The 
library’s diversified funding sources include: approximately 80 percent from local government, 
approximately 15 percent from state funds (California Library Services Act, Public Library 
Fund), approximately five percent from Federal funds (California Library Services Act, 
California Library Literacy Act) and local partnerships, and approximately 5 percent from 
internal library revenue, such as passports and test proctoring (Conte, October 2015). 

 
The City of San Juan Bautista also has a library which is located at 801 Second Street, 
approximately 8.5 miles northwest of the project site. This facility is open Monday, Wednesday, 
and Friday from 1:00PM-5:00PM, Tuesday and Thursday from 1:00PM-7:00PM, and Saturday 
from 9:00AM-1:00PM. The library has nine public-use computers with Internet access available 
and offers interlibrary loans from Monterey County Free Library Systems (City of San Juan 
Bautista, 2015). 
 

f. Regulatory Setting.  

Police Services. All law enforcement agencies within California are organized and 
operate in accordance with the applicable provisions of the California Penal Code. This code 
sets forth the authority, rules of conduct, and training for police officers. Under State law, all 
sworn municipal and county officers are state police officers. 
 

2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Public 
Facilities and Services Element provides the following goals, policies and objectives pertaining 
to police services that are applicable to this project:  

 
Public Facilities and Services Element: 
 
Goal PFS-1 To provide residents and businesses quality, cost-effective, and sustainable public 

facilities and services. 
 
PFS-1.11 Pay Fair Share. The County shall require new development to pay its fair share of 

public facility and service costs. 
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PFS-1.12 New Development Requirements. The County shall require new development, in 
compliance with local, State, and Federal law, to mitigate project impacts associated 
with public facilities and services, including, but not limited to, fire, law 
enforcement, water, wastewater, schools, infrastructure, roads, and pedestrian and 
bicycle facilities through the use of annexation fees, connection fees, facility 
construction/expansion requirements, or other appropriate methods.  

 
PFS-1.13 Service Agency Notification. The County shall notify the appropriate agencies (e.g., 

cities, special districts, school districts, emergency service providers) of new 
development applications within their service areas early in review process to allow 
sufficient time to assess impacts on facilities and services.  

 
Goal PFS-12. To provide adequate law enforcement facilities and services to prevent crime, 

ensure the safety of residents and visitors, and protect private and public property. 
 
PFS-12.1 Staffing Levels. The County shall encourage optimum staffing levels for both sworn 

Sheriff Deputies and civilian support staff in order to provide adequate law 
enforcement services for all County residents. 

 
PFS-12.2 Sheriff Department Response Time Standards. The County shall strive to achieve and 

maintain appropriate Sheriff Department response times for all call priority levels to 
provide adequate law enforcement services for all County residents.  

 
PFS-12.4 Fair Share. The County shall require new development to pay its fair share of the 

costs for providing law enforcement service facilities and equipment to new residents. 
 
The County has adopted a capital improvements impact fee requiring that applicants for 
building permits pay a fee to defray the cost of constructing and equipping law enforcement 
facilities as needed to minimize level of service impacts to police services caused by new 
development (San Benito County Code title 5 [Finance] chapter 5.01 [County Fees], Art. IX 
[Capital Improvements Impact Fee] (Sections 5.01.310-.325)). Prior to issuance of a building 
permit, an applicant is required to pay to the Building Department the fees prescribed. 

 
Fire Protection and Ambulance Services. Fire hazards are addressed mainly through the 

application of the State Fire Code and the Uniform Building Code (UBC). The Fire Code 
addresses access, including roads, and vegetation removal in high fire hazard areas. The UBC 
requires development in high fire hazard areas to show proof of nearby water sources and 
adequate fire flows. In addition, the San Benito County General Plan and the San Benito County 
Code contain the following provisions applicable to the regulation of fire protection and 
ambulance services: 

 
2035 General Plan Update. The recently adopted(July 21, 2015) 2035 General Plan Health 

and Safety Element and Public Facilities and Services Element provides the following goals, 
policies and objectives pertaining to fire protection and ambulance services that are applicable 
to this project: 
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Health and Safety Element: 
 
Goal HS-4 To minimize the risk of wildland and urban fire hazards. 
 
HS-4.2 Fire Protection Water Standard. The County shall develop, maintain, and implement 

an appropriate fire protection water standard to be applied to all urban and rural 
development.  

 
Public Facilities and Services Element: 
 
Goal PFS-1 To provide residents and businesses quality, cost-effective, and sustainable public 

facilities and services. 
 
PFS-1.11 Pay Fair Share. The County shall require new development to pay its fair share of 

public facility and service costs. 
 
PFS-1.12 New Development Requirements. The County shall require new development, in 

compliance with local, State, and Federal law, to mitigate project impacts associated 
with public facilities and services, including, but not limited to, fire, law 
enforcement, water, wastewater, schools, infrastructure, roads, and pedestrian and 
bicycle facilities through the use of annexation fees, connection fees, facility 
construction/expansion requirements, or other appropriate methods.  

 
PFS-1.13 Service Agency Notification. The County shall notify the appropriate agencies (e.g., 

cities, special districts, school districts, emergency service providers) of new 
development applications within their service areas early in review process to allow 
sufficient time to assess impacts on facilities and services.  

 
PFS-12.4 The County shall require new development to pay its fair share of the costs for 

providing law enforcement service facilities and equipment to new residents. 
 
PFS-13.1 Fire Staffing and Response Time Standards. The County shall strive to maintain fire 

department staffing levels and response times consistent with National Fire 
Protection Association standards.  

 
PFS-13.6 Visible Signage. The County shall require that all roads and buildings are properly 

identified by name or number with clearly visible signs in order to promote faster 
response times. 

 
PFS-13.7 Fire Facility Fees. The County shall require new development to pay its fair share of 

fees for new fire station facilities, equipment, and staffing necessary to maintain the 
County’s service standards in that area. New development may also be required to 
create or join a special assessment district or other funding mechanism, to pay the 
costs associated with the operation of a fire station. 

 
PFS-13.9 Fire Safety Compliance. The County shall ensure that all proposed developments are 

reviewed for compliance with the California Fire Code and other applicable State 
laws. 
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The County has adopted a fire protection facilities fee (San Benito County Code Title 5 
[Finance], Chapter 5.01 [County Fees], Article VIII [Fire Mitigation Fees]) requiring that 
applicants for building permits pay a fee to defray the cost of constructing and equipping fire 
protection facilities as needed to minimize level of service impacts on fire protection caused by 
new development. These fees are collected by the County and provided to the Fire Department. 
All new development within the County is required to pay a fire facility fee that is held in an 
account by the County and transferred at least quarterly to the fire district serving the area from 
which the fees were collected. The County has also adopted an Emergency Medical Services fee 
(San Benito County Code Title 5 [Finance], Chapter 5.01 [County Fees], Article III [Fees for 
County Services], Sub-article V [Health and Human Services Agency], Section 5.01.092 
[Emergency Medical Services Division]) to support emergency services including 9-1-1 
response, paramedics, and ambulance services. Fees are determined based on benefit 
assessment units which vary by the size, type, and intensity of development. Fees are collected 
prior to issuance of building permits and typically cost $15 per year per benefit assessment unit 
(Roy Lewis, personal communication, February 2015).  
 
Chapter 23.27 (Fire Design Standards) of title 23 [Subdivision Ordinance] of the San Benito 
County Code contains several development standards that would encourage fire safety, 
including: roadway width, surface, grade, turning radius, and structure standards; gate 
entrance standards; street and road sign standards; and emergency water supply standards. 
Water supply thresholds for multiple residential, commercial or industrial uses include a 
County requirement of 2,500 GPM at 20 PSI residual.  
 

Schools.  
 
State. Senate Bill (SB) 50 (1998), which is funded by Proposition 1A, limits the power of 

cities and counties to require school impact mitigation from developers as a condition of 
approving new development and provides instead for a standardized fee. SB 50 generally 
provides for a 50/50 state and local school facilities match. SB 50 also provides for three levels 
of statutory impact fees. The application level depends on whether state funding is available; 
whether the school district is eligible for state funding; and whether the school district meets 
certain additional criteria involving bonding capacity, year-round schools, and the percentage 
of moveable classrooms in use. 

 
California Government Code sections 65995-65998 sets forth provisions to implement SB 50. 
Specifically, in accordance with Section 65995(h), the payment of statutory fees is “deemed to be 
full and complete mitigation of the impacts of any legislative or adjudicative act, or both, 
involving, but not limited to, the planning, use, or development of real property, or any change 
in governmental organization or reorganization…on the provision of adequate school 
facilities.” The school district is responsible for implementing the specific methods for 
mitigating school impacts under the Government Code.  
 
Pursuant to Government Code section 65995(i), “A state or local agency may not deny or refuse 
to approve a legislative or adjudicative act, or both, involving, but not limited to, the planning, 
use, or development of real property, or any change in governmental organization or 
reorganization as defined in Section 56021 or 56073 on the basis of a person's refusal to provide 
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school facilities mitigation that exceeds the amounts authorized pursuant to this section or 
pursuant to Section 65995.5 or 65995.7, as applicable.” 

 
California Education Code Section 17620(a)(1) states that the governing board of any school 
district is authorized to levy a fee, charge, dedication, or other requirement against any 
construction within the boundaries of the district, for the purpose of funding the construction or 
reconstruction of school facilities.  
 

Local. Though primarily governed by state law (as described above), the San Benito 
County General Plan and the San Benito County Code contain the following provisions 
applicable to schools: 
 

2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Public 
Facilities and Services Element provides the following goals, policies and objectives pertaining 
to schools that are applicable to this project: 

 
Public Facilities and Services Element: 
 
Goal PFS-1 To provide residents and businesses quality, cost-effective, and sustainable public 

facilities and services. 
 
PFS-1.11 Pay Fair Share. The County shall require new development to pay its fair share of 

public facility and service costs. 
 
PFS-1.12 New Development Requirements. The County shall require new development, in 

compliance with local, State, and Federal law, to mitigate project impacts associated 
with public facilities and services, including, but not limited to, fire, law 
enforcement, water, wastewater, schools, infrastructure, roads, and pedestrian and 
bicycle facilities through the use of annexation fees, connection fees, facility 
construction/expansion requirements, or other appropriate methods.  

 
PFS-1.13 Service Agency Notification. County shall notify the appropriate agencies (e.g., 

cities, special districts, school districts, emergency service providers) of new 
development applications within their service areas early in review process to allow 
sufficient time to assess impacts on facilities and services.  

 
PFS-10.5 School Impact Fees. The County shall support the efforts of school districts to obtain 

necessary funding, including school impact fees.  
 
The County has adopted a school facilities fee (San Benito County Code Title 5 [Finance], 
Chapter 5.01 [County Fees], Article VI [School Facilities Fees and Dedications]) (Sections 
5.01.160-.238)), pursuant to the applicable Government Code sections, requiring applicants for 
residential subdivisions or building permits pay a fee or dedicate land, or some combination, to 
defray the cost of constructing school facilities as needed to minimize impacts caused by new 
development. These fees are collected by the County and provided to the applicable school 
district. All new development within the County is required to pay a school facilities fee that is 
held in an account by the County and transferred at least quarterly to the school district serving 
the area from which the fees were collected, or dedicate land for a school site, or a combination.  
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Parks and Recreational Facilities.  
 
State. Since the passage of the 1975 Quimby Act (Government Code § 66477 et seq.), cities 

and counties have been authorized to adopt ordinances requiring that developers set aside land, 
donate conservation easements, or pay fees that can be used for purposes of acquiring parkland. 
Revenues generated through the Quimby Act cannot be used for the operation and maintenance 
of park facilities. A 1982 amendment (AB 1600) requires agencies to clearly show a reasonable 
relationship between the public need for the recreation facility or parkland and the type of 
development project upon which the fee is imposed.  

 
Local. Park and recreational facilities are addressed in the San Benito County General 

Plan, Natural and Cultural Resources Element, the San Benito County Parks and Recreation 
Facilities Master Plan (2010), and the San Benito County Subdivision Ordinance. The General 
Plan Natural and Cultural Resources Element, Parks & Recreation Facilities Master Plan, and 
the Subdivision Ordinance each require that new development provide parkland at a rate of 5 
acres of parkland per 1,000 residents. For small developments that cannot achieve minimum 
park size based on population, or developments that do not achieve full acreage requirements, 
an in-lieu fee based on the park acres per 1,000 standard will be paid to the County for public 
park development (San Benito County General Plan, Natural and Cultural Resources Element; 
Parks & Recreation Facilities Master Plan, Section 8 Policies and Guidelines, Parkland 
Development Requirements, 2010; San Benito County Code Title 23 [Subdivisions], Chapter 
23.15 [Dedications, Reservations and Development Fees], Section 23.15.008 [Dedication of 
Parkland]). The following regulations are applicable to parks and recreational facilities in San 
Benito County: 

 
2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan 

Economic Development and Public Facilities and Services Element provide the following goals, 
policies and objectives pertaining to parks and recreational facilities that are applicable to this 
project:  

 
Economic Development: 
 
Goal ED-8 To improve access for all residents to a variety of high-quality, well-activated parks, 

green space, and recreational opportunities that enhance quality of life and connect to 
surrounding neighborhoods and businesses. 

 
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.  
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ED-8.3 Park Financing Mechanisms. The County shall use a variety of financing 

mechanisms to acquire, develop, and maintain park, recreation, and open space uses 
consistent with growth in County population and adopted land use policies and shall 
encourage the establishment of community service districts or other financing 
mechanisms to finance the maintenance and operation of private and public parks 
created in conjunction with new development. 

 
ED-8.4 Walking Distance to Parks. Strive to create development patterns such that the 

majority of residents are within a reasonable walking distance of a park, greenway, 
public plaza or recreation center.  

 
Public Facilities and Services Element: 
 
Goal PFS-1 To provide residents and businesses quality, cost-effective, and sustainable public 

facilities and services. 
 
PFS-1.12 New Development Requirements. The County shall require new development, in 

compliance with local, State, and Federal law, to mitigate project impacts associated 
with public facilities and services, including, but not limited to, fire, law 
enforcement, water, wastewater, schools, infrastructure, roads, and pedestrian and 
bicycle facilities through the use of annexation fees, connection fees, facility 
construction/expansion requirements, or other appropriate methods.  

 
San Benito County Parks and Recreation Facilities Master Plan. The Parks and Recreation 

Facilities Master Plan provides the following goals, policies, objectives and standards regarding 
parks and recreational facilities:  

 
Parkland Development Requirements: This section discusses the recommended County Standard 
of 5-park acres per 1,000 population, including what types of facilities can be counted toward the 
standard, and the recommendation that neighborhood parks should be located so that County 
residents in urban areas live within ½ mile of a neighborhood parks. 

 
Trail Planning and Design Guidelines: This section discusses general guidelines which all short 
and long term trail planning and implementation should consider, and discusses the various 
strategies for trail acquisition. 

 
Potential Future Trail Corridors: This section identifies some possible trail corridors within 
which future trail connections might be desirable. 

 
Trail Planning Reference Documents: This section provided County, State and Regional 
documents to be used as a reference during trail planning. 

 
Trails Master Plan: This section identifies items that the Trails Master Plan should address, 
including a list of trail priorities and summary of public input. 

 
Classification System & Standards: This section describes the various parkland classifications 
including size, service area, intended service group, description and potential facilities. The 
classifications are included to give planners and developers a clearer understanding of the 
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expectation of what should be included in various park facilities, and to assist County staff and 
officials in reviewing development proposals for consistency with established standards (refer to 
Table 4.12-1). 
 

Table 4.12-1  
Park Classification 

Classification Size 
Service Area/Intended 

Service Group 
Description 

Neighborhood Park 3-10 acres (5 
acre minimum 
preferred) 

Neighborhood residents 
within walking distance 

Should be designed for both active and 
passive recreation activities tailored to 
the specific needs of the neighborhood, 
and should address the needs of all age 
groups and physical abilities. 

Neighborhood/School 
Park 

2-10 acres Residents within walking 
distance and school 
students 

Similar in size and function to a 
neighborhood park, but is located 
immediately adjacent to a school. Some 
of the recreational functions can be 
combined with the school site, such as 
hard courts, sports fields, and play 
areas, to maximize efficient use of 
resources. 

Community Parks 10 acre 
minimum (20 
acre minimum 
preferred) 

All County residents 
including community and 
school groups; may also 
serve neighborhood park 
function for surrounding 
residents; may attract 
regional residents. 

Allow for group activities and other 
recreational pursuits that are not 
recommended at neighborhood parks. 
Frequently community parks are 
“destination” parks with special facilities, 
such as lit sports fields, amphitheaters, 
gymnasiums, etc. that serve the entire 
community. Rest rooms, off-street 
parking, night lighting of facilities and 
other active recreation facilities are 
typical park elements that encourage 
higher levels of public use and longer 
user-days when compared to 
neighborhood parks. 

Trails/Linear 
Parkways 

Shown in or 
connected to 
trails in the 
County’s Parks 
and Recreation 
Facilities 
Master Plan 

All County residents; may 
attract regional residents. 

Connect various areas of the County, 
as well as parks, recreational open 
space, schools, business and commerce 
centers and other feature destinations. 
Where linear parkways are sufficiently 
wide and within walking distance to 
residential neighborhoods, sport fields 
and neighborhood park features can be 
incorporated for both active and passive 
recreation needs. 

Special use Facilities Depends on 
facility 

All County residents, 
designated community user 
groups, school groups, and 
some nonresidents. 

Generally meet a specific recreation or 
cultural function and do not fall into one 
of the other classification categories. 
Multipurpose uses should be 
encouraged, provided that additional 
uses do not conflict with the intended 
special use. 

Recreational Open 
Space 

Depends on 
resource to be 
preserved 

Not included in County 
service area calculations; 
All County residents; may 
attract regional residents. 

Designed to preserve and protect unique 
natural resources while providing for 
compatible limited public recreation use. 
Passive recreational uses, such as 
hiking, nature appreciation, picnicking, 
etc., that are not in conflict with the 
intended resource protection, are 
encouraged. 
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Table 4.12-1  
Park Classification 

Classification Size 
Service Area/Intended 

Service Group 
Description 

Sports Park 20 acre 
minimum 

All residents, community-
based sports organizations 
and school groups; may 
serve limited non-resident 
sport participants for 
tournament and regional 
play. 

Focus on active recreational facilities, 
especially for organized sports. 
Consolidation of multiple sports fields at 
one location allows for efficiencies of 
maintenance and scheduling. With a 
focus on active sports, sports parks do 
not have all of the amenities of 
community parks. 

Source: San Benito County Parks and Recreation Facilities Master Plan, 2010 
 
San Benito County Bikeway and Pedestrian Master Plan. The Bikeway and Pedestrian 

Master Plan provides the following goals, policies, objectives and standards regarding bike and 
pedestrian facilities:  

 
Goal 1 Increase Bicycle and Pedestrian Access 
 
Objective 1-2: Expand bicycle and pedestrian facilities and access in and between neighborhoods, 

employment centers, shopping areas, schools, and recreational sites, in pursuit of the 
San Benito County Council of Governments General Plan and Regional 
Transportation Plan policies of encouraging bicycle and pedestrian travel. 

 
Objective 4-3: Complete a network of bikeways and walkways that are feasible, fundable, and that 

serve bicyclists’ and pedestrians’ needs, especially for travel to employment centers, 
schools, commercial districts, transit stations, institutions and recreational 
destinations. 

 
Objective 4-6: Provide short- and long-term bicycle parking in employment and commercial 

areas, in multifamily housing, at schools, and at recreation and transit facilities. 
 
Objective 4-8: Promote bicycling as a healthy transportation option that improves physical 

fitness. 
 
San Benito County Code. The San Benito County Code, Title 23 (Subdivision Ordinance), 

Chapter 23.15 (Dedications, Reservations, and Development Fees), Section 23.15.008 (Dedication 
of Parkland) requires new development to dedicate park land, or pay an in lieu fee, or a 
combination, for local or regional community and neighborhood parks and recreational 
facilities. Section 23.15.008 sets forth the standards and formulas regarding dedicated park land. 
Title 23 (Subdivision Ordinance), Chapter 23.25 (Design Requirements), Section 23.25.006 (Open 
Space Easements) sets forth requirements for the dedication of open space easements to the 
County including defining acceptable uses and identifying maintenance arrangements. Title 23 
(Subdivision Ordinance), Chapter 23.25 (Design Requirements), Section 23.25.012 (Recreational 
Facilities) discusses the provision of recreational facilities and sets forth maintenance 
arrangements and obligations for parks, recreational facilities, open space and landscaping. In 
addition, San Benito County Code Title 5 (Finance), Chapter 5.01 (County Fees), Article IV (Park 
and Recreation Impact Fees) (Sections 5.01.120-.126) requires that new development provide a 
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fair share contribution toward the acquisition of park land, recreational improvements and 
equipment.  
 

4.12.3 Impact Analysis 
 
 a. Methodology and Significance Thresholds. According to Appendix G of the State 
CEQA Guidelines, impacts related to public services from the proposed project would be 
significant if the project would: 
 

1) Result in substantial adverse physical impacts associated with the provision of new or 
physically altered government and public services facilities, need for new or physically 
altered government facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or 
other performance objectives for fire protection, police protection, schools, parks, or other 
public facilities; 

2) Increase the use of existing neighborhood and regional parks or other recreational facilities 
such that substantial physical deterioration of the facility would occur or be accelerated; 
and/or 

3) Include recreational facilities or require construction or expansion of recreational facilities 
which might have an adverse physical effect on the environment. 

 
Police, fire, and ambulance service providers were contacted to ascertain the current average 
response times and estimated response times to the project site. Impacts to these public services 
would be considered significant if acceptable response times could not be met, such that the 
construction of new or expanded facilities would be required to ensure adequate response to 
the proposed project, and those facilities would result in a significant environmental impacts. 
The evaluation of school impacts is limited to those effects with the potential to result in the 
need for construction of new classrooms or placement of portable classrooms. Similarly, the 
evaluation of impacts related to parks and recreational facilities and other public facilities focus 
on the potential need for the construction or expansion of recreational or library facilities which 
might have an adverse physical effect on the environment.  
 

b. Project Impacts and Mitigation Measures. 

 
Impact PS-1 Implementation of the proposed project would generate new 

residents that would require police protection services from the 
San Benito County Sheriff’s Department. This increase in 
service population would not increase response times beyond 
acceptable levels and would not require additional police staff 
and vehicles such that new or expanded police facilities would 
need to be constructed. Therefore, impacts would be less than 
significant. [Threshold number 1] 

 
Construction of the proposed project would result in 200 new single-family homes, which 
would generate 2.99 new residents per unit, or approximately 598 new residents (DOF, 2014). 
While California law enforcement does not have standardized service ratios, a decrease in the 
Department’s existing service ratio or an increase in response time that would result in a need 
to construct new facilities in order to maintain the existing service levels would result in a 
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significant impact to police services. According to the County Sheriff, the increase in service 
population generated by the proposed project would not increase the current average response 
time to the project site and to the rest of the County (approximately 10 to 28 minutes), which is 
considered acceptable and consistent with applicable performance standards (Sheriff Darren 
Thompson, personal communication, February 2015). The County Sheriff’s Department already 
provides police protection services to the residential development directly adjacent to the 
project site along Hospital Road. Based on this existing service, County Sheriff Department staff 
has indicated that implementation of the proposed project would not require additional police 
facilities, as service levels could be maintained via more staffing or other operational changes 
that would not physically impact the environment (Sheriff Darren Thompson, personal 
communication, October 2014). Therefore, the proposed project would not cause significant 
environmental impacts related to construction of new or expanded police protection facilities 
and this is a less than significant impact.  
 
As a condition of approval, the project applicant would also be required to pay the applicable 
public facility fees ($0.38 per square foot of all covered space, as of the writing of this EIR), 
pursuant to the County’s applicable fee schedule. These fees would be required to be paid at the 
time building permits are issued.  
 

Mitigation Measures. No mitigation measures are required.  
 
Impact PS-2 Implementation of the proposed project would increase the 

service population for the City of Hollister Fire Department and 
AMR. However, the proposed project would not trigger the 
need to construct new fire department or AMR facilities, or alter 
existing facilities to accommodate additional personnel or 
equipment to maintain acceptable performance standards and 
levels of service. Therefore, impacts related to fire protection 
and emergency medical services would be less than significant. 
[Threshold number 1] 

  
San Benito County contracts with the City of Hollister to receive fire protection services in 
unincorporated areas. As described in Section 4.12.1(b) (Fire and Ambulance Services), the City 
of Hollister Fire Department maintains a goal of responding to incidents within five minutes 
and the industry standard is a response time of 10 to 15 minutes for first responders (Leo 
Alvarez, Personal Communication, September 2014). In practice, the City of Hollister Fire 
Department generally takes no more than seven minutes to respond from all fire stations (Leo 
Alvarez, Personal Communication, September 2014). Current response times to any incidents at 
the project site or in the vicinity average approximately four to five minutes from Fire Station 
Number 2, and approximately five to six minutes from Fire Station Number 1 (Leo Alvarez, 
Personal Communication, September 2014). Based on the project’s estimated population of 
approximately 598 new residents, the current response times, and the distance between the 
project site and existing fire stations, the proposed project would not trigger the need to 
construct a new fire station or to expand existing fire stations (Leo Alvarez, City of Hollister 
Division Chief, Personal Communication, September 2014) in order to maintain acceptable 
response times, performance standards or levels of service. The City of Hollister Fire Station 
Number 2 currently provides fire protection services to the adjacent housing development. 
Implementation of the proposed project would not reduce the ability of Fire Station Number 2 
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to meet the response time goal of five minutes and to maintain the industry standard of ten to 
fifteen minutes for first responders. In addition, the Insurance Services Offices (ISO), which is a 
national rating for fire response times based on a scale of 1 (best) to 10 (worst), classifies the 
County 4 for urban areas and 5 for rural areas (Leo Alvarez, City of Hollister Division Chief, 
Personal Communication, September 2014), which means that the County has an average or 
moderate fire response time compared to other counties across the country.  
 
As part of project design, all road widths and circulation, as well as the placement of fire 
hydrants and installation of automatic sprinkler systems, would be designed with the guidance 
of the City of Hollister Fire Department in accordance with applicable requirements and other 
standards. Specifically, the proposed project would comply with the following:  
 

 All public and private roads would be all-weather surfaces with a minimum width of 18 feet, 
unobstructed by parking. Cul-de-sacs and turnouts would be designed to Fire Department 
standards. For private roads, there would be ongoing and legally binding provisions to maintain 
the roads to Fire Department approval.  

 Structure numbers and street signs would be lighted to County standards so that emergency 
vehicles including police and ambulances can locate residences in the event of any emergency.  

 All fire hydrants would be installed in accordance with Fire Department requirements.  

 The project’s water system would be designed to maintain minimum fire flow requirements in 
place at the time of construction. 
  

The existing service population for both the City of Hollister Fire Department and AMR in San 
Benito County includes the incorporated and unincorporated county population, a total of 
57,517 people (DOF 2014). The proposed project would generate approximately 598 people, 
which is 1 percent of the existing service population. While an increase in call volumes would 
require a relatively nominal increase in resources to meet the demand and maintain the 
standard level of service, such additional ambulance and emergency response personnel could 
be accommodated at an existing fire station, and as such, would not require additional or 
expanded facilities (Leo Alvarez, City of Hollister Division Chief, Personal Communication, 
September 2014; Marcie Morrow, Emergency Medical Service Coordinator, San Benito County, 
personal communication, September 2014 and April 2015). Therefore, impacts related to 
emergency medical response would be less than significant. 
 

Mitigation Measures. No mitigation measures are required.  
 
 Impact PS-3 Implementation of the proposed project would generate an 

estimated total of approximately 100 elementary, middle, and 
high school students. Students generated by the proposed 
project would attend Ladd Lane K-5 Elementary School, 
Rancho San Justo Middle School, and San Benito High School, 
none of which would be required to operate above capacity as 
a result of the project. Therefore, implementation of the 
proposed project would not require construction of new or 
physically altered educational facilities. Impacts to schools 
would be less than significant. [Threshold number 1] 
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As described above, the proposed project would be located in the HSD and the San Benito High 
School District. HSD and San Benito High School utilize a student generation factor of 0.5 per 
single-family detached unit for grades K-12, with 0.375 students per unit generated for grades 
K-8 and 0.125 students per unit generated for grades 9-12. Table 4.12-2 describes the projected 
student generation at these three schools due to project implementation and Table 4.12-3 
compares the existing enrollment and capacity to the projected enrollment and capacity under 
the proposed project. 
 

Table 4.12-2  
School Generation Factors and Student Generation 

School 
Generation 

Factor 
Number of Students Generated 

 from 200 single-family units 

Ladd Lane K-5 Elementary School 
and Rancho San Justo Middle 
School 

0.375 75 

San Benito High School 0.125 25 

Total 0.5 100 

Source: Kathy Cunnane, Director of Fiscal Services, HSD, personal communication, October 2014). 

 
Table 4.12-3  

School Enrollment 

 
2014-2015 Enrollment 2015-2016 Capacity 

Excess Capacity – 
Project (Capacity – 

Enrollment – Project) 
Ladd Lane K-5 Elementary 
School 618

a 
950

a 
294 

Rancho San Justo Middle 
School 872

a 
1,075

a 
165 

San Benito High School 2,887
b 

2,900
b 

- 12 
a
 John Teliha, Director of Facilities, HSD, personal communication, April 2015 

b 
John Perales, Superintendent, San Benito High School, personal communication, September 2014 

 
As shown in Table 4.12-2, based on HSD and San Benito High School generation factors, 
approximately 75 K-8 students and approximately 25 high school students would be generated 
from this project. Thus, the proposed project would generate approximately 100 students. Based 
on correspondence with John Teliha, HSD Director of Facilities for Ladd Lane Elementary 
School and Rancho San Justo Middle School, both HSD schools have available capacity to 
accommodate students generated by the proposed project without constructing new or 
physically altered facilities (September 2014 and April 2015). Based on correspondence with 
John Perales, Superintendent at San Benito High School, the high school would be able to 
accommodate new students through the use of roving teachers and other operational changes 
(March 2015). Because no new schools or expanded facilities would need to be constructed to 
accommodate students generated by the proposed project, impacts would be less than 
significant.  
 
As stated above in the regulatory setting, the project developer would be required to pay school 
impact fees pursuant to Section 65995 (3)(h) of the California Government Code. 
 
 Mitigation Measures. No mitigation would be required. 
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Impact PS-4 Implementation of the proposed project would result in a new 
service population that may utilize the County library. 
However, this increase in population would not trigger the 
need to construct new library facilities or altered library 
facilities. Therefore, this is a less than significant impact. 
[Threshold number 1] 

 
The County operates one main branch library in Hollister. It provides a variety of resources and 
programs such as the Bookmobile, which brings library services to other communities in the 
county. The proposed project would result in a population increase of approximately 598 
people. An increase in population could place greater demands on existing library resources 
and programs. However, the County’s library facilities are designed to accommodate use 
associated with buildout of the County’s General Plan. In total, this would include 
approximately 26,063 additional residents, 7,187 additional housing units, and approximately 
additional 3,346 employees by the year 2035 (AMBAG, 2014). The proposed project’s population 
would represent approximately three percent of anticipated population growth. As such, the 
additional service population resulting from the proposed project would be accommodated 
within the existing General Plan projections and would not generate significant demand for 
library facilities beyond that anticipated in the current adopted General Plan. Impacts would be 
less than significant.  
 

Mitigation Measures. No mitigation measures are required. 
 

Impact PS-5 Implementation of the proposed project would generate 
additional demand for parkland. However, the project would 
not increase the use of existing parks or other recreational 
facilities such that substantial physical deterioration would 
occur, nor would the project require construction of additional 
parkland (beyond what is proposed on-site and analyzed 
throughout this EIR), that would have an adverse physical effect 
on the environment. Therefore, the project would result in less 
than significant impacts related to park demand. [Threshold 
numbers 1, 2, and 3]  

 
As discussed in Section 4.12.1(e) (Regulatory Setting), the County requires that new 
development provide parkland at the rate of five acres per 1,000 residents (Facilities & 
Recreation Master Plan, 2010). Based on the County’s estimated population of 2.99 per 
household, the proposed project would generate approximately 598 residents. Therefore, the 
proposed project would be required to include approximately three acres of parkland that are 
open to the public and meet the minimum sizes and standards of the Classification System, as 
described in Chapter 9 of the Parks and Recreation Facilities Master Plan (2010). As described in 
Section 2.0, Project Description, the proposed project would provide approximately 5.3 acres of 
parks and open space, of which approximately 0.4 acre would be a detention/retention basin 
and approximately 2.0 acres would be within the 100-year flood plain. The remaining 2.9 acres 
would be dedicated and developed pursuant to the County Code requirements for park lands 
as a park open to the public. Per the County Code, final acreage calculations and fee amounts 
are determined at the final map stage.  
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The public park area would be located in the southwestern portion of the site, near the 
proposed retention/detention basin and the open space area within the 100-year flood plain. As 
the ultimate builder of the project may choose to include recreational amenities in this area, this 
EIR assumes active recreation (ball fields and playground) to provide a conservative scenario 
from a physical impact perspective. Given the relatively small size of the proposed park, public 
restrooms or parking are not anticipated. Construction of new parkland within the project site 
may result in physical disturbance impacts which may have an adverse physical effect on the 
environment. For example, construction of the park would result in temporary construction-
related noise, air quality and greenhouse gas impacts; impacts to biological resources; and 
water demand associated with landscaping. Impacts associated with parkland development 
have been evaluated as part of the proposed project’s development footprint impacts and are 
addressed throughout the applicable sections of this EIR. Please refer to Sections 4.1 through 
4.15 for an evaluation of the potential impacts associated with development of new parkland as 
a component of the proposed project. 
 
The project would provide approximately 2.9 acres of parkland and approximately 2.0 acres of 
open space that would be open to public. Pursuant to the County of San Benito Code of 
Ordinances, Section 23.15.008, Parkland Dedication Requirements, the proposed 2.9 acres of 
parkland plus 10 percent of the 2.0 acre open space area (or 0.2 acre) within the 100-year 
floodplain would qualify as dedicated parkland. The proposed dedication of 3.1 acres of 
parkland was reviewed by the County of San Benito Parks and Recreation Commission in 
October 2014, which concluded that the proposed on-site park areas would be consistent with 
the minimum sizes and standards of the Classification System, as described in Chapter 9 of the 
Parks and Recreation Facilities Master Plan (2010). In addition, as noted in Section 4.12.1(d) 
(Parks and Recreation Facilities), the County currently exceeds the target ratio of five acres of 
parkland per 1,000 residents, and the proposed project would provide parkland that exceeds the 
amount required to maintain the target ratio to serve the population generated by the project. 
Thus, the project would not generate demand that would cause the County to exceed the target 
ratio, nor cause substantial physical deterioration to existing parks. 
 
With the construction and dedication approximately 3.1 acres of on-site parkland, the project 
would result in a less than significant impact.  
 

Mitigation Measures. No mitigation measures are required.  
 

4.12.3 Cumulative Impacts  
 

Police Protection. This cumulative analysis considers the project in the context of the 
service area of the San Benito County Sheriff’s Department, as this is the agency that would 
serve the project. The Department provides emergency response services to the unincorporated 
San Benito County and the City of San Juan Bautista and provides coroner and civil services to 
the unincorporated San Benito County and the Cities of San Juan Bautista and Hollister. The 
County’s General Plan takes into account the entire unincorporated area, as well as the 
anticipated populations of the Cities of Hollister and San Juan Bautista; in total, this would 
include approximately 26,063 additional residents, 7,187 additional housing units, and 
approximately 3,346 additional employees by the year 2035 (AMBAG, 2014). The proposed 
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project’s population would represent approximately three percent of anticipated population 
growth within the Department’s service area.  
 
The project, in combination with other past, present and reasonably foreseeable cumulative 
development, would result in increases in service population. This could trigger the need to 
construct new or expanded police enforcement facilities to house the additional staff and 
equipment needed to serve this additional population, which could result in potentially 
significant impacts. However, this growth has been anticipated in the County’s General Plan; in 
addition, the County of San Benito has adopted an impact fee that can be used to help offset the 
costs associated with constructing and equipping new public service facilities that are necessary 
to support future growth. Although not anticipated at this time, if new facilities needed to be 
constructed in the future, appropriate environmental review would be required under CEQA. 
Furthermore, the potential location of future facilities is currently unknown and therefore it 
would be speculative to evaluate their environmental impacts at this time. In addition, all 
developments would otherwise be required to coordinate with the Department to identify 
specific service needs and ensure that adequate facilities are provided for, as contemplated in 
the General Plan and the County’s development impact fee ordinance. Also, the County’s 
General Plan contains a number of policies to help ensure that adequate law enforcement 
facilities are in place to support new development. These policies would be enforced and 
implemented during the individual development review process for each cumulative project.  
 
Therefore, while cumulative development would result in a cumulative increase in demand for 
law enforcement services and related facilities, this anticipated increase has already been 
accounted for and accommodated through the County’s development impact fee process and 
the County’s General Plan. Further, while the project would contribute to this cumulative 
increase, it would be required to pay the applicable development impact fees to cover its 
proportionate fair share of any such new facilities that are needed to support future growth and 
as such, its contribution would not be cumulatively considerable.  
 

Fire Protection and Ambulance Services. This cumulative analysis considers the project 
in the context of the service area of the Hollister Fire Department and AMR, as these are the 
agencies that would serve the project. The Hollister Fire Department and AMR provide fire and 
ambulance services to the unincorporated San Benito County, including the project site, and the 
Cities of Hollister and San Juan Bautista. The County’s General Plan takes into account the 
entire unincorporated area, as well as the anticipated populations of the Cities of Hollister and 
San Juan Bautista; in total, this would include approximately 26,063 additional residents, 7,187 
additional housing units, and approximately 3,346 additional employees by the year 2035 
(AMBAG, 2014). The proposed project’s population would represent approximately three 
percent of anticipated population growth within the Fire Department’s and AMR’s service area.  
 

The project, in combination with other past, present and reasonably foreseeable cumulative 
development, would result in increases in demand for fire protection as well as increases in 
service population and population that could impact response times for fire protection and 
emergency service provision. This could trigger the need to construct new or expanded fire 
protection and emergency response facilities to house the additional staff and equipment 
needed to serve this additional demand, which could result in potentially significant impacts. 
However, this growth has been anticipated in the County’s current adopted General Plan; in 
addition, the County of San Benito has adopted an impact fee that can be used to help offset the 
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costs associated with constructing and equipping new fire protection and emergency response 
facilities that are necessary to support future growth. Although a new fire station is not 
anticipated at this time, if new facilities needed to be constructed in the future, appropriate 
environmental review would be required under CEQA, which would address cumulative 
impacts to fire and ambulance services. Furthermore, the exact location of future facilities is 
currently unknown and therefore it is not possible to evaluate their environmental impacts at 
this time. In addition, all developments would otherwise be required to coordinate with the 
City of Hollister’s Fire Department to identify specific service needs and ensure that adequate 
facilities are provided for, as contemplated in the 2035 General Plan Update and the County’s 
development impact fee ordinance. Also, the County’s General Plan contains a number of 
policies to help ensure that adequate fire protection facilities are in place to support new 
development. These policies would be enforced and implemented during the individual 
development review process for each cumulative project.  
 

Therefore, while cumulative development would result in a cumulative increase in demand for 
fire protection services and related facilities, this anticipated increase has already been 
accounted for and accommodated through the County’s development impact fee process and 
the County’s General Plan. Further, while the project would contribute to this cumulative 
increase, it would be required to pay the applicable development impact fees to cover its 
proportionate fair share of any such new facilities that are needed to support future growth and 
as such, its contribution would not be cumulatively considerable.  
 

Schools. This cumulative analysis considers the project in the context of the service area 
of HSD and San Benito High School, as these are the schools that would serve the project. 
Envisioned future development in accordance with buildout projections would increase 
enrollment in the HSD and at San Benito High School. Cumulative projects may significantly 
impact facilities in HSD and at San Benito High School, thus triggering the need for new or 
expanded facilities to accommodate this additional demand. However, this cumulative 
development has been accounted for in the County’s General Plan. With the addition of the 
students generated by the project, both Ladd Lane Elementary School and Rancho San Justo 
Middle School would maintain excess capacity for cumulative development. Capacity for San 
Benito High School would be exceeded by 12 students as a result of the proposed project and 
cumulative development could cause a further exceedance of this capacity. However, each 
future development project would be required to pay applicable SB 50 fees, which would help 
to reduce said cumulative impacts. If such funding were to be used for the development of new 
facilities or the expansion of existing facilities, these future developments would undergo 
CEQA review as appropriate. While the proposed project would contribute incrementally to the 
cumulative impacts, it would be required to pay the applicable SB 50 fees, further reducing its 
impacts in this regard. Accordingly, the project’s contribution to any cumulative impacts in this 
regard would not be cumulatively considerable. 

 

Library Services and Facilities. This cumulative analysis considers the project in the 
context of the County’s total available library facilities, as these are the facilities that would 
serve the proposed project. Additional service population from cumulative development would 
increase demands for library services and facilities, which could result in potentially significant 
impacts. However, this growth has been anticipated in the County’s General Plan. Although not 
anticipated at this time, if new facilities needed to be constructed in the future, appropriate 
environmental review would be required under CEQA. Furthermore, the exact location of 
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future facilities is currently unknown and therefore it is not possible to evaluate their 
environmental impacts at this time. In addition, all developments would otherwise be required 
to coordinate with the County to identify specific service needs and ensure that adequate 
facilities are provided for, as contemplated in the General Plan.  

 

Furthermore, the proposed project’s population would represent only three percent of 
anticipated population growth. As such, the additional service population resulting from the 
proposed project would be accommodated within the existing General Plan projections and 
would not generate significant demand for library facilities beyond that anticipated in the 
General Plan. While the proposed project would contribute incrementally to the cumulative 
impacts, its contribution would be nominal. Accordingly, the project’s contribution to any 
cumulative impacts in this regard would not be cumulatively considerable. 
 

Parks and Recreational Facilities. This cumulative analysis considers the project in the 
context of the County’s total parkland, as this is the area that would serve the proposed project. 
Additional service population from cumulative development would increase demands for park 
and recreational facilities; as a result of this cumulative growth, the County would likely need 
to expand and construct additional parks and other recreational facilities to meet increased 
demand. As described above, the County recently prepared a Development Impact Fee Study, 
which estimates future needs for park and recreational facilities and requires project applicants 
to pay for their proportionate fair share through development impact fees. In addition, project 
applicants would be required to dedicate land or pay in-lieu fees pursuant to the County’s park 
ordinance to maintain its park standard of 5 acres per 1,000 residents. As the County develops, 
new parks and recreational facilities would be provided throughout the County in accordance 
with the County Parks and Recreational Master Plan and other adopted County policies and 
standards. As noted above, the project would adhere to these requirements by dedicating 3.1 
acres of on-site parkland. Cumulative projects may significantly impact parklands in the 
County, thus triggering the need for new or expanded facilities to accommodate this additional 
demand. However, this cumulative development has been accounted for in the County’s 
General Plan. As such, the project’s contribution to any such cumulative impacts would not be 
cumulatively considerable. Therefore, less than significant cumulative parks and recreation 
impacts would result. 
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4.13 TRANSPORTATION AND CIRCULATION 
 

4.13.1  Introduction and Background 
 
This section presents the key assumptions, methods, and results of analysis for the 
transportation and circulation impacts of the proposed project. This section is based on, among 
other things, the Sunnyside Estates Residential Subdivision Transportation Impact Study (October 
2015) prepared by Wood Rodgers. This report is included in Appendix K and contains the 
traffic counts, level of service (LOS) calculations and a detailed description of the traffic 
forecasting done for the analysis. 
 
It is anticipated that development of the proposed project would be completed by 2022. In that 
time, the County is expected to experience a certain level of projected growth. As projects 
develop, traffic would increase on local and regional roadways and freeways. As regional 
development proceeds, transportation system improvements would be provided through local 
and regional funding programs as well as individual project mitigation consistent with the San 
Benito County Transportation Impact Mitigation Fee Nexus Study (March 2011), which is 
referenced as the source of planned future improvements.  
 
Although it is reasonable to expect that future roadway system improvements would be 
provided as planned, they remain largely dependent on fees generated by the development of 
the projects that would affect the roadways. The likelihood that planned developments would 
continue can be forecasted but not predicted with certainty. The same is true of the timing of 
these developments. Consequently, in order to provide a conservative evaluation, this traffic 
analysis evaluates development impacts under six conditions: 
 

 Existing (2014) condition – A description of the existing transportation circulation setting 
without the proposed project, including analysis of existing traffic operations at critical 
study area transportation facilities.  

 Existing (2014) plus Project condition - Analysis of the Existing (2014) condition that 
adds proposed project-generated traffic to existing traffic volumes. 

 Background condition - Analysis of a near-term future condition that considers the 
development of other currently approved projects within the project vicinity while 
assuming the project site itself remains undeveloped. 

 Background plus Project condition - Analysis of a condition that adds the proposed 
project-generated traffic to Background conditions. 

 Cumulative Base (2035) condition - Analysis of a cumulative future condition that 
considers the development of other currently pending projects and long-term 
transportation improvement conditions within the project vicinity (on top of the 
Background conditions) while assuming the project site itself remains undeveloped.  

 Cumulative (2035) plus Project condition - Analysis of a condition that adds the 
proposed project-generated traffic to Cumulative Base conditions. 
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4.13.2  Existing Transportation Setting 
 

Existing Roadway Network. The City of Hollister (City) is located in San Benito County, 
approximately 30 miles northeast of Monterey amid the California Coast Range. State Route 25 
(SR 25) passes through the City on a north-south axis, running along the San Juan Valley. Most 
regional traffic is carried past the City to the northwest on State Route 156 (SR 156), which 
together with State Route 152 (SR 152), connects the Central Valley with the greater Monterey 
area.  

 
The project site is located on the northwestern quadrant of the Southside Road/Hospital Road 
intersection, south of the City of Hollister within the unincorporated County. The boundary of 
the traffic study was established to include any facilities that were projected to experience at 
least an additional 50 trip-ends per day from the proposed project. The boundary was 
established based on project trip assignments, project impacts, County staff experience, and 
knowledge of the traffic operations in the study area. In addition to selecting study intersections 
based on the number of trips the project would add to nearby facilities, the County also 
included intersections with known traffic issues or significance and removed minor 
intersections where operational impacts were projected to be less than significant. The following 
describes the existing study area roadways.  
 

 Airline Highway (SR 25) is generally a two-lane north-south highway that begins at 
Tres Pinos Road/Sunnyslope Road in Hollister and extends south to SR 198 near King 
City. Airline Highway overlaps with SR 25 for its entire length and has a short four-lane 
segment between Sunnyslope Road and Sunset Drive in Hollister. Airline Highway (SR 
25) runs parallel to US 101 through San Benito County and provides access to US 101 via 
SR 146 and SR 198. Airline Highway (SR 25) forms a signal-controlled intersection with 
Union Road within the project vicinity. SR 25 is under the jurisdiction of the California 
Department of Transportation (Caltrans), and is a California Legal Advisory Truck 
Route. 

 Southside Road is generally a two-lane north-south roadway that extends between Tres 
Pinos and southern Hollister. Southside Road forms a signal-controlled intersection with 
Union Road within the project vicinity. Southside Road is under the jurisdiction of the 
County of San Benito. 

 San Benito Street is a north-south two-lane suburban roadway and is one of several 
main north-south routes through the City of Hollister. San Benito Street forms a signal-
controlled intersection with Union Road within the project vicinity. San Benito Street is 
the historic route of SR 25, which now bypasses the City to the east. San Benito Street is 
under the jurisdiction of the City of Hollister and, for those portions outside City limits, 
the County of San Benito. 

 Union Road is a two-lane east-west roadway in southern Hollister that begins at SR 156 
and extends to Calistoga Drive, just beyond Airline Highway (SR 25). Union Road is 
under the jurisdiction of the County of San Benito. 

 Enterprise Road is a two-lane east-west local roadway that extends between Southside 
Road and Mimosa Street south of Hollister. Enterprise Road provides a connection 
between Southside Road and Airline Highway (SR 25), where it forms a two-way stop 
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controlled intersection. Enterprise Road is under the jurisdiction of the County of San 
Benito. 

 Hospital Road is a two-lane local roadway that runs along the northern edge of the 
existing residential subdivision just south of the project site. It begins at Southside Road 
and dead-ends just past the existing residential development (Riverview Estates). 
Another short segment of Hospital Road exists to the west that becomes Cienega Road. 
Hospital Road is under the jurisdiction of the County of San Benito. 
 
Truck Routes. The Circulation Element of the 2035 General Plan Update states that “The 

County shall designate truck routes for the transport of goods throughout the County and shall 
adopt regulations for designated truck routes” and “… shall encourage inter- and intra- 
regional truck traffic to use State and Federal highways, to maintain the primary role of County 
roads as serving local and agricultural traffic” (Circulation Element Policies C-5. 4 and C-5.5). 
SR 25 through San Benito County is a California Legal Advisory Truck Route.  

 
Transit Services. The City of Hollister is served by San Benito County Express bus 

service, operated by the San Benito Council of Governments. Service is provided during the 
five-day work week on all three (red, blue, and green) lines at roughly 30- to 60-minute 
headways. The red, blue, and green lines all operate north of the project site in and around 
downtown Hollister. The nearest transit stop to the project site is located at the Target shopping 
center on the corner of the Sunset Drive/Hillock Drive intersection, which is approximately one 
mile north of the project site.  
 
County Express also provides Dial-a-Ride service to the Hollister area on weekdays from 7 AM 
to 6 PM and weekends between 7 AM and 5 PM. County Express also provides service to 
Caltrain’s station in Gilroy and to Gilroy’s Greyhound station (County of San Benito, November 
2010).  

 
Pedestrian and Bicycle Facilities. Pedestrian and bicycle facilities in the study area are 

described as follows: 
 

 Southside Road –The portion of Southside Road near the project site is a two-lane road 
with centerline striping and striped bike lanes on both the right and left sides of the 
roadway. Southside Road does not have sidewalks. The speed limit on Southside Road 
is 45 mph. Southside Road contains Class II bike lanes. Southside Road between 
Pinnacles Community School and Southside/Carousel Drive intersection and San Benito 
Street between Union Road and Nash Road currently have Class II bicycle lanes on both 
sides. At the signalized intersection with Union Road, there are marked crosswalks on 
all four legs of the intersection. Pedestrians on all four legs are controlled by pedestrian 
pushbuttons and WALK/DON’T WALK pedestrian heads. 

 Union Road – Union Road between San Benito Street and Airline Highway is a two-lane 
road with centerline striping and 0-5 foot paved shoulder on the north and south sides. 
This segment of Union Road does not have sidewalks or bike lanes. The speed limit on 
this segment of Union Road is 55 mph. East of Airline Highway (SR 25), Union Road is a 
two- to three-lane roadway with centerline striping, bike lane, curb and gutter, and 
sidewalks on both north and south sides. The posted speed limit west of Airline 
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Highway is 35 mph. East of Airline Highway, Union Road contains Class II bike lanes. 
Class II bicycle lanes are proposed on Union Road between Airline Highway (SR 25) and 
San Benito Street, but are not currently in place. At the signalized intersection with San 
Benito Street, there are no marked crosswalks or pedestrian facilities. At the signalized 
intersection with Airline Highway (SR 25), there are marked crosswalks on the east, 
south, and west legs of the intersection only. The north leg of the intersection is marked 
with “No Pedestrian Crossing” signs. Pedestrians on the three legs are controlled by 
pedestrian pushbuttons and WALK/DON’T WALK pedestrian heads. 

 
Existing Traffic Volumes. New AM and PM peak hour vehicular traffic counts were 

conducted at the Southside Road intersections with Hospital Road, Enterprise Road, and Union 
Road, and at the Union Road intersections with Airline Highway (SR 25) and San Benito Street on 
Tuesday, October 21, 2014. Traffic counts are provided in Appendix K, and were conducted 
pursuant to industry standard protocols. The AM peak hour is defined as the highest one hour of 
traffic flow counted between 7:00 AM and 9:00 AM on a typical weekday, and the PM peak hour is 
defined as the highest one hour of traffic flow counted between 4:00 PM and 6:00 PM on a typical 
weekday. Figure 4.13-1 shows the existing intersection volumes for the AM and PM peak hours.  
 

4.13.3  Analysis Methodology 
 

Level of Service Methodology. Traffic operations for this project have been quantified 
through the determination of "Level of Service" (LOS). Level of Service is a qualitative measure of 
traffic operating conditions, whereby a letter grade "A" through "F" is assigned to an 
intersection or roadway segment, representing progressively worsening traffic operations. LOS 
has been calculated for all intersection control types using methods documented in the 
Transportation Research Board Publication Highway Capacity Manual, Fourth Edition, 2010 
(HCM-2010). For two-way-stop-controlled (TWSC) intersections, the “worst case” movement 
delays and LOS are reported. For signalized and all-way-stop-controlled (AWSC) intersections, 
the intersection delays and LOS reported are the “average” values for the whole intersection. 
The delay-based HCM-2010 LOS criteria for different types of intersection controls are outlined 
in Table 4.13-1. 
 
For this project a “Peak Hour Factor” (PHF) of 0.61-0.95, and a 2 percent heavy vehicle 
composition have been specified for each intersection movement under existing, background 
and cumulative analysis conditions peak hour analysis. Generally, the HCM-2010 
recommended suburban traffic signal default cycle length of 100 seconds was used, with 4 
seconds of "lost time" per critical signal phase. Vistro operations analysis software was used to 
complete the LOS analysis procedures for intersections. 
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Existing Traffic Volumes Figure 4.13-1
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Table 4.13-1  
Level of Service Definitions and Criteria for Intersections 

Level of 
Service 

Flow Type Operational Characteristics 

Intersection Control Delay 
(seconds/vehicle) 

Signal 
Control 

Two-Way-Stop 
or All-Way 

Stop Control 

“A” Stable Flow 

Free-flow conditions with negligible to minimal delays. 
Excellent progression with most vehicles arriving during 
the green phase and not having to stop at all. Nearly all 

drivers find freedom of operation. 

≤ 10 0 - 10 

“B” Stable Flow 

Free-flow conditions with negligible to minimal delays. 
Excellent progression with most vehicles arriving during 
the green phase and not having to stop at all. Nearly all 

drivers find freedom of operation. 

> 10 - 20 > 10 - 15 

“C” Stable Flow 

Relatively higher delays resulting from fair progression 
and/or longer cycle lengths. Individual cycle failures 

may begin to appear. The number of vehicles stopping 
is significant, although many still pass through without 

stopping. Most drivers feel somewhat restricted. 

> 20 - 35 > 15 - 25 

“D” 
Approaching 

Unstable 
Flow 

Somewhat congested conditions. Longer but tolerable 
delays may result from unfavorable progression, long 
cycle lengths, and/or high volume-to-capacity ratios. 
Many vehicles are stopped. Individual cycle failures 

may be noticeable. Drivers feel restricted during short 
periods due to temporary back-ups. 

> 35 - 55 > 25 - 35 

“E” 
Unstable 

Flow 

Congested conditions. Significant delays result from 
poor progression, long cycle lengths, and high volume-

to-capacity ratios. Individual cycle failures occur 
frequently. There are typically long queues of vehicles 

waiting upstream of the intersection. Driver 
maneuverability is very restricted. 

> 55 - 80 > 35 - 50 

“F” Forced Flow 

Jammed or grid-lock type operating conditions. 
Generally considered to be unacceptable for most 
drivers. Zero or very poor progression, with over-

saturation or high volume-to-capacity ratios. Several 
individual cycle failures occur. Queue spillovers from 

other locations restrict or prevent movement. 

> 80 > 50 

Source: HCM-2010, Exhibits 18-4, 19-1 and 20-2. 

 
Traffic Signal Warrant Evaluation Methods. In order to determine whether a 

“significance” determination should be associated with unsignalized intersection operating 
conditions, a supplemental traffic signal warrant analysis was also completed based on the 
California Manual on Uniform Traffic Control Devices, 2014 Edition (CA-MUTCD) using Vistro 
software. The term “signal warrants” refers to the list of established criteria used by Caltrans and 
other public agencies to quantitatively justify or ascertain the need for installation of a traffic signal 
at an unsignalized intersection location. The CA-MUTCD signal warrant criteria are based upon 
several factors including volume of vehicular and pedestrian traffic, location of school areas, 
frequency and type of collisions, etc. CA-MUTCD indicates that “the satisfaction of a traffic signal 
warrant or warrants shall not in itself require the installation of a traffic control signal.” This 
section evaluated CA-MUTCD based Peak-Hour-Volume-based Warrant 3 (Rural Areas) as a 
representative type of warrant analysis. 
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4.13.4  Regulatory Setting 
 

Federal.  
 
Americans with Disabilities Act. The Americans with Disabilities Act (ADA) of 1990 

prohibits discrimination toward people with disabilities and guarantees, among other things, 
that they have equal opportunities as the rest of society to become employed, purchase goods 
and services, and participate in government programs and services. The ADA includes 
requirements pertaining to transportation infrastructure. The Department of Justice’s revised 
regulations for Titles II and III of the ADA, known as the 2010 ADA Standards for Accessible 
Designs, set minimum requirements for newly designed and constructed or altered State and 
local government facilities, public accommodations, and commercial facilities to be readily 
accessible to and usable by individuals with disabilities. These standards apply to accessible 
walking routes, curb ramps, and other facilities. 

 
State.  

 
California Complete Streets Act of 2008. This act requires that the circulation element of 

local general plans accommodate a balanced, multimodal transportation network that meets the 
needs of all users of streets, roads, and highways, defined to include motorists, pedestrians, 
bicyclists, children, persons with disabilities, seniors, movers of commercial goods, and users of 
public transportation, in a manner that is suitable to the rural, suburban, or urban context of the 
general plan. 

 
California Transportation Development Act. The Mills-Alquist-Deddeh Act (SB 325) (also 

known as the Transportation Development Act) was enacted in 1971 to improve public 
transportation services and encourage regional transportation coordination. This law provides 
funding to be allocated to transit and non-transit related purposes that comply with regional 
transportation plans. The TDA provides two funding sources: 1) the Local Transportation Fund 
(LTF), which is derived from a ¼ cent of the general sales tax collected statewide, and 2) the 
State Transit Assistance fund (STA), which is derived from the statewide sales tax on diesel fuel. 

 
Caltrans. Based on the San Benito County 2035 General Plan and prior transportation 

impact studies prepared for San Benito County (i.e., San Juan Oaks Specific Plan, Fehr & Peers, 
June 2015), project impacts at signalized Caltrans intersections are determined to be significant 
when one of the following occurs:  

 
1. Intersection LOS degrades from an acceptable LOS D or better under baseline (“no 

project”) conditions to an unacceptable LOS E or worse with the addition of project 
trips; or 

2. An intersection is operating at an unacceptable LOS E or worse under baseline (“no 
project”) conditions and the addition of project trips causes the average intersection 
delay to increase by any amount.  

 
The 2035 General Plan does not outline an impact criteria for unsignalized Caltrans 
intersections, thus it is assumed for the purposes of this analysis that impacts at unsignalized 
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Caltrans intersections are defined to be significant when the addition of project traffic results in 
both of the following: 
 

1. The intersection operates at an unacceptable service level (LOS “E” or worse); and 
2. The MUTCD peak hour volumes signal warrant is met. 

 
Regional.  

 
San Benito County Regional Transportation Plan (2014). The Regional Transportation Plan 

(“RTP’) was updated by the Council of San Benito County Governments in 2014. To further 
goals of improving access and mobility and promoting healthy communities, social equity, and 
safety, the RTP provides several policies that are relevant to the proposed project. These policies 
include providing convenient, accessible, and reliable travel options; fostering efficient 
development patterns that encourage active transportation, providing an equitable level of 
transportation services to all segments of the population, and ensuring safe regional 
transportation. 

 
Local. 
 
San Benito County. San Benito County currently utilizes LOS D as the minimum 

acceptable LOS threshold at County intersections. The San Benito County 2035 General Plan 
Update’s Land Use Element, Circulation Element, Public Facilities and Services Element, and 
Health and Safety Element provide the following goals, policies and objectives regarding 
transportation: 
 

Circulation Element: 

Goal 1 To provide an adequate road system that is safe, efficient, reliable, and within the 
County’s ability to finance and maintain. 

C-1.1 Intermodal Connectivity. The County shall ensure that, whenever possible, roadway, 
highway, public transit systems, and pedestrian and bicycle trails are inter connected 
with other modes of transportation. 

C-1.2 Complete Streets. To promote a road and street network that accommodates cars 
without requiring car-dependence, the County shall plan for use of roadways by all 
vehicle types and users, including automobiles, trucks, alternative energy vehicles, 
agricultural equipment, transit, bicyclists, and pedestrians, when constructing or 
modifying roadways. Additionally, the County shall plan its road and street network 
to reflect a context sensitive approach to the design of thoroughfare assemblies, where 
the allocation of right-of-way and the facilities provided are based on the intended 
character, whether urban or rural, of a particular location (urban context). Roads and 
streets within communities shall be designed to support and encourage walkability as 
a response to their context, whereas roads in open areas of the County shall be 
designed primarily for vehicular circulation. As such, thoroughfares that serve both 
open areas and communities in the County shall change as the surrounding urban 
context varies. This includes: 
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a. Encouraging thoroughfare designs that are context sensitive, such as those 
recommended in Designing Walkable Urban Thoroughfares: A Context 
Sensitive Approach by the Institute of Transportation Engineers (ITE); 

b. Supporting urban design principles that promote walkability within 
communities to include: 
i. A mix and variety of land uses designed to be relatively compact and in 

proximity to one another; 
ii. Buildings that are oriented toward streets, with appropriately narrow 

setbacks and functional entries directly fronting onto sidewalks; 
iii. Pedestrian-scaled architecture, landscape, and thoroughfares designed to 

provide engaging sidewalk views and comfort to pedestrians traveling at 
slow speeds; and  

iv. Circulation networks that provide an interconnected system of streets and 
open spaces with relatively small block lengths;  

c. Creating multi-modal street connections in order to establish a 
comprehensive, integrated, and connected transportation network designed 
to avoid the construction of new roadways and rail lines that would cause the 
physical division of existing communities; 

d. Incorporating pedestrian and bicycle facilities, where appropriate and 
feasible, that promote safety and maximize access; 

e. Planting street trees adjacent to curbs and between the street and sidewalk or 
walking path to provide a buffer between the pedestrian and the automobile, 
where appropriate; 

f. Incorporating traffic calming devices such as roundabouts, bulb-outs at 
intersections, and traffic tables; and 

g. Coordinating with other agencies and cities to ensure connections are made 
between jurisdictions. 

C-1.3 Roadway Improvement Aesthetics. The County shall require roadway improvements, 
such as roadway alignment and grading, landscaping, and/or other treatments, to 
reflect a context-sensitive approach and be based on the intended character, whether 
urban or rural, of a particular location 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. 

C-1.4 Funding Sources. Prior to approving new development, the County shall identify, 
develop, and/or maintain a variety of funding sources to implement the 
improvements on the Circulation Diagram or other improvements deemed necessary 
to accommodate the new development at applicable levels of service. These funding 
sources may include County capital funds as available, building and traffic impact 
fees for new development or designated benefit areas, developer/subdivider 
improvements, offers of dedication of rights-of-way, assessment/improvement 
districts, and gas taxes or other measures.  

C-1.5 Mitigating Transportation Impacts. The County shall assess fees on all new 
development to ensure new development pays its fair share of the costs for new and 
expanded transportation facilities, as applicable, to County, City, regional and/or 
State facilities.  
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C-1.9 Dedicate Rights-of-Way. The County shall require project applicants with property 
fronting along planned road improvements, as a condition of project approval, to 
dedicate right-of-way and/or construct improvements in accordance with the 
Circulation Diagram when (1) a nexus can be established between the proposed 
project and the dedication and/or construction; and (2) the dedication and/or 
construction would be roughly proportional to the proposed project’s impacts.  

C-1.10 Street Network Plans. The County shall require project applicants to prepare a street 
network plan for any subdivision proposal located near existing, approved, or 
proposed development (county or city). The plan shall illustrate how adjoining 
properties will inter-connect over the long-term and how the plan will improve 
pedestrian and bicycle connectivity. The plan shall include an interim access plan 
and a long-term plan that consolidates vehicular access onto arterials/collectors (via 
street network design, or some other method).  

C-1.11 Discourage Cul-de-Sacs. The County shall encourage developers to minimize the use 
of cul-de-sac streets in new development. Cul-de-sac streets shall not exceed 800 feet 
in length and no portion of the cul-de-sac street shall be more than 400 feet from an 
intersecting street or public accessway unless physical constraints make it unfeasible.  

C-1.12 Level of Service (LOS) Standard. The County shall endeavor to maintain a General 
Plan target goal of LOS D at all locations. If a transportation facility is already 
operating at an LOS D or E, the existing LOS should be maintained. Exceptions 
should be considered where achievement of these levels of service would cause 
unacceptable impacts to other modes of transportation, the environment, or private 
property. 

C-1.14 Driveway Siting. The County shall encourage driveways to be located on adjacent 
collector streets rather than on arterial streets.  

C-1.15 Street Networks that Enhance Neighborhood Character. The County shall encourage 
traditional interconnected street networks that provide alternate routes between 
neighborhoods and other measures that slow neighborhood traffic and enhance 
neighborhood character, such as those associated with Complete Streets.  

Goal 2 To provide a safe, continuous, and accessible system of facilities for bicycle and 
pedestrian travel in appropriate areas of the County. 

C-2.1 Bicycle, Pedestrian, and Equestrian Systems. The County shall encourage complete, 
safe, and interconnected bicycle, pedestrian, and equestrian systems, as appropriate 
to the context, that serve both commuter travel and recreational use, and provide 
access to major destinations in the county.  

C-2.2 Pedestrian and Bike Path Construction. The County shall plan, design, and 
construct pedestrian routes and bikeways consistent with the 2009 County Bikeway 
and Pedestrian Master Plan or its succeeding plan. Priority shall be given to bicycle 
commuting routes, routes to schools, bike lanes on all new streets classified as 
arterials or collectors, and bike lanes on or adjacent to existing heavily traveled roads.  
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C-2.6 Development Along Planned Bikeways. The County shall require project applicants 
of new developments adjacent to designated bikeways to provide the portion of the 
planned bikeway within the development, including rights-of-way dedication and/or 
construction when (1) a nexus can be established between the proposed development 
and the dedication and/or construction; and (2) the dedication and/or construction 
would be roughly proportional to the development’s impacts. 

C-2.8 Sidewalks or Pedestrian Paths in Subdivisions. The County shall encourage project 
applicants to provide sidewalks or pedestrian paths, or other safe and convenient 
accommodations for pedestrians (e.g., shared-space streets) on all new roads or 
modifications to existing roads, as appropriate to the context, in accordance with 
County road-way design standards. 

C-2.10 Paths Through Cul-de-Sacs. The County shall encourage developments at a density 
of one unit per acre or greater to include paths for bicycle and pedestrian traffic 
through or near the ends of loop streets and cul-de-sacs over 500 feet in length and to 
facilitate bicycle and pedestrian travel. 

C-2.11 Curb Ramps. The County shall require developments to include curb ramps at new 
intersections, consistent with ADA requirements.  

Goal 3 To promote a safe and efficient public transit system that provides a viable travel 
alternative to automobiles, maximizes mobility, and reduces roadway congestion and 
greenhouse gas emissions. 

C-3.1 Transit-Supportive Land Use. The County shall encourage transit lines, stops, and 
facilities in locations where land uses and density would support transit use. 

C-3.8 Transit in New Development. The County shall require new development at densities 
of one unit per acre or greater to provide funding for or construct transit stops and 
signs in appropriate locations and facilitate access to existing or future public transit 
through project design, consistent with the Local Transportation Authority Transit 
Design Guidelines.  

C-3.9 Consistency with RTP. The County shall require all new development proposals to be 
consistent with and implement the San Benito County Regional Transportation Plan 
transit policies.  

C-3.11 Fixed Bus Route Efficiency. The County shall encourage effective location and design 
of bus stops, transit centers, and complementary roadway projects that maximize the 
speed, efficiency, and passenger usability of fixed- route buses and are consistent with 
the Local Transportation Authority Transit Design Guide- lines.  

Public Facilities & Safety Element: 

PFS-1.12 New Development Requirements. The County shall require new development, in 
compliance with local, state, and federal law, to mitigate project impacts associated 
with public facilities and services, including, but not limited to, fire, law 
enforcement, water, wastewater, schools, infrastructure, roads, and pedestrian and 
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bicycle facilities through the use of annexation fees, connection fees, facility 
construction/expansion requirements, or other appropriate methods. 

Health and Safety Element: 

HS-1.11 Road Capacity. The County shall require roads to be of adequate capacity for use in 
times of emergency.  

 
San Benito County Bikeway and Pedestrian Master Plan (2009). The Bikeway and Pedestrian 

Master Plan provides the following goals, policies, objectives, and standards regarding bicycle 
and pedestrian facilities within the County. The following goals and objectives in the Bikeway 
and Pedestrian Master Plan pertain to increasing access for bicyclists and pedestrians: 

 
Goal 1 Increase Bicycle and Pedestrian Access 
 
Objective 1-2  Expand bicycle and pedestrian facilities and access in and between neighborhoods, 

employment centers, shopping areas, schools, and recreational sites, in pursuit of 
the San Benito County Council of Governments General Plan and Regional 
Transportation Plan policies of encouraging bicycle and pedestrian travel. 

 
Objective 1-3  Consider bicycle and pedestrian facilities in all projects (eg. transportation, 

development, parks, etc.  
 
Objective 1-4 Increase the number of bicycle-transit trips and pedestrian access to transit. 
 
Goal 4 Increase Bicycle and Pedestrian Trips 
 
Objective 4-1 Make biking and walking an integral part of daily life in San Benito County, 

particularly for trips less than five miles, by implementing and maintaining a 
bikeway network, providing end-trip facilities, improving bicycle/transit 
integration, encouraging bicycle use, and making bicycling safer. 

 
Land Use Element: 
 
LU-2.7 Sustainable Location Factor. The County shall encourage new development in 

locations that provide connectivity between existing transportation facilities to 
increase efficiency, reduce congestion, and improve safety. 

 
LU-4.2 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. 

 
San Benito County Code. Design standards applicable to certain improvements such as 

curbs, gutters, and drive ways made to or adjacent to roads and highways; setback lines for 
certain structures and landscaping; and permitting requirements for encroachments within 
rights-of-way are set forth in the San Benito County Code of Ordinances Title 19 (Land Use and 
Environmental Regulations), Chapter 19.27 (Roads and Highways), Article I (In General). 
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Requirements pertaining to dedication of streets, roads, alleys, access and abutters’ rights; 
drainage, public utility and other public easements; bicycle paths; transit facilities; and payment 
of development impact fees to help fund other facilities, are addressed in Title 23 (Subdivision 
Ordinance), Chapter 23.15 (Dedications, Reservations and Development Fees). Design 
standards for improvements are set forth in Title 23 (Subdivision Ordinance), Chapter 23.17 
(Improvements). Design standards for roads, bicycle and pedestrian paths, and related facilities 
are set forth in Title 23 (Subdivision Ordinance), Chapters 23.25 (Design Requirements), 23.27 
(Fire Design Standards), 23.29 (Road Standards), and 23.31 (Improvement Designs), Article II 
(Roadway Design Standards). These standards focus on the safe and standardized design of 
streets in subdivisions, design standards for bike lanes and separated bike paths, defensible 
space in the event of fires, accessible roadways for fire service providers, and water systems for 
fire protection.  
 
The 2035 General Plan Update utilizes LOS D as the minimum acceptable LOS threshold. Based 
on the 2035 General Plan Update, for an intersection operating at unacceptable LOS before the 
addition of project trips, project impacts at an intersection are significant if the addition of 
project trips increases signalized/all-way stop-controlled average intersection delay, or two-
way stop-controlled worst case movement intersection delay by four seconds or more. 
 

4.13.5  Existing Conditions 
 

Intersections Operations. The boundary of the traffic study was established to include 
any facilities that were projected to experience at least an additional 50 trip-ends per day from 
the proposed project. The boundary was established based on project trip assignments, project 
impacts, County staff experience, and knowledge of the traffic operations in the study area. In 
addition to selecting study intersections based on number of trips the project would add to 
nearby facilities, the County also included intersections with known traffic issues or significance 
and removed minor intersections where operational impacts were projected to be less than 
significant. No freeway segments were projected to receive a substantial amount of project-
generated traffic; therefore, none were selected for analysis. The following nine intersections were 
selected as study locations for the proposed project: 
 

1.  Union Road/San Benito Street 
2.  Southside Road/Union Road  
3.  Union Road/Airline Hwy (SR 25)  
4.  Southside Road/Enterprise Road  
5.  Southside Road/Project Access Driveway 
6.  Hospital Road/ Project Access Driveway 
7.  Southside Road/Hospital Road 
8.  Enterprise Road/Airline Hwy (SR 25) 
45.  Southside Road/Enterprise Road/Project Access Driveway  

 
Table 4.13-2 presents Existing (2014) Conditions intersection Traffic Operations under current 
intersection geometrics and Figure 4.13-1 shows existing intersection volumes. 
 
As shown in Table 4.13-2, under Existing (2014) Conditions, all of the nine study intersections 
currently operate at LOS D or better during all studied timeframes. California MUTCD-based 
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peak hour signal warrant-3 (rural areas/70% factor) is currently not met at any of the study 
unsignalized intersections under Existing (2014) Conditions. 
 

Table 4.13-2 
Existing (2014) Conditions Intersection Traffic Operations  

 Intersection 
Control 

Type
 

AM Peak Hour PM Peak Hour 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

1 Union Rd/San Benito St Signal 18.9 B - 20.2 C - 

2 Southside Rd/Union Rd Signal 19.5 B - 18.9 B - 

3 Union Rd/Airline Hwy (SR 25) Signal 53.6 D - 40.5 D - 

4 Southside Rd/Enterprise Rd TWSC 12.9 B No 11.1 B No 

5 
Southside Rd/Project Access 
Dwy

2
 

TWSC 
(Future) 

- - - - - - 

4-5 
Southside Rd/Enterprise 
Rd/Project Access Dwy

3
 

TWSC 
(Future) 

- - - - - - 

6 
Hospital Rd/Colorado 
Way/Project Access Dwy 
(Future)

4 
TWSC 9.5 A No 9.8 A No 

7 Southside Rd/Hospital Rd TWSC 14.3 B No 10.8 B No 

8 
Airline Hwy (SR 
25)/Enterprise Rd 

TWSC 17.0 C No 18.7 C No 

Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated. 
“Average” control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 
1. Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 
2. Southside Road Project Access Driveway Option 1 (only included under “plus project” conditions.)  
3. Southside Road Project Access Driveway Option 2 (only shown under “plus project” conditions) 
4. Intersection 6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions All 
intersections are under County jurisdiction, other than those that include SR 25, which is under Caltrans jurisdiction. 
 

4.13.6  Proposed Project 
 
The proposed project is planned to be developed on approximately 44.4 acres in northern 
unincorporated San Benito County, just south of the City of Hollister limits. The project site is 
currently comprised of agricultural uses (hay production and walnut orchards) and one single-
family residence and garage, located in the northeast corner of the site. The project site is 
located on the northwest quadrant of the Southside Road/Hospital Road intersection. 
 
Access to the proposed project would be provided via two project access driveways. One 
proposed project access driveway would extend from Southside Road. The second proposed 
project access driveway would extend north and form the northern leg of the existing Hospital 
Road/Colorado Way intersection that currently serves the existing residential subdivision just 
south of the project site. Based on comments from the County Department Public Works, this 
EIR evaluates two potential locations for the Southside Road project access driveway. The first 
location (Option 1) would be approximately 400 feet south of Enterprise Road and would form 
a “T” intersection with Southside Road. The second location (Option 2) would make the 
proposed project access driveway the west leg of the existing Southside Road/Enterprise Road 
intersection (in order to avoid having two closely spaced intersections on Southside Road). 
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Project Trip Generation. For purposes of this analysis, the residences proposed by the 

project were characterized as single-family detached residential use. The following trip 
generation rates from the Institute of Transportation Engineers (ITE) Trip Generation Manual, 
9th Edition were used to estimate project generated trips: Single-Family Detached Housing. For 
the proposed 200 single-family dwelling unit lots, the “single-family detached housing” (Use 
Code 210) trip generation rate is used. ITE Trip Generation describes Single-Family Detached 
Housing as: “…all single-family detached homes on individual lots. A typical site surveyed is a 
suburban subdivision.” Table 4.13-3 summarizes the trip generation rates used for the proposed 
project and Table 4.13-4 summarizes the trip generation volumes for the proposed project. 
 

Table 4.13-3 
Project Trip Generation Rates 

Land Use Category  Source 
ITE 

Code 
Rate 
Unit 

Daily 
Trip 

Rate/ 
Unit

1
 

AM Peak Hour  
Rate/Unit 

PM Peak Hour 
Rate/Unit 

Total
1
 In % Out % Total In % Out % 

Single-Family 
Detached Housing 

ITE 210 DU 9.52 0.75 25% 75% 1.00 63% 37% 

Notes: 
1
The trips rates illustrated in this table are based on actual ITE Trip Generation (9th Edition) average trip rates. 

 
Table 4.13-4 

Project Trip Generation Volumes 

Land Use Units Quantity 
Daily 
Trips 

AM Peak Hour Trips1 PM Peak Hour Trips 

Total In Out Total In Out 

Single Family 
Detached Housing 

DU 200 1,904 150 38 112 200 126 74 

Total 1,904 150 38 112 200 126 74 

Notes: 
1
The trips illustrated in this table are based on actual ITE Trip Generation (9th Edition) average trip rates. 

 
As illustrated in Table 4.13-4, the proposed project is anticipated to generate a total of 1,904 
daily trips, 151 AM peak hour trips (38 inbound, 113 outbound), and 201 PM peak hour trips 
(127 inbound, 74 outbound) under typical “annual average” traffic demand conditions. These 
trips would be considered “new” (or incremental) trips on the City/County’s immediate local 
circulation system, including Southside Road and Union Road. Conservatively, this analysis 
considers no trip reduction for diverted-linked trips attracted from regional highways or other 
local arterial corridors. 
 

Project Access And Circulation. Regional Access to/from the project site would be 
primarily obtained via the State Highway system as follows: 
 

 To the Central Valley and other locations northeast of Hollister, via SR 156 through 
Pacheco Pass. 

 To Gilroy and the San Jose/South Bay Area region northwest of Hollister, via SR 25 and 
US 101. 

 To the Salinas/Monterey Bay area to the southwest, via SR 156. 

 To the Upper San Benito River area (sparsely populated) via SR 25. 
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Local access to/from the project site would be provided via two proposed project driveways, 
one on Southside Road, and one on Hospital Road. Traffic on Southside Road and Hospital 
Road can access the regional highway system via local roads, mainly Union Road and 
Enterprise Road. 
 
Emergency vehicle access would be provided via the proposed project access driveways 
intersecting with Southside Road and Hospital Road. 
 

Project Trip Distribution and Assignment. The proposed project trip distribution and 
assignment patterns were estimated utilizing a review of existing and anticipated future traffic 
flows and travel patterns within the vicinity of the project, distribution of local and regional 
residential population, and prior traffic studies prepared for the City/County. The following 
project trip distribution was estimated for the proposed project: 

 

 20 percent to/from Union Road, west of San Benito Street 

 15 percent to/from San Benito Street 

 10 percent to/from Southside Road, north of Union Road 

 25 percent to/from Airline Highway (SR 25), north of Union Road 

 5 percent to/from Union Road, east of Airline Highway (SR 25) 

 10 percent to/from Airline Highway (SR 25), south of Enterprise Road 

 15 percent to/from Southside Road, south of Hospital Road 
 
Figure 4.13-2 illustrates the estimated project directional trip distribution and assignment 
patterns projected to be generally applicable under short-term as well as long-term conditions, 
on an annualized average usage basis. Figure 4.13-2 also illustrates the estimated Project Only 
traffic volumes projected to be applicable under short-term as well as long-term conditions. 
 

4.13.7  Existing (2014) plus Project Conditions 
 
In order to estimate the Existing (2014) plus Project traffic volumes, the Project-Only traffic 
volumes (illustrated in Figure 4.13-2) were superimposed on top of Existing (2014) traffic 
volumes (illustrated in Figure 4.13-1). The resulting Existing (2014) plus Project traffic volumes 
are illustrated in Figure 4.13-3. 
 

Intersections Operations. Table 4.13-5 presents Existing (2014) plus Project study 
intersection traffic operations under Existing (2014) plus Project conditions intersection volumes 
(illustrated in Figure 4.13-3). 

 
As shown in Table 4.13-5, all of the study intersections are projected to operate at acceptable 
LOS D or better during AM and PM peak hour Existing (2014) plus Project conditions.  
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Table 4.13-5 
Existing (2014) plus Project Conditions Intersection Traffic Operations 

 Intersection 
Control 

Type
 

AM Peak Hour PM Peak Hour 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

1 Union Rd/San Benito St Signal 18.9 B - 20.1 C - 

2 Southside Rd/Union Rd Signal 22.6 C - 21.9 C - 

3 Union Rd/Airline Hwy (SR 25) Signal 54.3 D - 40.6 D - 

4 Southside Rd/Enterprise Rd TWSC 15.4 C No 12.9 B No 

5 
Southside Rd/Project Access 
Dwy

2
 

TWSC 
(Future) 

13.5 B No 12.8 B No 

4-5 
Southside Rd/Enterprise 
Rd/Project Access Dwy

3
 

TWSC 
(Future) 

20.4 C No 20.2 C No 

6 
Hospital Rd/Colorado 
Way/Project Access Dwy 
(Future)

4 
TWSC 9.7 A No 10.1 B No 

7 Southside Rd/Hospital Rd TWSC 16.8 C No 11.5 B No 

8 
Airline Hwy (SR 25)/Enterprise 
Rd 

TWSC 17.2 C No 19.7 C No 

Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated. “Average” 
control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 

1. Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 

2. Southside Road Project Access Driveway Alternative 1 (Only shown under “plus project” conditions) 

3. Southside Road Project Access Driveway Alternative 2 (Only shown under “plus project” conditions) 

4. Intersection #6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions 

 

4.13.8  Background Conditions 
 
For the purpose of this analysis, Background conditions are defined as Existing (2014) 
conditions plus the addition of traffic generated by approved projects planned for development 
within the project vicinity. These near-term developments are anticipated to be constructed 
prior to completion of the proposed project and are projected to generate traffic that will impact 
study intersections. Lists of approved San Benito County and City of Hollister development 
projects were obtained from County and City staff and are summarized in Appendix A to the 
project traffic study (Wood Rodgers, 2015). All approved projects expected to generate a 
significant amount of traffic and which were located within the project vicinity were included 
as part of Background conditions. 
 
Trip generation and distribution for County and City-approved developments (but not yet 
constructed and/or occupied) were obtained using the most recent version of the San Benito 
County Travel Demand Model (TDM) (last updated November 2013). Base year TDM Annual 
Average Daily Traffic (AADT) volumes on project area roadways were validated against 
existing counts. Approved project land use data (obtained from the City/County) was added on 
top of the base year conditions TDM. Model trip generation rates were calibrated to match those 
found in the ITE Trip Generation Manual, 9th Edition. The new “base year plus approved projects” 
model was run and approved project traffic volumes were obtained using the difference 
method. “Background” conditions volumes were then obtained by adding the approved project 
traffic volumes on top of existing counts. 
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Consistent with prior reports, there are no funded roadway improvement projects expected to 
be complete in the near-term conditions within the project vicinity. As such, the existing 
intersection lane geometrics and control were retained for Background Conditions analysis. 
 

Table 4.13-6 
Background Conditions Intersection Traffic Operations 

 Intersection 
Control 

Type 

AM Peak Hour PM Peak Hour 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

1 Union Rd/San Benito St Signal 20.7 C - 21.5 C - 

2 Southside Rd/Union Rd Signal 20.2 C - 18.4 B - 

3 Union Rd/Airline Hwy (SR 25) Signal 58.5 E - 48.2 D - 

4 Southside Rd/Enterprise Rd TWSC 12.9 B No 11.3 B No 

5 
Southside Rd/Project Access 
Dwy

2
 

TWSC 
(Future) 

- - - - - - 

4-5 
Southside Rd/Enterprise 
Rd/Project Access Dwy

3
 

TWSC 
(Future) 

- - - - - - 

6 
Hospital Rd/Colorado 
Way/Project Access Dwy 
(Future)

4 
TWSC 9.5 A No 9.8 A No 

7 Southside Rd/Hospital Rd TWSC 14.3 B No 10.8 B No 

8 
Airline Hwy (SR 
25)/Enterprise Rd 

TWSC 19.2 C No 21.0 C No 

Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated. “Average” 
control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 

1. Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 

2. Southside Road Project Access Driveway Alternative 1 (Only shown under “plus project” conditions) 

3. Southside Road Project Access Driveway Alternative 2 (Only shown under “plus project” conditions) 

4. Intersection #6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions 
 
As shown in Error! Reference source not found.Table 4.13-6, the signalized Union Road/Airline 
Highway (SR 25) intersection is projected to operate at LOS E conditions during the AM peak 
hour, which is below the 2035 General Plan Update LOS D standard. All of the remaining study 
intersections are projected to operate at acceptable LOS D or better during AM and PM peak 
hour Background Conditions. California MUTCD based peak hour signal warrant-3 (rural 
areas/70% factor) is not projected to be met at any of the study area unsignalized intersections 
under Background conditions. 
 

4.13.9  Background plus Project Conditions 
 
To simulate Background plus Project conditions’ traffic volumes, the project-generated traffic 
volumes (Figure 4.13-2) were superimposed on top of Background traffic volumes (shown in 
Figure 4.13-4). Background plus Project intersection operations were quantified under 
Background plus Project traffic volumes and are shown in Figure 4.13-5. Table 4.13-7 illustrates 
the resulting Background plus Project intersection LOS operations.  
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Table 4.13-7 
Background plus Project Conditions Intersection Traffic Operations 

 Intersection 
Control 

Type 

AM Peak Hour PM Peak Hour 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

1 Union Rd / San Benito St Signal 20.7 C - 21.6 C - 

2 Southside Rd / Union Rd Signal 23.8 C - 22.4 C - 

3 Union Rd / Airline Hwy (SR 25) Signal 59.3 E - 48.4 D - 

4 Southside Rd / Enterprise Rd TWSC 15.5 C No 13.1 B No 

5 
Southside Rd / Project Access 
Dwy

2
 

TWSC 
(Future) 

13.5 B No 12.8 B No 

4-5 
Southside Rd / Enterprise Rd / 
Project Access Dwy

3
 

TWSC 
(Future) 

21.4 C No 21.0 C No 

6 
Hospital Rd / Colorado Way / 
Project Access Dwy (Future)

4 TWSC 9.7 A No 10.1 B No 

7 Southside Rd / Hospital Rd TWSC 16.8 C No 11.5 B No 

8 
Airline Hwy (SR 25) / 
Enterprise Rd 

TWSC 19.4 C No 22.3 C No 

Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated. “Average” 
control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 

1. Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 

2. Southside Road Project Access Driveway Alternative 1 (Only shown under “plus project” conditions) 

3. Southside Road Project Access Driveway Alternative 2 (Only shown under “plus project” conditions) 

4. Intersection #6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions 
 

As shown in Table 4.13-7, the signalized Union Road/Airline Highway (SR 25) intersection is 
projected to operate at LOS E conditions during the AM peak hour, which is below 2035 
General Plan Update LOS D standard. All of the remaining study intersections are projected to 
operate at acceptable LOS D or better during AM and PM peak hour Background plus Project 
conditions. California MUTCD based peak hour signal warrant-3 (rural areas/70% factor) is not 
projected to be met at unsignalized study intersections under Background plus Project AM peak 
hour conditions. 
 

4.13.10  Cumulative Base Conditions 
 
Cumulative Base conditions are defined as Background conditions plus the addition traffic 
generated by pending (but not yet approved and/or constructed) projects within the project 
vicinity. Lists of pending San Benito County and City of Hollister development projects were 
obtained from County and City staff and are summarized in Appendix B to the traffic report 
(Wood Rodgers, 2015). All pending projects expected to generate a significant amount of traffic 
and which were located within the project vicinity were included as a part of Cumulative Base 
conditions.  
 
Trip generation and distribution for County and City-pending developments (but not yet 
approved and/or constructed) were obtained using the most recent version of the San Benito 
County TDM (last updated November 2013). Pending project land use data (obtained from the 
City/County) was added on top of the “base year plus approved projects” (used for 
Background conditions) TDM and the new “base year plus approved and pending projects” 
model was run and pending project traffic volumes were obtained using the difference method. 
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Cumulative Base conditions volumes were then obtained by adding the pending project traffic 
volumes on top of Background conditions volumes. 
 
Consistent with prior reports, the transportation network assumed under cumulative conditions 
includes various network improvements in Hollister and San Benito County. For this study, the 
relevant roadway improvements included in the San Benito County Transportation Impact 
Mitigation Fee (TIMF) Nexus Study (dated March 2011) were assumed to be constructed under 
cumulative conditions. The TIMF identifies roadway widening projects that will need to occur 
in the future, throughout San Benito County, to accommodate projected growth in the County 
through 2035 (or 2035 General Plan buildout). The following major transportation 
improvements are a part of the TIMF and assumed in place under cumulative conditions:  
 

 TIMF Project 4: Airline Highway (SR 25) Widening – Airline Highway (SR 25) is 
assumed to be widened to a four lane expressway from Fairview Road to Sunset Drive. 

 TIMF Projects 9 and 10: Union Road – Union Road is assumed to be widened to four 
lanes from Fairview Road to SR 156. 

 TIMF Identified Intersection Improvement 7: Airline Highway (SR 25) at Enterprise 
Road Intersection Improvement – This intersection has been identified for intersection 
improvements and/or signalization, however no specific intersection improvement has 
been assumed under “Cumulative Base” conditions in this study.  

 
Intersections Operations. Cumulative Base intersection operations were quantified under 

Cumulative Base traffic volumes (shown in Figure 4.13-6), assuming construction of the above 
identified background improvements. Table 4.13- 8 illustrates the resulting study intersection 
LOS operations. 

 
As shown in Table 4.13-8, the two-way stop-controlled Airline Highway (SR 25)/Enterprise 
Road intersection is projected to operate at LOS E conditions during the PM peak hour, which is 
below the 2035 General Plan Update LOS D standard. All of the remaining study intersections 
are projected to operate at acceptable LOS D or better during AM and PM peak hour 
Cumulative Base conditions. California MUTCD based peak hour signal warrant-3 (rural 
areas/70% factor) is not projected to be met at any unsignalized intersections under Cumulative 
Base peak hour conditions.  
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Background Traffic Conditions Figure 4.13-4
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Table 4.13-8 
Cumulative Base Conditions Intersection Traffic Operations 

 Intersection 
Control 

Type 

AM Peak Hour PM Peak Hour 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

1 Union Rd/San Benito St Signal 19.0 B - 20.7 C - 

2 Southside Rd/Union Rd Signal 18.9 B - 18.3 B - 

3 Union Rd/Airline Hwy (SR 25) Signal 31.0 C - 33.2 C - 

4 Southside Rd/Enterprise Rd TWSC 14.0 B No 12.4 B No 

5 
Southside Rd/Project Access 
Dwy

2
 

TWSC 
(Future) 

- - - - - - 

4-5 
Southside Rd/Enterprise 
Rd/Project Access Dwy

3
 

TWSC 
(Future) 

- - - - - - 

6 
Hospital Rd/Colorado 
Way/Project Access Dwy 
(Future)

4 
TWSC 9.5 A No 9.8 A No 

7 Southside Rd/Hospital Rd TWSC 16.2 C No 11.6 B No 

8 
Airline Hwy (SR 
25)/Enterprise Rd 

TWSC 26.4 D No 37.5 E No 

Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated. “Average” 
control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 

1. Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 

2. Southside Road Project Access Driveway Alternative 1 (Only shown under “plus project” conditions) 

3. Southside Road Project Access Driveway Alternative 2 (Only shown under “plus project” conditions) 

4. Intersection #6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions 

 

4.13.11  Cumulative plus Project Conditions 
 
To simulate Cumulative plus Project conditions’ traffic volumes, the Project Only volumes 
illustrated in Figure 4.13-2 were superimposed on top of Cumulative Base traffic volumes, 
illustrated in Figure 4.13-6. The resulting Cumulative (20235) plus Project traffic volumes are 
presented in Figure 4.13-7. 
 

Intersections Operations. Cumulative (2035) plus Project intersection operations were 
quantified under Cumulative (2035) plus Project traffic volumes (shown in Figure 4.13-7) 
assuming implementation of the above-identified background improvements. Table 4.13-9 
illustrates the resulting study intersection LOS operations. 

 
As shown in Table 4.13-9, the two-way stop-controlled Airline Highway (SR 25)/Enterprise 
Road intersection is projected to operate at LOS E conditions during the PM peak hour, which is 
below the 2035 General Plan Update LOS D standard. All of the remaining study intersections 
are projected to operate at acceptable LOS D or better during AM and PM peak hour 
Cumulative (2035) plus Project conditions. California MUTCD based peak hour signal warrant-
3 (rural areas/70% factor) is not projected to be met at any unsignalized study area intersections 
under Cumulative plus Project peak hour conditions.  
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Cumulative Base (2035) Traffic Volumes Figure 4.13-6
County of San Benito

!(1

!(8

!(5

!(2

!(7
!(6

!(4

!(3

!(45
Project Site

Union Rd /

17
4 (

16
3)

16
7 (

18
4)

Sa
n B

en
ito

 S
t

309 (128)

583 (251)

Union Rd

137 (262)

216 (553)

Union Rd

San Benito St1 Southside Rd /

36
 (3

5)

38
 (1

02
)

20
 (2

6) So
uth

sid
e R

d

25 (15)

665 (304)

47 (53)
Union Rd

76
 (6

1)

63
 (6

1)

16
5 (

65
)

So
uth

sid
e R

d

23 (59)

292 (552)

69 (94)

Union Rd

Union Rd2 Union Rd /

12
4 (

12
8)

15
4 (

42
3)

90
 (2

42
)

Air
lin

e H
wy

171 (118)

311 (89)

29 (31)
Union Rd

21
 (2

3)

30
6 (

26
3)

29
5 (

19
)

Air
lin

e H
wy

121 (183)

142 (232)

125 (215)

Union Rd

Airline Hwy (SR 25)3 Southside Rd /

19
 (1

83
)

15
 (6

6) So
uth

sid
e R

d

72 (36)

29 (19)
Enterprise Rd

29
 (1

3)

23
1 (

15
1)

So
uth

sid
e R

d

Enterprise Rd4

Southside Rd /

16
9 (

18
2)

6 (
20

) So
uth

sid
e R

d

17 (11)

2 (1)
Fay Property Dwy

1 (
2)

24
3 (

15
3)

So
uth

sid
e R

d

Project Access Dwy

Project Access Dwy5 Hospital Rd /

Pr
oje

ct 
Ac

ce
ss

 D
wy

5 (5)

21 (41)
Hospital Rd

41
 (2

8)

1 (
1)

Co
lor

ad
o W

ay

5 (5)

1 (1)

Hospital Rd

Project Access Dwy6 Southside Rd /

19
 (4

3)

14
4 (

11
3)

9 (
29

) So
uth

sid
e R

d

26 (17)

6 (4)
Fay Property Dwy

2 (
7)

17
9 (

11
0)

7 (
4)

So
uth

sid
e R

d

37 (30)

9 (3)

Hospital Rd

Hospital Rd7 Enterprise Rd /

26
 (6

1)

32
3 (

56
0)

21
 (6

6) Air
lin

e H
wy

38 (24)

5 (2)

31 (38)
Enterprise Rd

17
 (4

2)

54
2 (

36
5)

55
 (5

7)

Air
lin

e H
wy

46 (40)

5 (3)

(39)

Enterprise Rd

Airline Hwy (SR 25)8

Legend

XXX (XXX) = AM (PM)
 Peak Hour Volumes

0 0.250.125

Miles
NORTH

Southside Rd /

19
 (1

83
)

15
 (6

6) So
uth

sid
e R

d

72 (36)

29 (19)
Hospital Rd

29
 (1

3)

23
1 (

15
1)

So
uth

sid
e R

d

Project Access Dwy

Enterprise Rd - Project Access Dwy45



Sunnyside Estates Project EIR
Section 4.13 Transportation and Circulation

Source: Wood Rodgers,October 2015

Cumulative (2035) + Project Traffic Volumes Figure 4.13-7
County of San Benito
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Table 4.13-9 
Cumulative (2035) plus Project Conditions Intersection Traffic Operations 

 Intersection 
Control 

Type 

AM Peak Hour PM Peak Hour 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

Delay 
(S/V) 

LOS 
Wrnt 
Met?

1
 

1 Union Rd/San Benito St Signal 19.0 B - 20.4 C - 

2 Southside Rd/Union Rd Signal 21.5 C - 20.7 C - 

3 Union Rd/Airline Hwy (SR 25) Signal 31.8 C - 33.6 C - 

4 Southside Rd/Enterprise Rd TWSC 17.1 C No 14.8 B No 

5 
Southside Rd/Project Access 
Dwy

2
 

TWSC 
(Future) 

14.7 B No 14.3 B No 

4-5 
Southside Rd/Enterprise 
Rd/Project Access Dwy

3
 

TWSC 
(Future) 

16.2 C No 17.3 C No 

6 
Hospital Rd/Colorado 
Way/Project Access Dwy 
(Future)

4 
TWSC 9.7 A No 10.1 B No 

7 Southside Rd/Hospital Rd TWSC 19.9 C No 12.4 B No 

8 
Airline Hwy (SR 
25)/Enterprise Rd 

TWSC 27.2 D No 40.3 E No 

Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated. “Average” 
control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 

1. Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 

2. Southside Road Project Access Driveway Alternative 1 (Only shown under “plus project” conditions) 

3. Southside Road Project Access Driveway Alternative 2 (Only shown under “plus project” conditions) 

4. Intersection #6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions 

 

4.13.12 Impact Analysis 
 
 a. Methodology and Significance Thresholds. According to the adopted Appendix G of 
the State CEQA Guidelines, impacts related to transportation and circulation from the proposed 
project would be significant if the project would: 
 

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; 

2) 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; 

3) Result in a change in air traffic patterns, including either an increase in traffic levels 
or a change in location that results in substantial safety risks;  

4) Substantially increase hazards due to a design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g. farm equipment); 

5) Result in inadequate emergency access; and/or 
6) Conflict with adopted policies, plans, or programs regarding public transit, bicycle, 

or pedestrian facilities, or otherwise decrease the performance or safety of such 
facilities? 
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As explained more fully in Section 4.15, Effects Found Not to be Significant, implementation of the 
proposed project would not result in a change in air traffic patterns. Therefore, no further 
discussion of this impact is included in this section. Further discussion of these issues can be 
found in Section 4.15, Effects Found Not to Be Significant. Thresholds 1, 2, 4, 5 and 6 are discussed 
below.  
 
 San Benito County Intersection Criteria (2035 General Plan). The San Benito County 2035 
General Plan Update revised the LOS standard from C to D, to adequately serve automobile traffic 
throughout the County while still promoting and accommodating non-auto modes of 
transportation (Policy C-1.12, Circulation Element). Under the 2035 General Plan Update, 
significant impacts at signalized San Benito County intersections are defined when the addition of 
project traffic causes one of the following to occur: 
 

1. The level of service at the intersection degrades from an acceptable LOS D or better under baseline 
conditions to an unacceptable LOS E or worse under project conditions, or 

2. The level of service at the intersection is an unacceptable LOS E or F under baseline conditions and 
the addition of project trips causes the average intersection delay to increase by four seconds. 

 
The 2035 General Plan Update has also established a specific level of service standard for 
unsignalized intersections. It provides that a significant adverse impact on traffic conditions at the 
intersection would occur if for any peak hour the following conditions are met for the all-way stop 
and one- or two-way stop controlled intersections: 
 
All-way stop:  
 

1. The average overall LOS at the intersection degrades from an acceptable LOS D or better under 
baseline conditions to an unacceptable LOS E or F under project conditions; or 

2. The average overall intersection LOS is already at an unacceptable LOS E or F under baseline 
conditions and the addition of project traffic causes the average overall delay to increase by more than 
four seconds beyond what it was without the project.  

One- or two-way stop:  
 

1. The delay on the worst approach at a one- or two-way stop-controlled intersection degrades from 
an acceptable LOS D or better under baseline conditions to an unacceptable LOS E or F under 
project conditions and the traffic volumes at the intersection under project conditions are high 
enough to satisfy the peak-hour volume traffic signal warrant adopted by Caltrans; or 

2. The delay on the worst approach at a one- or two-way stop-controlled intersection is already at an 
unacceptable LOS E or F under baseline conditions and the traffic volumes at the intersection under 
project conditions are high enough to satisfy the peak-hour volume traffic signal warrant adopted by 
Caltrans, and the addition of project traffic causes the delay on the worst stop-controlled approach to 
increase by more than four seconds beyond what it was without the project. 

 
As indicated above, the analysis evaluates the project’s potential impacts to intersections. The 
2035 General Plan Update thresholds were used to assess the impacts of the traffic generated by 
the project.  
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Caltrans Criteria. Project impacts at signalized Caltrans intersections are determined to be 
significant when one of the following occurs:  

 
1. Intersection LOS degrades from an acceptable LOS D or better under baseline (“no project”) 

conditions to an unacceptable LOS E or worse with the addition of project trips; or 
2. An intersection is operating at an unacceptable LOS E or worse under baseline (“no project”) 

conditions and the addition of project trips causes the average intersection delay to increase by 
any amount.  

 
The 2035 General Plan does not outline an impact criteria for unsignalized Caltrans 
intersections, thus it is assumed for the purposes of this analysis that impacts at unsignalized 
Caltrans intersections are defined to be significant when the addition of project traffic results in 
both of the following: 
 

1. The intersection operates at an unacceptable service level (LOS “E” or worse); and 
2. The MUTCD peak hour volumes signal warrant is met. 

 
b. Project Impacts and Mitigation Measures.  
 
Impact T-1 Implementation of the proposed project would not cause 

operations at study area intersections to exceed applicable LOS 
criteria under the Existing (2014) plus Project condition. Impacts 
would be less than significant. [Threshold numbers 1 and 2]  

 
As shown above in Table 4.13-2, the Union Road/Airline Highway (SR 25) intersection operates 
at LOS D under Existing (2014) conditions without the proposed project, and the eight 
remaining study intersections operate at LOC C or better. Under the Existing (2014) plus Project 
condition, the Union Road/Airline Highway (SR 25) intersection is anticipated to continue to 
operate at an LOS D conditions during both AM and PM peak hour periods (refer to Table 4.13-
5), which is acceptable under the 2035 General Plan Update standard. In addition, based upon 
the volume of vehicular and pedestrian traffic, location of school areas, and frequency and type 
of collisions, California MUTCD based peak hour signal warrant-3 (rural areas) is not projected 
to be met at any of the study area unsignalized intersections under Existing (2014) plus Project 
conditions. Therefore, impacts under Existing (2014) plus Project conditions would be less than 
significant. 
 

Mitigation Measures. No mitigation is required.  
 
Impact T-2 Implementation of the proposed project would not cause 

operations at eight of the nine study area intersections to exceed 
applicable LOS criteria under the Background plus Project 
condition. However, the intersection of Union Road/Airline 
Highway (SR 25) would exceed applicable LOS criteria under 
the Background plus Project condition. Impacts would be 
significant and unavoidable. [Threshold numbers 1 and 2]  

 
As shown in Tables 4.13-6 and 4.13-7, eight of the nine study intersections are projected to 
operate at LOS D or better under Background and Background plus Project conditions. The 
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Union Road/Airline Highway (SR 25) intersection (a signalized intersection) is projected to 
operate at LOS E during the AM peak hour under Background and Background plus Project 
conditions. Based on the adopted 2035 County General Plan, the minimum acceptable standard 
for this intersection is LOS D, which means that under Background and Background plus 
Project Conditions, the threshold would be exceeded in the AM peak hour. While this 
intersection is projected to operate at unacceptable levels without the addition of project trips, 
the project would exacerbate this unacceptable condition. Thus, the project’s incremental impact 
at this intersection is potentially significant, consistent with the impact criteria for signalized 
intersections.  

Mitigation Measures. The impact to the intersection of Union Road/Airline Highway 
(SR 25) would be fully mitigated through implementation of the planned Airline Highway (SR 
25) and Union Road widening projects. These projects are identified in the TIMF as projects 5, 9, 
and 10. Project 5 would widen Airline Highway (SR 25) from two to four lanes from Sunset 
Drive to Fairview Road, project 9 would widen Union Road to four lanes east of San Benito 
Street, and project 10 would widen Union Road to four lanes west of San Benito Street. The 
purpose of these improvements is to relieve traffic congestion along Airline Highway (SR 25) 
and to alleviate through-traffic impacts in Hollister and accommodate growth in the Hollister 
area by expanding road capacity. Although these improvements would mitigate the impact to 
the Union Road/Airline Highway (SR 25) intersection, the timing of these improvements is 
unknown. Further, the Airline Highway (SR 25) improvements are under Caltrans’ jurisdiction 
and authority, and therefore beyond the control of the applicant and/or County of San Benito. 
Therefore, the following mitigation measures are required. 

 
T-2(a) Union Road/Airline Highway (SR 25). Prior to approval of the 

first Final map, the applicant shall provide a conceptual design, 
cost estimate acceptable to the Public Works Department, and 
deposit the funds necessary to modify the existing traffic signal at 
the intersection of Union Road/Airline Highway (SR 25) to 
include a protected left-turn phasing for the eastbound and 
westbound approaches, and add a right turn only lane to the 
eastbound approach. Portions of the design and improvements 
that are part of the full build out of the intersection as 
contemplated in the TIMF shall receive credit from the TIMF. 

 
T-2(b) Regional Traffic Impact Mitigation Fee. Prior to issuance of 

each building permit, the applicant shall pay the applicable 
Regional Traffic Impact Mitigation Fee (TIMF) to the County of 
San Benito as a fair share contribution toward the Airline 
Highway (SR 25) and Union Road widening projects. The TIMF 
for both widening projects has been calculated as part of the 
Transportation Impact Fee Nexus Study completed by the 
Council of San Benito County Governments (2011).  

 
Significance After Mitigation. With implementation of Mitigation Measure T-2(a), the 

intersection of Union Road/Airline Highway (SR 25) is projected to operate at LOS C under 
Background plus Project conditions. However, the improvement is under Caltrans’ jurisdiction 
and authority and therefore beyond the control of the applicant and/or County of San Benito. 
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In addition, as described above, the impact to the intersection of Union Road/Airline Highway 
(SR 25) would be fully mitigated through implementation of the planned Airline Highway (SR 
25) and Union Road widening projects. The improvements to Airline Highway (SR 25) are 
under Caltrans’ jurisdiction and authority and therefore beyond the control of the applicant 
and/or County of San Benito. Due to the uncertainty of project completion dates, operational 
impacts to the Union Road/Airline Highway (SR 25) intersection would remain significant and 
unavoidable until such time as the Airline Highway (SR 25) and Union Road widening projects 
are complete, when impacts would be reduced to a less than significant level. 

 
Impact T-3 Implementation of the proposed project would not cause 

operations at eight of the nine study area intersections to exceed 
applicable LOC criteria under the Cumulative (2035) plus 
Project condition. The intersection of Airline Highway (SR 
25)/Enterprise Road would exceed applicable LOS criteria under 
the Cumulative (2035) plus Project condition. However, the 
MUTCD peak hour volumes signal warrant would not be met. 
Therefore, impacts would be less than significant. [Threshold 
numbers 1 and 2]  

 
As shown in Tables 4.13-8 and 4.13-9, eight of the nine study intersections are projected to 
operate at LOS C or better under Cumulative Base and Cumulative (2035) plus Project 
conditions. The two-way stop-controlled (unsignalized) intersection at Airline Highway (SR 
25)/Enterprise Road is projected to operate at LOS E during the PM peak hour under 
Cumulative Base and Cumulative (2035) plus Project conditions. Based on the 2035 General 
Plan, the minimum acceptable standard for this intersection is LOS D. However, for 
unsignalized intersections under Caltrans jurisdiction, impacts are significant only when the 
intersection operates at an unacceptable LOS and the MUTCD peak hour volumes signal 
warrant is met. As shown in Table 4.13-9, the signal warrant is not met at the Airline Highway 
(SR 25)/Enterprise Road intersection under Cumulative (2035) plus Project conditions. 
Therefore, impacts would be less than significant.  

 
 Mitigation Measures. The intersection of Airline Highway (SR 25)/Enterprise Road 
would operate at an acceptable LOS upon intersection signalization, which is identified in the 
TIMF (intersection 7). This improvement is identified in the TIMF to improve level of service 
and safety at the intersection. As indicated in Mitigation Measure T-1, the applicant would be 
required to pay the applicable Regional TIMF to the County of San Benito, which would include 
a fair share contribution to this improvement. Although signalization would improve LOS at 
this intersection, signalization is not required as mitigation for the proposed project. This is 
because, for unsignalized intersections under Caltrans jurisdiction, impacts are significant only 
when the intersection operates at an unacceptable LOS and the MUTCD peak hour volumes 
signal warrant is met. Because the MUTCD peak hour volumes signal warrant is not met under 
Cumulative (2035) plus Project conditions, impacts would be less than significant without 
mitigation. 

 
Impact T-4 Both proposed project driveway intersections would operate at 

acceptable levels under Existing (2014) plus Project, Background 
plus Project, and Cumulative (2035) plus Project conditions. 
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Impacts would be less than significant. [Threshold numbers 1, 2, 
and 5] 

 
The proposed project would have two access points. The first access point would be from the 
existing Hospital Road via an extension (to be constructed by the project applicant) of Colorado 
Way/Riverview Way. The second access point would be from a proposed intersection on 
Southside Road. Both access points are designed to include a single lane in and single lane out, 
with a stop sign controlling existing traffic (refer to Figure 2-3 in Section 2.0, Project Description).  
 
Based on comments from the County Department Public Works, the Transportation Impact 
Study (Wood Rodgers, October 2015) evaluated two potential locations for the Southside Road 
project access driveway. The first location (Option 1) would be approximately 400 feet south of 
Enterprise Road and would form a “T” intersection with Southside Road. The second location 
(Option 2) would make the proposed project access driveway the west leg of the existing 
Southside Road/Enterprise Road intersection (in order to avoid having two closely spaced 
intersections on Southside Road). Both options are analyzed under the Existing (2014) plus 
Project (Figure 4.13-3), Background plus Project (Figure 4.13-5), and Cumulative (2035) plus 
Project (Figure 4.13-7) conditions as Intersection 5 (Option 1) and Intersection 4-5 (Option 2). As 
noted above, both options for this proposed driveway would operate at acceptable LOS C 
levels. As such, there would be a less than significant impact related to applicable 
transportation service standards and policies.  
 
The proposed Hospital Road driveway would be a full-access driveway that would extend 
north and form the north leg of the existing Hospital Road/Colorado Way intersection to 
provide access to the project’s proposed internal streets. The driveway would likely be a single-
lane in, single-lane out, and two-way stop-controlled intersection. As noted above, this 
proposed driveway would operate at LOS C under Existing (2014) plus Project (Figure 4.13-3), 
Background plus Project (Figure 4.13-5), and Cumulative (2035) plus Project (Figure 4.13-7) 
conditions. This is acceptable under the 2035 General Plan Update LOS D standard. As such, 
there would be a less than significant impact related to applicable transportation service 
standards and policies.  
 
The site is easily accessible from both Southside and Hospital Roads. Because the project would 
provide two access points to the project site, and both access points would operate at acceptable 
levels, no impacts related to emergency access are anticipated.  
 

Mitigation Measures. No mitigation measures are required.  
 

Impact T-5 The proposed project could contribute to hazards at the 
Southside Road/Union Road intersection. Impacts would be 
significant but mitigable. [Threshold number 4] 

 
The Southside Road/Union Road intersection experiences accidents and long queues at the 
northbound approach under existing peak hour conditions (Wood Rodgers, 2015). There is a 
“Signal Ahead” sign and pavement legend on the south leg of this intersection, which partially 
reduces hazards. However, project-generated traffic would contribute to this existing design 
hazard, as it may increase the length of the queues. Impacts would be potentially significant. 
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 Mitigation Measures. The following mitigation measure would reduce impacts related to 
traffic hazards. 
 

T-5  Install “Left Turn Yield On Green” Signs. The applicant shall 
install “Left Turn Yield On Green” signs for both the northbound 
and southbound intersection approaches to the Southside 
Road/Union Road intersection prior to issuance of the first 
certificate of occupancy for the project. 

 
 Significance After Mitigation. Impacts would be less than significant with mitigation 
incorporated.  
 

Impact T-6 The proposed project would not conflict with adopted policies, 
plans, or programs regarding public transit, bicycle, or 
pedestrian facilities, or otherwise decrease the performance or 
safety of such facilities. Impacts would be less than significant. 
[Threshold number 6] 

 
The project site does not contain existing public transit, bicycle, or pedestrian facilities. 
However, the project is located one-half mile south of the City of Hollister and is accessible 
from existing transportation facilities. Residents in the project site would have easy access to 
transit options in the City. In addition, the project would be required to provide applicable 
funding for transit facilities, consistent with policy C-3.8 in the County’s 2035 General Plan 
Circulation Element. The planned 20-mile River Parkway trail system would potentially be 
located immediately east of the site, adjacent to the San Benito River. The project provides for 
open space uses near the river, as shown in Figure 2-3 in Section 2.0, Project Description, and 
therefore would not impede future development of this pedestrian and bicycle trail. Therefore, 
the project would not conflict with adopted policies, plans, or programs regarding public 
transit, bicycle, or pedestrian facilities, or otherwise decrease the performance or safety of such 
facilities. 
 

Mitigation Measures. No mitigation measures are required.  
 

 c. SB 743 and Vehicle Miles Travelled. On September 27, 2013, Governor Brown signed 
Senate Bill 743 (Steinberg, 2013). Among other things, SB 743 creates a process to change the 
way transportation impacts are analyzed under CEQA. Currently, environmental review of 
transportation impacts focuses on the delay that vehicles experience at intersections and on 
roadway segments, typically utilizing LOS (as in the above analysis). SB 743 requires the 
Governor’s Office of Planning and Research (OPR) to amend the CEQA Guidelines to provide 
an alternative to level of service for evaluating transportation impacts.  
 
In August 2014, OPR released Updating Transportation Impact Analysis in the CEQA Guidelines: 
Preliminary Discussion Draft of Updates to the CEQA Guidelines Implementing Senate Bill 743 (Steinberg, 
2013) (“Draft Guidelines”). The Draft Guidelines would eliminate LOS as a CEQA impact and 
propose the use of vehicle miles traveled (VMT) for CEQA impact analyses. The use of VMT is 
intended to shift away from driver delay as an environmental impact, and instead promote a 
reduction of greenhouse gas emissions, development of multimodal transportation networks, and 
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a diversity of land uses. Because the Draft CEQA Guidelines are currently being revised by OPR 
and have not been adopted, a traditional LOS-based analysis has been included herein, in 
accordance with the current CEQA Guidelines. However, acknowledging the anticipated shift 
toward VMT analysis, the following discussion is included for informational purposes only. 
 
VMT for the proposed project was estimated in the Transportation Impact Study (Wood Rodgers, 
October 2015) using Fehr& Peers’ VMT+ Tool. The VMT+ Tool determines the total number of 
trips generated by the project using the ITE Trip Generation Manual, 8th Edition and distributes 
them between common trip purposes, such as Home-Based Work, Non-Home Based, and 
Home-Based Other. The project-generated trips are further apportioned between trips that 
occur internally (trips with both an origin and destination within the project boundary) and 
internal-to-external trips (trips with either an origin or destination outside the project 
boundary). The number of trips for each purpose is then multiplied by its respective estimated 
trip length (based on the Federal Highway Administration’s 2001 National Household Travel Survey) 
to obtain total vehicle miles traveled.  

 
According to this analysis, total daily VMT and VMT per household generated by the project 
are estimated at approximately 20,805 miles and 104 miles, respectively. Since the proposed 
project does not contain any non-residential land uses (such as retail, commercial, or office 
uses), all project-generated trips are assumed to be made to external locations. As a result, there 
are no reductions for internalized trips or retail pass-by. VMT per household for the proposed 
project (104 miles) is relatively higher than the comparable average for low density land use 
patterns (76 miles) (Wood Rodgers, 2015). This is due to the fact that the project is located in a 
moderately rural setting outside of city limits, resulting in longer distances to retail centers, 
schools, and places of work. 
 
Emissions from project-generated VMT are calculated in Section 4.7, Greenhouse Gas 
Emissions/Climate Change, and mitigated to the extent feasible. As noted previously, there are no 
adopted VMT thresholds for transportation and circulation related impacts. Therefore, no 
impact has been identified herein. The above discussion is for informational purposes only.  
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4.14 UTILITIES AND SERVICE SYSTEMS 
 

4.14.1 Setting 
 

a. Water Supply. The project site is within the Hollister Urban Area (HUA), an 
approximately 20-square mile area comprising all of the incorporated City of Hollister and 
portions of unincorporated suburban and agricultural County lands. It is within the planning 
area included in the Hollister Urban Area Water and Wastewater Master Plan (Master Plan) 
(SBCWD 2011). There are two municipal water purveyors that provide water service to 
properties within the HUA: The City of Hollister and the Sunnyslope County Water District 
(SSCWD). On July 24, 2014, San Benito Local Agency Formation Commission (LAFCO) 
approved an application from SSCWD to annex the project site into its service area so that 
SSCWD can provide water service to the project. Accordingly, SSCWD is the anticipated water 
service provider for the proposed project, and also currently provides water supplies to the 
project site and the surrounding Hollister Urban Area. SSCWD would maintain the water 
infrastructure necessary to serve additional on-site development. 
 
The water supply evaluation (WSE) prepared for the project (Tully & Young, 2015; refer to 
Appendix L) documents an evaluation of the HUA’s 2010 Urban Water Management Plan 
(UWMP) as allowed under California Water Code Section 10910. Because the proposed project 
was found to be included in the UWMP,1 the evaluation and conclusions of water supply 
availability and sufficiency in the UWMP represent an analysis of the water supply availability 
and sufficiency needed to meet demands of the proposed project (Tully & Young, 2015, p. 1-2). 
Therefore, water supply sources for the entire HUA, as detailed in the UWMP and project WSE, 
are described below. 
 
 Water Supply Sources. Water supplies in the HUA are derived from local groundwater, 
imported surface water from the Central Valley Project (CVP), and recycled water (HUA 2010 
UWMP, June 2011). These sources are described below.  
 
 Local Groundwater. The HUA overlies three hydraulically connected groundwater basins: 
Hollister East, Hollister West, and Tres Pinos. Groundwater resources in the County are 
managed by the San Benito County Water District (SBCWD). The SBCWD is charged with 
maintaining groundwater elevations through management of pumping, recharge activities, 
groundwater banking, and monitoring water levels and water quality (HUA 2010 UWMP, June 
2011). The SBCWD has successfully managed groundwater elevations in the district including 
using percolation of CVP water to recharge elevations to pre-drought and pre-development 
levels. Current groundwater levels are reduced due to the dry conditions, reduced CVP 
allocations, and increased groundwater use as of 2013, but reductions in groundwater storage 
are minor and levels are still near storage capacity (Tully & Young, 2015). 

                                                      
1
 Like many UWMP’s the HUA plan derives the future demand projections from population growth and existing demand. Population 

was derived for the area using the latest census data made available prior to the UWMP’s adoption. For the UWMP, growth 
projections were taken from California Department of Finance growth projection tables for Hollister to estimate demand growth. The 
population projection method alone does not directly reflect inclusion of the proposed project. However, the build-out demands to 
serve the projected population were consistent with the 2008 Hollister Urban Area Water and Wastewater Master Plan, which does 
include the proposed project area as part of the HUA’s municipal growth. Specifically the 2008 Hollister Urban Area Water and 
Wastewater Master Plan assumes the area of the proposed project and portions of the immediate surrounding area would be built in 
“phase 3” which occurs between 2019 and 2023 (UWMP, p 2-3). (Tully & Young, 2015) 
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Since the initiation of CVP importation (as described more fully below), the use of groundwater 
for agricultural and municipal and industrial (M&I) uses has declined. However, groundwater 
remains a major source of supply. Between 2006 and 2010, groundwater accounted for 
approximately 77 percent of the total water supplied by the City of Hollister and SSCWD (HUA 
2010 UWMP, June 2011).  
 
 CVP Water. SBCWD has a CVP contract and purchases water for delivery to agricultural 
and municipal and industrial (M&I) uses – with the latter delivered directly to the Lessalt Water 
Treatment Plant (WTP) where it is treated. The importation of water from the CVP is relatively 
new to the area. Agricultural deliveries began in the late 1980’s and the Lessalt WTP was 
completed in 2002. 
 
CVP allocations are currently being curtailed due to the ongoing drought conditions (in 2015), 
shifting current HUA demands to groundwater. Recent usage has been less than the reduced 
CVP M&I allocation. Future CVP deliveries are expected to increase for the HUA as a second 
water treatment plant is in development and unused CVP M&I allocation remains available 
(Tully & Young, 2015). Given the fluctuating reliability of CVP supplies, the HUA area operates 
a comprehensive conjunctive use program, where groundwater is more heavily used in dry 
years and then recharged in years with higher CVP allocation.  
 
 Recycled Water. Treated and disinfected water from the City of Hollister’s Water 
Reclamation Facility (WRF) (see wastewater discussion below) is currently being used for 
landscaping irrigation at two sites, Riverside Park and Hollister Municipal Airport, and plans 
for increased use are ongoing (HUA 2010 UWMP, June 2011). While this water source is 
available to areas of the HUA, the project would not be served by the City of Hollister and the 
project does not propose to use recycled water.  
 
 Water Facilities. 
 
 Water Treatment. SSCWD water treatment and supply facilities include the Lessalt Water 
Treatment Plant that has an average capacity of 2.0 million gallons per day and five ground 
water wells that have a combined capacity of 6.7 million gallons per day. An upgrade to the 
Lessalt Water Treatment Plant was recently completed in January of 2015 and includes green 
sand filtration, carbon filtration, and micro filtration. The plant is owned by San Benito County 
Water District (SBCWD), operated by SSCWD, and provides potable water to both the City of 
Hollister and SSCWD. The three agencies (City of Hollister, SBCWD, and SSCWD) have begun 
the construction of a new surface water treatment plant called the West Hills Water Treatment 
Plant. The West Hills WTP will be complete in December of 2017 and will have a capacity 4.5 
million gallons per day. Initially the West Hills WTP will serve the City of Hollister, but a 
transmission pipeline is being planned that will deliver water to the SSCWD in future years. 
These two water treatment plants along with the ground water production wells operated by 
SSCWD will be able to meet the water demands for the current and future development for 
several years. The three agencies have begun an update to the 2008 Hollister Urban Area Water 
Master Plan (HUAWMP) that will identify future water supply and infrastructure needs and 
their anticipated timing for providing water and wastewater service to the Hollister Urban 
Area. The update to the HUAWMP is anticipated to be complete by June of 2016 (SSCWD, 
October 2015).    
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 Water Conveyance and Distribution. Both the City of Hollister and SSCWD pump directly 
from the groundwater basin to meet potable water demands. SSCWD has a total of nine 
groundwater wells, of which five are active. In 2010, SSCWD pumped a total of approximately 
1,948 AF (HUA 2010 UWMP, June 2011).  
 
The City of Hollister and SSCWD’s collective water transmission and distribution systems 
consist of a wide variety of water pipe types and sizes. Pipelines in the vicinity of the project site 
include a SSCWD 18-inch water main beneath Southside Road, approximately 350 linear feet 
south of Enterprise Road.  
 

b. Wastewater. The majority of all wastewater treatment in San Benito County is 
provided by four service providers: Sunnyslope County Water District (SSCWD), Tres Pinos 
Water and Sewer District, the City of San Juan Bautista, and the City of Hollister. The City of 
Hollister would provide sewer services to the proposed project. As described in Section 2.0, 
Project Description, the proposed project is located within the City of Hollister Urban Area, and 
thus wastewater service to the project site has already been planned for under the City of 
Hollister/County Wastewater Master Plan. However, LAFCO approval of a request by the City 
of Hollister to service the site would be required pursuant to Government Code Section 56133 
(Bob Braitman, personal communication, April 10, 2015). 

 
Wastewater Treatment. The City of Hollister owns and operates two wastewater 

treatment plants: the domestic wastewater treatment plant/wastewater reclamation facility 
(WRF) and the industrial wastewater treatment plant (IWTP). The IWTP treats stormwater and 
industrial wastewater (seasonal during the tomato canning season) from the downtown 
Hollister area, and is not proposed for use by the proposed project.  

 
The WRF began operating in 1980, was renovated in 1987 to increase capacity, and was further 
upgraded in 2009 to improve treatment to tertiary levels. The WRF receives wastewater flow 
from all municipal and most industrial customers within Hollister City limits, including 
portions of the SSCWD service area. The system treats water to disinfected tertiary recycled 
water standards through the use of a Membrane Bioreactor. Only water from the WRF that is 
used offsite for landscape irrigation is disinfected. Water that is not used for landscape 
irrigation is currently disposed of by evaporation and percolation (HUA 2010 UWMP, June 
2011).  
 
The WRF is currently capable of treating up to 4.0 million gallons per day (MGD) [average dry 
weather flow (ADWF)] and the current ADWF that is treated at this facility is approximately 2.2 
MGD. Accordingly, the WRF is only utilizing approximately 55 percent of its existing capacity 
(HUA 2010 UWMP, June 2011; David Rubcic, pers. comm., October 2014). Based on growth 
projections for the City of Hollister and the unincorporated County, projected future flows to 
the WRF in 2023 are anticipated to total approximately 4.5 MGD, collectively. To treat these 
anticipated future flows, the City is planning to expand the WRF to treat up to 5.0 MGD, which 
would provide capacity of 0.5 MGD greater than anticipated 2023 flows (Hollister 
DWSI&SBCWDRWF Project FEIR, City of Hollister, October 2006; City of Hollister, 2010).  
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Wastewater Conveyance. The City of Hollister’s collection system consists of 
approximately 100 miles of gravity sewer pipes ranging from 4- to 36-inches in diameter. The 
City owns and operates four lift stations and associated force mains. A main 8-inch sewer line is 
located immediately adjacent to the project site in Southside Road. Lift Station No. 4, the 
Southside Road Lift Station, is located on Southside Road just south of Enterprise Road (City of 
Hollister, 2010), which is located within 100 feet of the eastern corner of the project site.  
 

c. Solid Waste. The current solid waste disposal and recycling service provider for 
Hollister, San Juan Bautista, and the surrounding unincorporated San Benito County is 
Recology San Benito County. Recology transports solid waste to the John Smith Road Landfill 
(JSRL), which is owned by the County of San Benito Integrated Waste Management Department 
and operated by Waste Connections (Mandy Rose, Director, Integrated Waste Management, 
pers. comm. 2014; CalRecycle 2014). JSRL is the only operating active solid waste landfill in San 
Benito County. 

 
The JSRL is located at 2650 John Smith Road, approximately five miles southeast of downtown 
Hollister, in the unincorporated County. It has a maximum permitted throughput of 1,000 tons 
per day and, as of March 2014, a remaining capacity of approximately 4,777,674 cubic yards 
(Golder Associates 2014). Assuming an annual average of 500 tons/day is received throughout 
the remaining life of the landfill, the estimated remaining service life of the currently permitted 
landfill is 15.9 years, or approximately 2030 (Golder Associates 2014).2  
 
A property adjacent to the JSRL was purchased by the County of San Benito in 1995 with the 
intent of expanding landfill operations, and the landfill operator plans to initiate permitting of 
this expansion in 2015 (Rose, pers. comm. 2014). Once permitted and operational, it is 
anticipated that the adjacent property has an estimated life span of 40 years at 750 tons/day 
(Rose, pers. comm. 2014). 
 
As explained more fully in the Regulatory Setting section below, the California Integrated 
Waste Management Act of 1989 (State Assembly Bill 939) required all cities and counties to 
develop a Source Reduction and Recycling Element (SRRE) for diverting 50 percent of their 
solid waste (based on 1990 levels) from landfills by the year 2000.  
 
The diversion rate for San Benito County is approximately 51 percent (Rose, pers. comm. 2013). 
However, as of 2007, diversion rates are no longer used as measurements for determining 
consistency with AB 939. With the passage of SB 1016, the Per Capita Disposal Measurement 
System, only per capita disposal rates are measured. For 2007 and subsequent years, CalRecycle 
compares reported disposal tons to population to calculate per capita disposal expressed in 
pounds per person per day. The County of San Benito has a target residential disposal rate of 
5.1 pounds per person per day. As of 2012, the County of San Benito achieved this target with a 
disposal rate of 4.5 pounds per resident per day; thus, the County currently meets its disposal 
target (CalRecycle 2014).  

 
 
 

                                                      
2 This estimate is based on a throughput of 500 tons/day; however, the landfill is currently averaging approximately 675 tons/day 
and is permitted to receive up to 1,000 tons/day. Therefore, the landfill may reach operating capacity prior to 2030. 
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d. Regulatory Setting.  
 
Water Supply. 
 
State. 
 
Senate Bill 610. Senate Bill (SB) 610 was signed into law in 2001. This law requires cities 

and counties to develop water supply assessments (WSAs) when considering approval of 
applicable development projects in order to determine whether projected water supplies can 
meet the project’s anticipated water demand. Triggers requiring the preparation of a WSA 
include residential developments of more than 500 dwelling units, shopping centers or business 
establishments employing more than 1,000 persons or having more than 500,000 square feet of 
floor space, commercial office buildings employing more than 1,000 persons or having more 
than 250,000 square feet of floor space, and projects that would demand an amount of water 
equivalent to, or greater than, the amount of water required by a 500 dwelling unit project. The 
proposed project does not require preparation of a WSA pursuant to SB 610, as less than 500 
dwelling units are proposed. Nevertheless, for purposes of a constructive analysis, this EIR 
contains a water supply evaluation which covers many of the same water supply issues. 

 
Senate Bill 221. Whereas SB 610 requires a written assessment of water supply 

availability, SB 221 requires lead agencies to obtain an affirmative written verification of 
sufficient water supply prior to approval of certain specified subdivision projects. For this 
purpose, water suppliers may rely on an Urban Water Management Plan (if the proposed 
project is accounted for within the UWMP), a Water Supply Assessment prepared for the 
project, or other acceptable information that constitutes “substantial evidence.” “Sufficient 
water supply” is defined in SB 221 as the total water supplies available during normal, single-
dry and multiple-dry water years within the 20-year (or greater) projection period that are 
available to meet the projected demand associated with the proposed project, in addition to 
existing and planned future uses.  
 
 Urban Water Management Planning Act of 1983 (Assembly Bill 901). The Urban Water 
Management Planning Act (Div. 6, Part 2.6 of the Water Code sections 10610-10656) requires 
that an Urban Water Management Plan (UWMP) be prepared by California’s urban water 
suppliers to support their long-term resource planning and ensure adequate water supplies are 
available to meet existing and future water demands. Every urban water supplier that either 
provides over 3,000 acre-feet of water annually or serves 3,000 or more connections is required 
to assess the reliability of its water sources over a 20-year planning horizon considering normal, 
dry and multiple dry years. This assessment is to be included in its UWMP, which must be 
prepared every five years and submitted to the Department of Water Resources (DWR). DWR 
then reviews the submitted UWMP to make sure it meets the requirements of the UWMP Act. 
The Draft Hollister Urban Area UWMP (SBCWD, June 2011) was prepared as a collaborative 
effort between the SBCWD, Sunnyslope County Water District, and the City of Hollister, and is 
intended to help guide the area’s future water management efforts. The 2010 UWMP includes, 
among other things, a baseline water use estimate, an assessment of current water use per 
capita, and the development of specific water use targets to meet the 2020 goal of 20 percent 
water use reduction. 
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When a water agency has prepared and adopted an UWMP in compliance with DWR 
requirements, it may rely on that UWMP in various respects in preparing WSAs for individual 
planning and development approvals.  

 
Water Conservation in Landscaping Act. The Water Conservation in Landscaping Act, 

enacted in 2006, required the DWR to update the Model Water Efficient Landscape Ordinance 
(MWELO). In 2009, the Office of Administrative Law (OAL) approved the updated MWELO, 
which required a retail water supplier or a county to adopt the provisions of the MWELO by 
January 1, 2010, or enact its own provisions equal to or more restrictive than the MWELO 
provisions. San Benito County has yet to adopt a water efficient landscaping ordinance; 
therefore, the proposed project would be required to comply with the requirements set forth in 
the State MWELO. The MWELO applies to new construction with a landscape area greater than 
2,500 square feet, and requires, among other things, weather-based irrigation controllers or soil-
moisture based controllers or other self-adjusting irrigation controllers for irrigation scheduling 
in all irrigation systems.  
 
In 2009, Governor Schwarzenegger signed SB No. 7 (SBX7-7), which established a statewide 
goal of achieving a 20 percent reduction in urban per capita water use by 2020 for urban retail 
water suppliers. 
 

Green Building Standards Code. In January 2010, the California Building Standards 
Commission adopted the statewide mandatory Green Building Standards Code (hereafter the 
“CAL Green Code”) that requires the installation of water-efficient indoor infrastructure for all 
new projects beginning after January 1, 2011. CAL Green Code was incorporated as Part 11 into 
Title 24 of the California Code of Regulations. The CAL Green Code was revised in 2013 with 
the revisions taking effect on January 1, 2014; however, these revisions do not have substantial 
implications to the water use already contemplated by the 2010 CAL Green Code. The CAL 
Green Code applies to the planning, design, operation, construction, use and occupancy of 
every newly constructed building or structure. All new development must satisfy the indoor 
water use infrastructure standards necessary to meet the CAL Green Code. 
 
The CAL Green Code requires residential and nonresidential water efficiency and conservation 
measures for new buildings and structures that will reduce the overall potable water use inside 
the building by 20 percent. The 20 percent water savings can be achieved in one of the following 
ways: (1) installation of plumbing fixtures and fittings that meet the 20 percent reduced flow 
rate specified in the CAL Green Code, or (2) by demonstrating a 20 percent reduction in water 
use from the building “water use baseline.” 
 

Local. 
 

2035 General Plan Update. The recently adopted (July 21, 2015) General Plan Land Use 
Element, and Public Facilities and Services Element provide the following goals, policies and 
objectives pertaining to water supply and distribution applicable to this project: 
 

Land Use Element: 
 
LU-1.3 Future Development Timing. The Court shall ensure that future development does 

not outpace the ability of either the County or other public/private service providers 
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to provide adequate services and infrastructure. The County shall review future 
developments proposals for their potential to reduce the level of services provided to 
existing communities or place economic hardships on existing communities and the 
County may deny proposals that are projected to have these effects. 

 
Goal LU-2 To promote energy efficiency through innovative and sustainable building and site 

design. 
 
LU-2.1  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. 

 
Goal LU-4 To encourage variety in new unincorporated residential development while also 

providing incentives for clustered residential as a means to protect valuable 
agriculture and natural resources. 

 
LU-4.2 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. 

 
LU-4.5  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. 

 
Goal LU-9 To ensure that planning and development approvals within city fringe areas are 

coordinated between the County and the Cities in order to ensure future growth in 
these areas, is orderly, efficient, and has sufficient and necessary public facilities and 
infrastructure. 

 
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. 

 
Public Facilities and Services Element: 
 
Goal PFS-1 To provide residents and business quality, cost-effective, and sustainable public 

facilities and services. 
 
PFS-1.1 Essential Facilities and Services. The County shall ensure that adequate public 

facilities and services essential for public health and safety are provided to all county 
residents and safety are provided to all county residents and businesses and 
maintained at acceptable service levels. Where public facilities and services are 
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provided by other agencies, the County shall encourage similar service level goals. 
(RDR/MPSP) 

 
PFS-1.4 Level of Service. The County shall preserve, improve, and replace public facilities as 

necessary to maintain adequate levels of service for existing and future development. 
Where public facilities and services are provided by other agencies, the County shall 
encourage similar service level goals. (MPSP) 

 
PFS-1.5 Public Facility Security. The County shall site public facilities to minimize the 

potential vulnerability of the facilities to natural and human-made hazards and 
threats. (RDR/MPSP) 

 
PFS-1.8 Public Facility Sizing. The County shall ensure that public facilities are designed to 

meet the projected capacity needs of existing and planned communities in order to 
reduce the need for future replacement. For facilities subject to incremental sizing, 
the County shall require the initial design to include adequate space or right-of-way 
to accommodate foreseeable future expansion. (RDR/MPSP) 

 
PFS-1.9 Development Review. The County shall evaluate facility capacity, levels of service, 

and/or funding needs during the development review process to ensure adequate 
levels of service and facilities are provided and maintained. (RDR) 

 
PFS-1.10 Maximize Use of Existing Facilities. The County shall require new development 

projects to be designed and sited to use existing facilities and services to the extent 
practical and to the extent that such a design and site choice would be consistent with 
good design principles. (RDR) 

 
PFS-1.11 Pay Fair Share. The County shall require new development to pay its fair share of 

public facility and service costs. (RDR/FB) 
 
PFS-1.12  New Development Requirements. The County shall require new development, in 

compliance with local, State, and Federal law, to mitigate project impacts associated 
with public facilities and services, including, but not limited to, fire, law 
enforcement, water, wastewater, schools, infrastructure, roads, and pedestrian and 
bicycle facilities through the use of annexation fees, connection fees, facility 
construction/expansion requirements, or other appropriate methods. 

 
Goal PFS-3 To ensure reliable supplies of water for unincorporated areas to meet the needs of 

existing and future agriculture and development, while promoting water 
conservation and the use of sustainable water supply sources. 

 
PFS-3.9  Sufficient Water Supply for New Development. The County shall require new 

developments to prepare a source water sufficiency study and water supply analysis 
for use in preparing, where necessary, a Water Supply Assessment per SB 610 and a 
Source Water Assessment per Title 22. This shall include studying the effect of new 
development on the water supply of existing users. The County encourages the 
development of integrated regional water management plans or similar plans.  
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Goal PFS-4 To maintain an adequate level of service in the water systems serving unincorporated 
areas to meet the needs of existing and future agriculture and development, while 
improving water system efficiency. 

 
PFS-4.1 Adequate Water Treatment and Delivery Facilities. The County shall ensure, 

through the development review process, that adequate water supply, treatment and 
delivery facilities are sufficient to serve new development, and are able to be expanded 
to meet capacity demands when needed. Such needs shall include capacities necessary 
to comply with water quality and public safety requirements. 

 
PFS-4.2 Water Facility Infrastructure Fees. As a condition of approval for discretionary 

developments, the County shall not issue approval for a final map until verification of 
adequate water and wastewater service has been provided, which may include 
verification of payment of fees imposed for water and wastewater infrastructure 
capacity per the fee payment schedule from the water and wastewater provider. 

 
PFS-4.7 Consistent Fire Protection Standards for New Development. The County, in 

coordination with public and private water purveyors and fire protection agencies, 
shall ensure consistent and adequate standards for fire flows and fire protection for 
new development, with the protection of human life and property as the primary 
objectives.  

 
San Benito County Code. Title 15 (Public Works) of the San Benito County Code sets forth 

requirements for Solid Waste Regulations (Chapter 15.01), Water (Chapter 15.05), and Sewers 
and Sewage Disposal (15.07). Article III (Well Standards) of Chapter 15.05 (Water Ordinance) 
sets forth the minimum requirements for construction, reconstruction, repair and destruction of 
water wells, cathodic protection wells and monitoring wells. Article III requires adherence to 
appropriate permit application procedure, payment filing fees, and permit conditions and 
contains well standards which state: “Except as otherwise specified, the standards for the 
construction, repair, reconstruction, or destruction of wells shall be as set forth in the California 
Department of Water Resources Bulletin 74-81 “Water Well Standards, State of California” except as 
validly modified by subsequent revisions and/or supplements.” (San Benito County Code Section 
15.05.095) Article III further sets forth requirements for variances; groundwater protection 
inspections; completion reports; appeals; violation; penalty test; and enforcement. 

 
Article IV (Water Conservation) of Chapter 15.05 (Water Ordinance) requires that building 
permits be issued in conformance with the final water conservation plan. The final water 
conservation plan shall specify guidelines for the issuance of building permits and shall specify 
certain requirements to be incorporated into the design and construction of all structures 
constructed in the county. Before the adoption of the final water conservation plan, the county 
imposes certain interim restrictions on the issuance of building permits including, but not 
limited to the following: 
 

 Prior to the adoption of the preliminary water conservation plan, the Building 
Department shall not issue a building permit until the Planning Commission determines 
that ample water of suitable quality3 exists to meet the water needs generated by the 

                                                      
3
 ”Ample water of suitable quality” means establishing the following: (1) The quantity of water to be used as a result of the use of the 

proposed structure on an averaged annual basis; (2) The quality of water necessitated by the use of the proposed structure; (3) A 
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structures and the use thereof. The applicant shall have the burden of proof according to 
clear and convincing evidence. (San Benito County Code Section 15.05.227(D)) 

 
Title 23 (Subdivision Ordinance) of the San Benito County Code of Ordinances implements and 
supplements the provisions of the Subdivision Map Act regulating the division of land within 
the county. Specifically, it is intended to regulate and control the design and improvement of 
subdivisions, the form and content of all required maps, and the procedures to be followed in 
securing the official approval of the County regarding the maps. 

 
Article IV (Water System Design Standards) of Chapter 23.31 (Improvement Designs) apply to 
any facility or system in the county, except individual residential parcels not served by a system 
and small water systems servicing four or less services, that is or may be a county (or county-
operated service area) owned system; and/or serves, or plans to serve, water to any land 
development project that is subject to approval of the county’s Board of Supervisors, Planning 
Commission, Fire Marshal or Department of Public Works. Section 23.31.061 sets forth water 
supply requirements including, but not limited to, the following: 
 

 Quality Water supplied for use in domestic water systems in San Benito County shall 
conform to the latest revisions of Sections 3, 4 and 5 of the United States Public Health 
Service Drinking Water Standards, the requirements of the California Health and Safety 
Code and the California Code of Regulations Title 22 and local ordinances. (San Benito 
County Code Section 23.31.061(A)) 

 

 Public water supply systems; approval by agencies for public water systems. For 
developments and subdivisions requiring a public water system, the water system shall 
conform to the requirements of the county’s Fire Marshal, the San Benito Health 
Department, the county’s Public Works Department and applicable state and federal 
standards. (San Benito County Code Section 23.31.061(B)(1)(c)) 

 

 Unincorporated urban centers. Within an unincorporated urban center, water supply 
shall be provided by an existing agency or if there is no existing agency, a new district 
shall be formed. [Article IV also sets forth the following requirements for water 
distribution system design:] 

o Major and minor subdivisions shall connect to a public water system having 
adequate capacity for the subdivision. If a public water system with adequate 
capacity is not immediately available, the developer shall provide for adequate 
capacity by developing a potable water system to serve the subdivision. The 
public water system so developed shall be designed to ultimately connect to the 
existing system and be approved by the existing agency if any. 

o  Development on existing parcels shall connect to a public water system. Main 
extensions for the purpose of serving development shall be constructed across the 
full frontage of the property served unless otherwise directed by the water 

                                                                                                                                                                           
reliable source of the water to be used; (4) The quantity and quality of the water source; (5) The existing and potential other users of 
the source of water, and an estimate of the amount of water needed by these users on an average annual basis; and (6) The 
insignificant impact of the proposed use on existing and potential users of the water source. “Insignificant impact” includes a 
determination that the withdrawal of water from the water source does not exceed the replenishment of the water source, nor will the 
proposed withdrawal of water reduce the quality of the water source. (San Benito County Code Section 15.05.227(E)) 
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purveyor. The developer shall fund needed main extension. (San Benito County 
Code Section 23.31.061(B)(3)) 

 

 Where the water supply for a subdivision is proposed to be by new wells, the new wells 
shall, prior to filing the final or parcel map, be developed and tested for quality and 
quantity. The wells shall be pumped in a manner satisfactory to the county’s Health 
Department and Public Works Department and shall produce a minimum of the design 
standard for source capacity. If necessary to meet the minimum quality standards, 
additional treatment facilities must be constructed prior to putting the well into service. 
Supply minimum of one well log when available; additional logs shall be required for 
more than ten test wells or when determined by the Engineer that there is a significant 
change in strata. (San Benito County Code Section 23.31.061(C)(1)(c))  

 

 Well construction. Any well to be constructed for use as a domestic water supply of a 
single family dwelling shall be constructed to the latest revision of the standards as 
specified in Bulletin 74, Water Well Standards, State of California, Department of Water 
Resources. A separate utility service or sub-panel is required for fire suppression water 
supply, pursuant hereto. (San Benito County Code, Section 23.31.061(C)(2)) 

 
Section 23.31.062 of Article IV sets forth requirements for water distribution system design 
including location of water mains, distribution system, sizing and selection of pipe, storage 
facilities, booster stations, telemetry and control systems and materials. 
 

San Benito Local Agency Formation Commission. The San Benito Local Agency Formation 
Commission (LAFCO) oversees public agency boundary changes, as well as the establishment, 
update and amendment of Spheres of Influence (SOIs), and approval of out of area service 
agreements (Government Code sections 56001, 56375, 56425). The overall goal of LAFCO is to 
encourage the orderly formation and extension of governmental agencies. On July 24, 2014, San 
Benito LAFCO approved an application from SSCWD to annex the project site into its service 
area so that SSCWD can provide water service to the project.  
 
 Wastewater.  
 
 Federal. 
 

Clean Water Act. The Federal Water Pollution Control Act of 1972, more commonly 
known as the Clean Water Act (CWA), regulates the discharge of pollutants into watersheds 
throughout the nation. Under the CWA, the United States Environmental Protection Agency 
(US EPA) implements pollution control programs and sets wastewater standards. 
 

National Pollutant Discharge Elimination System. As explained more fully in Section 4.9, 
Hydrology and Water Quality, the National Pollutant Discharge Elimination System (NPDES) 
permit program was established in the CWA to regulate municipal and industrial discharges to 
surface waters of the United States. Federal NPDES permit regulations have been established 
for broad categories of discharges, including point-source municipal waste discharges and 
nonpoint-source stormwater runoff. NPDES permits generally identify effluent and receiving 
water limits on allowable concentrations and/or mass emissions of pollutants contained in the 
discharge; prohibitions on discharges not specifically allowed under the permit; and provisions 
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that describe required actions by the discharger, including industrial pretreatment, pollution 
prevention, self-monitoring, and other activities. 
 
Wastewater discharge is regulated under the NPDES permit program for direct discharges into 
receiving waters and by the National Pretreatment Program for indirect discharges to a sewage 
treatment plant. 
 
In California, the federal requirements are administered by the State Water Resources Control 
Board, and individual NPDES permits are issued by the California Regional Water Quality 
Control Boards (RWQCBs). 
 
 State. 
 

Central Coast Regional Water Quality Control Board. The Central Coast RWQCB is the local 
division of the State Water Resources Control Board (SWRCB) that has oversight authority over 
the project. The SWRCB is a state department that provides a definitive program of actions 
designed to preserve and enhance water quality and to protect beneficial uses of water in 
California. The Central Coast RWQCB issues NPDES permits in San Benito County. NPDES 
permits allow the RWQCB to collect information on where the waste is disposed, what type of 
waste is being disposed, and what entity is disposing of the wastes. The RWQCB is also charged 
with conducting inspections of permitted discharges and monitoring permit compliance.  
 

Local. 
 
2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Land 

Use Element, and Public Facilities and Services Element and Natural and Cultural Resources 
Element provide the following goals, policies and objectives pertaining to wastewater 
applicable to this project: 

 
Land Use Element: 
 
LU-1.3 Future Development Timing. The County shall ensure that future development does 

not outpace the ability of either the County or other public/private service providers 
to provide adequate either services and infrastructure. The County shall review 
future development proposals for their potential to reduce the level of services 
provided to existing communities or place economic hardships on existing 
communities, and the County may deny proposals that are projected to have these 
effects.  

 
Goal LU-2 To promote energy efficiency through innovative and sustainable building and site 

design. 
 
LU-2.1  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. 
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Goal LU-4 To encourage variety in new unincorporated residential development while also 
providing incentives for clustered residential as a means to protect valuable 
agricultural and natural resources. 

 
LU-4.2 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 service 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. 

 
LU-4.5  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. 

 
Goal LU-9 To ensure that planning and development approvals within city fringe areas are 

coordinated between the County and the Cities in order to ensure future growth in 
these areas is orderly, efficient, and has sufficient and necessary public facilities and 
infrastructure.  

 
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. 

 
Public Facilities and Services Element: 
 
Goal PFS-1 To provide residents and businesses quality, cost-effective, and sustainable public 

facilities and services. 
 
PFS-1.1 Essential Facilities and Services. The County shall ensure that adequate public 

facilities and services essential for public health and safety are provided to all county 
residents and businesses and maintained at acceptable service levels. Where public 
facilities and services are provided by other agencies, the County shall encourage 
similar service levels goals. (RDR/MPSP) 

 
PFS-1.4 Level of Service. The County shall preserve, improve, and replace public facilities as 

necessary to maintain adequate levels of service for existing and future development. 
Where public facilities and services are provided by other agencies, the County shall 
encourage similar service level goals. (MPSP) 

 
PFS-1.5 Public Facility Security. The County shall site public facilities to minimize the 

potential vulnerability of the facilities to natural and human-made hazards and 
threats. (RDR/MPSP) 

 
PFS-1.8 Public Facility Sizing. The County shall ensure that public facilities are designed to 

meet the projected capacity needs of existing and planned communities in order to 
reduce the need for future replacement. For facilities subject to incremental sizing, 
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the County shall require the initial design to include adequate space or right-of-way 
to accommodate foreseeable future expansion. (RDR/MPSP) 

 
PFS-1.9 Development Review. The County shall evaluate facility capacity, levels of service, 

and/or funding needs during the development review process to ensure adequate 
levels of service and facilities are provided and maintained. (RDR) 

 
PFS-1.10 Maximize Use of Existing Facilities. The County shall require new development 

projects to be designed and sited to use existing facilities and services to the extent 
practical and to the extent that such a design and site choice would be consistent with 
good design principles. (RDR) 

 
PFS-1.11 Pay Fair Share. The County shall require new development to pay its fair share of 

public facility and service costs. (RDR/FB) 
 
PFS-1.12  New Development Requirements. The County shall require new development, in 

compliance with local, State, and Federal law, to mitigate project impacts associated 
with public facilities and services, including, but not limited to, fire, law 
enforcement, water, wastewater, schools, infrastructure, roads, and pedestrian and 
bicycle facilities through the use of annexation fees, connection fees, facility 
construction/expansion requirements, or other appropriate methods. 

 
PFS-1.13 Service Agency Notification. County shall notify the appropriate agencies (e.g., 

cities, special districts, school districts, emergency service providers) of new 
development applications within their service areas early in review process to allow 
sufficient time to assess impacts on facilities and services.  

 
PFS-4.2 Water Facility Infrastructure Fees. As a condition of approval for discretionary 

developments, the County shall not issue approval for a final map until verification of 
adequate water and wastewater service has been provided, which may include 
verification of payment of fees imposed for water and wastewater infrastructure 
capacity per the fee payment schedule from the water and wastewater provider. 

 
Goal PFS-5 To ensure wastewater treatment facilities and septic systems are available and 

adequate to collect, treat, store and safely dispose of wastewater. 
 
PFS-5.3 Adequate Water Treatment and Disposal. The County shall ensure through the 

development review process that wastewater collection, treatment, and disposal 
facilities are sufficient to serve existing and new development, and are able to be 
expanded to meet capacity demands when needed.  

 
PFS-5.4 Developer Requirements. The County shall require that new development meet all 

County requirements for adequate wastewater collection, treatment, and disposal 
prior to project approval.  

 
Natural and Cultural Resources Element: 
 
NCR-4.16 Development in Existing Areas. The County shall encourage development to occur in 

or near existing developed areas in order to reduce the use of individual septic 
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systems in favor of domestic wastewater treatment in an effort to protect 
groundwater quality.  

 
San Benito County Code. Article I (In General) of Chapter 15.07 (Sewers and Sewage 

Disposal Ordinance) prohibits the construction or maintenance of sewage facilities injurious or 
dangerous to health. Article I also sets forth requirements for the construction of individual 
sewage disposal systems: 

 

 No person shall construct any residence, or other building where people congregate or are 
employed, which is not to be connected to an approved public sanitary sewer or construct 
a new sanitary disposal system, without first notifying the Department of Public Health 
of the county, and obtain a permit therefrom. 

 Upon the notification, the Director of Public Health shall cause a suitable inspection to be 
made and if it is found that conditions meet requirements shall issue the permit without 
cost for each individual disposal system. 

  Disposal systems built under a permit as provided in this section shall be constructed 
and maintained as will meet the requirements which may be adopted by the Board of 
Supervisors. (San Benito County Code Section 15.07.002(A)(1)-(3)) 

 
Article V (Sewer System Design Standards) of Chapter 23.31 (Improvement Designs) sets forth 
the minimum design standards for the “design and construction of sanitary sewers, sewer pump 
stations, sewer treatment plants and sewer systems, in the unincorporated area of San Benito County 
subject to control or permit requirements of the county” (San Benito County Code Section 
23.31.080(A)(1)(a)) and are applicable “only when sanitary sewers do not fall within the jurisdiction of 
other special districts or agencies. In the event that such sewers are within the jurisdiction of another 
agency, then all sanitary sewer improvements shall be designed and constructed in accordance with the 
requirements of that agency.” (San Benito County Code Section 23.31080(A)(1)(b)) In addition, 
Article V requires that “all work on house laterals, house sewers, building sewers, outside of public 
rights-of-way or sewer easements will be governed by the provisions of the Uniform Plumbing Code as 
amended by these standards and other applicable ordinances of the local sewerage agency.” (San Benito 
County Code Section 23.31.080(A)(3)) Article V also sets forth requirements for community 
sewage system design, on-site systems and materials. 

 
City of Hollister Urban Area Water and Wastewater Master Plan. The Hollister Urban Area 

Water and Wastewater Master Plan (Master Plan) (November 2008) provides a comprehensive 
plan and implementation program to meet the existing and future water resources needs of the 
Hollister Urban Area through 2023. The Master Plan was initiated through a Memorandum of 
Understanding (MOU) developed by the City of Hollister, San Benito County, and SBCWD. The 
MOU described the principles, objectives, and assumptions that formed the basis of the Master 
Plan, focusing on the following goals: 

 

 Improve municipal, industrial, and recycled water quality 

 Increase the reliability of the water supply 

 Coordinate infrastructure improvements for water and wastewater systems 

 Implement goals of the Groundwater Management Plan 

 Integrate recommendations of the Long-term Wastewater Management Plans (LTWMP) 
with the Master Plan 
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 Support economic growth and development consistent with the City of Hollister and 
San Benito County General Plans and Policies 

 Consider regional issues and solutions 
 
As described in the MOU, the Master Plan provides a comprehensive plan including: (1) 
capacity and estimated cost of physical facilities, and (2) an implementation program including 
institutional agreements, engineering, CEQA compliance, permitting, financing, coordination 
with ongoing projects and programs, stakeholder outreach, and scheduling. 
 

San Benito Local Agency Formation Commission. LAFCO oversees public agency boundary 
changes, sphere of influence amendments, and out of area service contracts pursuant to LAFCO 
law (Government Code section 56001 et seq.). The overall goal of LAFCO is to encourage the 
orderly formation and extension of governmental agencies. LAFCO would be responsible for 
review and approval of a request by the City of Hollister to service the site through an out of 
area service agreement, pursuant to Government Code Section 56133 (Bob Braitman, personal 
communication, April 10, 2015). Upon approval of this request, wastewater service could be 
provided by the City of Hollister.  
 
 Solid Waste. 
 
 State. 
 

California Integrated Waste Management Act. California’s Integrated Waste Management 
Act of 1989 (AB 939) requires that cities and counties divert 50 percent of all solid waste from 
landfills as of January 1, 2000 through source reduction, recycling, and composting. AB 939 also 
establishes a goal for all California counties to provide at least 15 years of ongoing landfill 
capacity. To help achieve this goal, the Act requires that each city and county prepare a Source 
Reduction and Recycling Element to be submitted to the Department of Resources Recycling 
and Recovery (CalRecycle), a department within the California Natural Resources Agency, 
which administers programs formerly managed by the State’s Integrated Waste Management 
Board and Division of Recycling. As part of California’s Integrated Waste Management Board’s 
(CIWMB) Zero Waste Campaign, regulations affect what common household items can be 
placed in the trash. As of February 2006, household materials including fluorescent lamps and 
tubes, batteries, electronic devices and thermostats that contain mercury are no longer 
permitted in the trash and must be disposed of separately. 
 
In 2007, SB 1016 amended AB 939 to establish a per capita disposal measurement system. The 
per capita disposal measurement system is based on a jurisdiction’s reported total disposal of 
solid waste divided by a jurisdiction’s population. CIWMB sets a target per capita disposal rate 
for each jurisdiction. Each jurisdiction must submit an annual report to CIWMB with an update 
of its progress in implementing diversion programs and its current per capita disposal rate. The 
County of San Benito has a target residential disposal rate of 5.1 pounds per person per day. As 
of 2012, the County of San Benito achieved these targets with a disposal rate of 4.5 pounds per 
resident per day; thus, the County currently meets its disposal target (CalRecycle 2014). 
 

California Solid Waste Reuse and Recycling Access Act of 1991. The California Solid Waste 
Reuse and Recycling Access Act requires areas in development programs to be set aside for 
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collecting and loading recyclable materials. The Act required CalRecycle to develop a model 
ordinance for adoption by any local agency relating to adequate areas for collection and loading 
of recyclable materials as part of development projects. Local agencies are required to adopt the 
model, or an ordinance of their own, governing adequate areas in development programs for 
collection and loading of recyclable materials. 
 

CALGreen Building Code. The California Green Building Standards Code (CALGreen 
Code) came into effect for all projects beginning after January 1, 2011. Section 4.408, 
Construction Waste Reduction Disposal and Recycling mandates that, in the absence of a more 
stringent local ordinance, a minimum of 50 percent of non-hazardous construction and 
demolition debris must be recycled or salvaged. The Code requires the applicant to have a 
waste management plan for on-site sorting of construction debris. The requirements set forth in 
the CALGreen Code are incorporated into section 15.01.046 of Chapter 15.01 (Solid Waste 
Regulations Ordinance) of Title 15 (Public Works) of the San Benito County Code. 
 
 Local. 
 

2035 General Plan Update. The recently adopted (July 21, 2015) 2035 General Plan Land 
Use Element and Public Facilities and Services Element provides the following goals, policies 
and objectives pertaining to solid waste applicable to this project: 

 
Land Use Element: 
 
LU-1.3 Future Development Timing. The County shall ensure that future development does 

not outpace the ability of either the County or other public/private service providers 
to provide adequate services and infrastructure. The County shall review future 
development proposals for their potential to reduce the level of services provided to 
existing communities or place economic hardships on existing communities, and the 
County may deny proposals that are projected to have these effects.  

 
Public Facilities and Services Element: 
 
Goal PFS-1 To provide residents and business quality, cost-effective, and sustainable public 

facilities and services. 
 
PFS-1.1 Essential Facilities and Services. The County shall ensure that adequate public 

facilities and services essential for public health and safety are provided to all county 
residents and businesses and maintained at acceptable service levels. Where public 
facilities and services are provided by other agencies, the County shall encourage 
similar service levels goals. (RDR/MPSP) 

 
PFS-1.4 Level of Service. The County shall preserve, improve, and replace public facilities as 

necessary to maintain adequate levels of service for existing and future development. 
Where public facilities and services are provided by other agencies, the County shall 
encourage similar service level goals. (MPSP) 
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PFS-1.9 Development Review. The County shall evaluate facility capacity, levels of service, 
and/or funding needs during the development review process to ensure adequate 
levels of service and facilities are provided and maintained. (RDR) 

 
PFS-1.10 Maximize Use of Existing Facilities. The County shall require new development 

projects to be designed and sited to use existing facilities and services to the extent 
practical and to the extent that such a design and site choice would be consistent with 
good design principles. (RDR) 

 
PFS-1.11 Pay Fair Share. The County shall require new development to pay its fair share of 

public facility and service costs. (RDR/FB) 
 
PFS-1.12  New Development Requirements. The County shall require new development, in 

compliance with local, State, and Federal law, to mitigate project impacts associated 
with public facilities and services, including, but not limited to, fire, law 
enforcement, water, wastewater, schools, infrastructure, roads, and pedestrian and 
bicycle facilities through the use of annexation fees, connection fees, facility 
construction/expansion requirements, or other appropriate methods. 

 
PFS-7.1 Adequate Capacity. The County shall ensure that there is adequate capacity within 

the solid waste system for the collection, transportation, processing, recycling, and 
disposal of solid waste to meet the needs of existing and projected development.   

 
PFS-7.6 Construction Materials Recycling. The County shall encourage recycling and reuse 

of construction waste, including recycling of materials generated by the demolition of 
buildings, with the objective of diverting 50 percent to a certified recycling processor. 
The County shall encourage salvaged and recycled materials for use in new 
construction.  

 
San Benito County Code of Ordinances. Chapter 15.01 (Solid Waste Regulations Ordinance) 

sets forth requirements for the accumulation of solid waste, solid waste and recyclables 
collections, transportation of solid waste, and disposal of refuse. Section 15.01.020 requires the 
provision and maintenance of “suitable containers of sufficient capacity to store the accumulations of 
solid waste during the intervals between collection or disposal” at “any land, dwelling or industrial, 
commercial or business structure or premises, where solid waste is produced, generated or accumulated.” 
(San Benito County Code Section 15.01.020(A).) Sections 15.01.040 established mandatory solid 
waste collection areas which include “all solid waste from all residential, commercial and industrial 
properties in the unincorporated county as designated on Exhibit A and all residential, commercial and 
industrial property as designated in any resolution of the Board of Supervisors establishing mandatory 
residential, commercial and industrial collection services regardless of whether or not these services were 
requested by the affected property owner or tenant.” (San Benito County Code Section 
15.01.040(B)(1)(a).) Mandatory solid waste and recycling collection is also required in “all 
residential county service areas consisting of ten lots or more.” (San Benito County Code Section 
15.01.040(B)(1)(a).)  

 
San Benito County Local Enforcement Agency (LEA). The California Department of 

Resources Recycling and Recovery (CalRecycle) is the State-certified Local Enforcement Agency 
(LEA) for solid waste in San Benito County. The LEA is authorized to enforce the solid waste 
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laws and regulations established by legislation and the CIWMB as well as state enactments, 
including those set forth in the Public Resources Code and California Code of Regulations. The 
LEA also issues permits to all solid waste facilities and operations within the County. Solid 
waste and recyclable materials in the County are taken to the John Smith Road Landfill.  
 
Refer to Section 4.9.1(c) (Regulatory Setting) in Section 4.9, Hydrology and Water Quality, for a 
description of regulations pertaining to storm drainage.  
 

4.14.2 Impact Analysis  
 
a. Methodology and Significance Thresholds. 
 
Water. As discussed above, SB 610 requires as part of the environmental review of 

certain land development projects the preparation of a water supply assessment (WSA). 
Triggers requiring preparation of a WSA include residential development of more than 500 
dwelling units. The proposed project does not meet the threshold for requiring a formal WSA. 
However, a water supply evaluation (WSE) was prepared in order to evaluate the adequacy and 
potential impacts of water resources required the proposed projects, as required under CEQA. 
The WSE is included in Appendix L and forms the basis of the water supply analysis for this 
EIR.  
 
Per the State CEQA Guidelines Appendix G checklist, impacts to water supplies are considered 
significant if: 
 

1) The proposed project would require or result in the construction of new water 

treatment facilities or expansion of existing facilities, the construction of which could 

cause significant environmental effects; or 

2) Sufficient water supplies would not be available to serve the project from existing 

entitlements and resources, or if new or expanded entitlements would be needed. 

 
For purposes of Item 1 above, the proposed project includes provision of necessary water 
conveyance infrastructure to serve the site and proposed development, as described in Section 
2.0, Project Description. This includes a system of 8-inch water lines located beneath the 
proposed street rights-of-way (on-site) and an 18-inch, 353 linear foot SSWCD water main 
located beneath Southside Road connecting proposed Street 2 to an existing water main in 
Enterprise Road (off-site). Because these facilities are part of the project as a whole, potential 
environmental effects associated with construction of these facilities have been analyzed 
throughout this EIR. Specifically, impacts from construction would include dust generation and 
other construction-related emissions, erosion and potential downstream water pollution, and 
noise. These impacts are addressed in Impact AQ-2 in Section 4.3, Air Quality, and Impact GHG-
1 in Section 4.7, Greenhouse Gas Emissions; Impact H-1 in Section 4.9, Hydrology and Water Quality; 
and Impact N-1 in Section 4.11, Noise, respectively. Ground disturbance associated with these 
on-site facilities are further addressed in Section 4.4, Biological Resources, and Section 4.5, 
Cultural Resources.  
 
Because the environmental impacts of the proposed water conveyance facilities are addressed 
throughout this EIR in the context of an evaluation of the project’s impacts related to its 
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development footprint, Item 1 above is not specifically discussed within this section. Item 2 is 
discussed in Impact U-1 below.  
 

Wastewater. Impacts regarding wastewater treatment and conveyance were assessed, in 
part, based on information in the Sunnyside Estates Sewer Analysis (Wallace Group, December 
2, 2014, see Appendix M). The methodology for calculating wastewater generation is explained 
in Impact U-2. Per the State CEQA Guidelines Appendix G checklist, impacts in relation to 
wastewater are considered significant if the proposed project would: 
 

3) Exceed wastewater treatment requirements of the applicable Regional Water Quality 

Control Board; 

4) Require or result in the construction of new wastewater treatment facilities or expansion 

of existing facilities, the construction of which could cause significant environmental 

effects; or 

5) Result in a determination by the wastewater treatment provider which serves or may 

serve the project that it does not have adequate capacity to serve the project's projected 

demand in addition to the provider's existing commitments. 

 
Impacts related to wastewater are discussed in Impact U-2 below. 
 

Solid Waste. Solid waste generation was estimated using factors from the Department of 
Resources Recycling and Recovery (CalRecycle). Estimated generation was compared to the 
existing capacity of the local landfill and current solid waste generation to determine if existing 
services would be able to accommodate solid waste generated by future development 
envisioned under the proposed project. 
 
Per the State CEQA Guidelines Appendix G checklist, impacts in relation to solid waste are 
considered significant if the proposed project would: 
 

6) Not be served by a landfill with sufficient permitted capacity to accommodate the 

project's solid waste disposal needs; or 

7) Not comply with federal, state, and local statutes and regulations related to solid waste. 

 

Impacts related to solid waste are discussed in Impact U-3 below. 

 

Stormwater.  Impacts regarding the stormwater drainage facilities are addressed in 

Section 4.9, Hydrology and Water Quality.  

 
b. Project Impacts and Mitigation Measures. 

 
Impact U-1 Development of the proposed project would result in additional 

water demand of approximately 89 AFY at buildout. Based on 
the water supply evaluation prepared for the proposed project, 
available water supplies would be adequate to serve the 
proposed project. Therefore, impacts related to water supply 
would be less than significant. [Threshold number 2] 
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The following impact discussion is based, among other information, on the WSE prepared by 
Tully & Young in December 2014, included in Appendix L. The WSE documents an evaluation 
of the HUA’s 2010 UWMP, as allowed under California Water Code Section 10910. Because the 
proposed project was found to be included in the UWMP,4 the evaluation and conclusions of 
water supply availability and sufficiency in the UWMP represent an analysis of the water 
supply availability and sufficiency needed to meet demands of the proposed project (Tully & 
Young, 2015, p. 1-2).  
 
The proposed project involves a Major Subdivision to subdivide and allow for the proposed 
development of the project site into 200 single-family residential units, an approximately 2.9-
acre park (located on an approximately 5.3-acre open space lot), and on- and off-site 
improvements necessary to serve the residential uses. The following discusses the water 
demand factors used for residential and non-residential uses associated with the proposed 
project. For further explanation of the derivation of the indoor and outdoor demand factors 
used and project phasing assumptions, see Sections 2.2 and 2.3 in the WSE (included as 
Appendix L). 
 

Residential Water Demand. As noted in Section 2.0, Project Description, proposed 
residential lots would range in size from approximately 5,000 square feet (sf) to approximately 
13,824 sf. For the purposes of developing demand factors, the proposed project is broken into 
three general lot-size designations (5,250 sf, 6,250 sf, and 8,450 sf). The size of the lot has the 
greatest impact on the annual per-lot demand for water as the irrigation needs for landscaping 
increase with larger landscaped areas. In contrast, indoor water demands remain relatively 
consistent regardless of lot size, but do vary slightly based on the number of people per 
dwelling unit. Typical indoor demands for modern homes built in compliance with the most 
recent CAL Green Code with water efficient fixtures and appliances are generally around 0.18 
AF/DU for a family (Tully & Young, 2015). Outdoor demands were calculated assuming each 
lot would have a landscaped area equal to the lot square footage minus the house footprint and 
a reasonable amount of hardscaping. The landscaped area of each lot is conservatively assumed 
to demand the maximum allowed by MWELO. A summary of the residential water demand 
factors used in this analysis is provided in Table 4.14-1.  
 

                                                      
4
 Refer to footnote 1 on page 4.14-1. 
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Table 4.14-1 
Residential Water Demand Factors 

Water Demand 
Category 
(lot size) 

Average 
Density 
(DU/AC) 

Indoor Factor Outdoor Factor 
Total Demand 
Factor (AF/DU) 

5,250 sf
1 

7.2 0.18 0.13 0.31 

6,250 sf
2 

6.2 0.18 0.19 0.37 

8,450 sf
3 

4.4 0.18 0.32 0.50 

Source: Tully & Young 2014 
1 
The proposed 103 lots of this designation will include single story structures, with an approximate building footprint of 

2,500 square feet (“sf.”). An assumed 400 sf. driveway combined with another 250 sf. of patios and walkways creates 
650 sf. of hardscape. The remaining square footage is estimated to be 2,100 sf. This translates to a conservative 
outdoor unit demand factor of 0.13 af/du 
2
The proposed 70 lots of this designation will include single story structures, with an approximate building footprint of 

2,500 sf. An assumed 400 sf. driveway combined with another 250 sf. of patios and walkways creates 650 sf. of 
hardscape. The remaining square footage is estimated to be 3,100 sf. This translates to a conservative outdoor unit 
demand factor of 0.19 af/du. 
3
The proposed 27 lots of this designation will include single story structures, with an approximate building footprint of 

2,500 sf. An assumed 400 sf. driveway combined with another 250 sf. of patios and walkways creates 650 sf. of 
hardscape. The remaining square footage is estimated to be 5,300 sf. This translates to a conservative outdoor unit 
demand factor of 0.32 af/du. 

 
Non-Residential Water Demand. Non-residential water demand includes indoor and 

outdoor water use associated with the proposed sewer lift station (described further below 
under Impact U-2), park land, right-of-way landscaping, common open space landscaping, and 
construction water.  

 
Sewer Lift Station. The proposed project includes a single lift station that would be used 

to ensure proper sewage disposal for residents. Sewer lift stations require maintenance and 
flushing to operate properly resulting in a water demand to the fresh water system. The lift 
station would have a water demand of approximately 2.5 AFY, which is based on meter data 
analysis for similar lift station functionality (Tully & Young, 2015; refer to Appendix L).  

 
Park Land. The proposed project would provide approximately 5.3 acres of parks and 

open space, of which approximately 0.4 acre would be a retention/detention basin and 
approximately 2.0 acres would be within the 100-year flood plain. The remaining approximately 
2.9 acres would be dedicated and developed as a park open to the public, which would also 
serve as a buffer between the neighborhood and the floodway. The proposed stormwater 
retention/detention basin would be located near the proposed park, but is not included in the 
park acreage assumptions for purposes of this analysis because it would not be developed as a 
public park, and would not require irrigation. As a conservative estimate, it is assumed that the 
entire approximately 3-acre park (rounded up in the WSE) would be irrigated with turf and 
ornamental landscaping.5 Water demand factors are based on 70 percent of the maximum 
applied water allowance under MWELO of 2.6 AF/AC, which is based on multiple meter 
studies for similar park parcels (Tully & Young, 2015; refer to Appendix L) Accordingly, 
estimated irrigation demand for the park is approximately 8 AFY.  

 
Right-of-Way Landscaping. The proposed project would include street and right-of-way 

landscaping. It is conservatively assumed that 5 percent of the total right-of-way area 

                                                      
5
 The most conservative water demand estimate is used for the parkland allowing flexibility for the builder. In this case, a MWELO 

maximum usage represents a largely turf area and reflects typical park usage. 
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(approximately ½ acre) would be landscaped. As detailed in the WSE, this 5 percent factor 
accounts for the water demands stemming from typical entryway signage and landscaping as 
well as the demand to account for any street medians. Water demand factors are based on 70 
percent of the maximum applied water allowance under MWELO – 2.6 AF/AC.6 Accordingly, 
estimated total irrigation demand for the right-of-way landscaping is approximately 1.5 AFY.  

 
Open Space. The proposed project includes approximately 2.3 acres of open space 

(including approximately 0.4 acre retention/detention basin and approximately 2.0 acres within 
the 100-year flood plain). This area would include natural planted areas, as well as stormwater 
drainage and biofiltration (more information about stormwater facilities is provided in Section 
4.9, Hydrology and Water Quality). Given the form and function of the landscaping for the 
common open space area, it is anticipated that water supply would only be needed to establish 
plantings for the first few years. After plant establishment, these landscaped features would be 
served by natural rainfall. Establishment of water demand factors are conservatively based on 
70 percent of the maximum applied water allowance under MWELO of 2.6 AF/AC, which is 
based on multiple meter studies by Tully & Young. This analysis assumes half of this area 
would be established prior to 2020 and half the remainder prior to 2025. Thus, the first half 
would no longer need to be irrigated as the remaining area is planted and established. In 
addition, no water would be necessary at project buildout. Accordingly, estimated total 
irrigation demand for the common area open space landscaping is approximately 12 AFY over 
approximately 6 years. 

 
Construction Water. Site grading and infrastructure installation would require dust 

suppression and other water uses. These are estimated to be nominal, and would not continue 
beyond the construction phases of the proposed project. For purposes of identifying 
incremental water demands, construction water is assumed to be 1 acre-foot per year during the 
two to five year construction period.7  

 
Total Water Demand. Total water demand associated with the proposed project, as 

described above, is summarized in Table 4.14-2. As shown therein, the proposed project 
demand would total approximately 89 AFY at buildout (including non-revenue water 
demands). Non-revenue water represents all of the water necessary to deliver to the customer 
accounts and reflects distribution system leaks, water demands from potentially un-metered 
uses such as fire protection, hydrant flushing, and unauthorized connections, and inescapable 
inaccuracies in meter readings. 

 

                                                      
6
 Tully & Young (2015) has confirmed this factor through multiple meter studies. 

7
 This amounts to about 300,000 gallons per year or over 75 fill-ups of a typical 4,000 gallon water truck. 
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Table 4.14-2 
Estimated Proposed Project Water Demand 

Category 
Unit Count or Acreage Demand Factor 

(AF/DU or AF/AC) 

Demand (AFY) 

Current 2015 2020 2025 2030 2035 Current 2015 2020 2025 2030 2035 

Residential 

8,450 sf unit - Indoor 0 0 13 27 27 27 0.18 0 0 2 5 5 5 

6,250 sf unit - Indoor 0 0 35 70 70 70 0.18 0 0 6 13 13 13 

5,250 sf unit - Indoor 0 0 50 103 103 103 0.18 0 0 9 19 19 19 

Indoor Subtotal 0 0 18 36 36 36 

8,450 sf unit - Outdoor 0 0 13 27 27 27 0.32  0 0 4 9 9 9 

6,250 sf unit - Outdoor 0 0 35 70 70 70 0.19 0 0 7 13 13 13 

5,250 sf unit - Outdoor 0 0 50 103 103 103 0.13 0 0 6 13 13 13 

Outdoor Subtotal 0 0 17 35 35 35 

Public 

Sewer Lift Station 0 0 1 1 1  2.50 0 0 3 3 3 3 

Indoor Subtotal 0 0 3 3 3 3 

Right of Way Landscaping 0 0 1 1 1 1 2.60 0 0 2 2 2 2 

Park Land 0 0 3 3 3 3 2.60 0 0 8 8 8 8 

Open Space 0 0 2 2 2 2 2.60 0 0 6 6 0 0 

Outdoor Subtotal 0 0 16 16 10 10 

Other Miscellaneous Uses 

Construction Water 0 1 1 0 0 0 1.0 0 1 1 0 0 0 

Outdoor Subtotal 0 1 1 0 0 0 
 

INDOOR TOTAL 0 0 20 39 39 39 

OUTDOOR TOTAL 0 1  34 51 44 44 

TOTAL (OUTDOOR + INDOOR) 0 1 54 89 83 83 

Indoor non-revenue water @ 7 percent * 0 0 2 4 3 3 

Outdoor non-revenue water @ 7 percent * 0 0 1 3 3 3 

Total Indoor w/ non-revenue water 0 0 22 41 41 41 

Total Outdoor w/ non-revenue water 0 1 36 54 48 48 

TOTAL PROPOSED PROJECT DEMAND 0 1 58 95 89 89 

* Non-revenue water represents all of the water necessary to deliver to the customer accounts and reflects distribution system leaks, water demands from potentially un-metered uses 
such as fire protection, hydrant flushing, and unauthorized connections, and inescapable inaccuracies in meter readings. 
AF/DU = acre-feet per dwelling unit; AF/AC = acre-feet per acre 
Source: Table 2-3, WSE, Tully & Young, 2015 
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Water Supply Evaluation. The HUA’s 2010 UWMP projects water supply and demand 
through year 2030 for the entire HUA, based on projected population growth and existing 
demand. The demands presented were consistent with the 2008 Hollister Urban Area Water 
and Wastewater Master Plan (HUAWWMP), the water supply analysis of which includes 
assumptions that are consistent with the proposed development of the project site. Therefore, 
the project and its residents would fall within the projections made under the UWMP and thus 
be covered by its future water supply and demand estimates (Tully & Young, 2015).  
 
Table 4.14-3 below provides a detailed comparison of water demands and available water 
supplies as calculated in the HUA’s 2010 UWMP. The table summarizes projected water supply 
and demand in normal, single dry year, and multiple dry year periods from 2015 through 2030. 
As shown therein, the most severe drought conditions (Multiple Dry Year Period – Year 3) 
would require the use of additional groundwater to meet demands, with assumed substantial 
reductions in CVP M&I supplies. But the UWMP concludes, even absent temporary 
conservation through shortage contingency plans, adequate groundwater exists to meet water 
demands. Since the proposed project is included within the build-out demands of the UWMP,8 
sufficient water would exist for the proposed project also during even the most severe drought 
conditions. 
 
In the most conservative dry-year condition (Multiple Dry Year Period – Year 3, 2020), the HUA 
is projected to have adequate water supplies, showing a surplus of at least 193 acre-feet (AF). As 
described, despite current (2015) drought conditions, reductions in groundwater storage are 
minor and groundwater elevations are still near storage capacity (Tully & Young, 2015).  
 
  

                                                      
8
 See footnote 1 on page 4.14-1. 
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Table 4.14-3 
HUA Supply and Demand Comparisons 

 2015 2020 2025 2030 

Normal Year (AFY) 

CVP Imported Water
1
 

Groundwater
2
 

Recycled Water
3
 
 

Total Water Supply 

8,250 
0 

394 
 

8,644 

8,250 
0 

567 
 

8,817 

8,250 
1,159 
1,170 

 
10,579 

8,250 
2,377 
1,170 

 
11,797 

Total Water Demand 8,444 8,624 10,371 11,583 

Difference 200 193 208 214 

Single Dry Year (AFY) 

CVP Imported Water
1
 

Groundwater
2
 

Recycled Water
3
 

 
Total Water Supply 

3,020 
4,454 
1,170 

 
8,644 

3,020 
4,627 
1,170 

 
8,817 

3,020 
6,389 
1,170 

 
10,579 

3,020 
7,608 
1,170 

 
11,798 

Total Water Demand
4 

8,444 8,624 10,371 11,583 

Difference 200 193 208 215 

Multiple Dry Year Period –Years 1 and 2 

CVP Imported Water
1
 

Groundwater
2
 

Recycled Water
3
 
 

Total Water Supply 

3,020 
4,454 
1,170 

 
8,644 

3,020 
4,627 
1,170 

 
8,817 

3,020 
6,389 
1,170 

 
10,579 

3,020 
7,608 
1,170 

 
11,798 

Total Water Demand
4
 8,444 8,624 10,371 11,583 

Difference 200 193 208 215 

Multiple Dry Year Period – Year 3 

CVP Imported Water
1
 

Groundwater
2
 

Recycled Water
3
 

 
Total Water Supply 

2,416 
5,058 
1,170 

 
8,644 

2,416 
5,231 
1,170 

 
8,817 

2,416 
6,993 
1,170 

 
10,579 

2,416 
8,212 
1,170 

 
11,798 

Total Water Demand
4
 8,444 8,624 10,371 11,583 

Difference 200 193 208 215 

AFY = acre-feet per year 
1
 Based on existing and future WTP capacity, dry year allocations of CVP based on actual 

allocations 2007-2009 
2
Based on required pumping to meet demand as long as it remains below sustainable yield 

3
 Recycled water reduced to meet demand in normal years and used at full capacity during drought 

conditions 
4 

For purposes of a conservative analysis, assumes demand remains the same even in drought 
conditions. With implementation of shortage contingency plans, however, demand would be 
expected to decrease as a practical matter.  
Source: HUA 2010 UWMP, June 2011 

 
The project site was annexed into the SSCWD service area on July 24, 2014. In a letter from 
SSCWD submitted in connection therewith (see Appendix N), SSCWD General Manager 
Donald G. Ridenhour confirmed that SSCWD “currently has the water supplies and 
infrastructure necessary to serve additional development within the Hollister Urban Area”; as 
noted above, the project site currently falls within the existing boundaries of the HUA, and thus 
service from SSCWD to the proposed project has been contemplated. The statement of sufficient 
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supply from the water purveyor providing water service to the proposed project, combined 
with the information from the HUA 2010 UWMP and previous water planning documents, 
provides sufficient evidence of adequate supplies and infrastructure necessary to serve 
anticipated buildout in the HUA, including the estimated 88 AFY demanded to be generated by 
proposed project. As discussed above and described in greater detail in the WSE (Tully & 
Young, 2015; see Appendix L, there are adequate water supplies (both groundwater and CVP) 
to meet the demands of the proposed project.  
  

Conclusion. With the proposed project, which is assumed to be fully reliant on water 
from SSCWD, adequate water supplies (both groundwater and CVP) exist to meet the demands 
of the project. As described above, sufficient water is anticipated to be available to serve the 
project under all hydrologic conditions, including single and multiple dry years. Therefore, 
sufficient water supplies would be available to serve the project, and no new or expanded water 
supply entitlements would be needed. The construction of new water facilities or expansion of 
existing facilities would not be required. Therefore, impacts would be less than significant. 
 
 Mitigation Measures. Impacts to water supply would be less than significant; therefore, 
no mitigation is required. 

 
Impact U-2 Development of the proposed project would generate 

approximately 0.145 million gallons of wastewater per day. 
Wastewater generated by the proposed project could be 
accommodated within the existing capacity of the WRF. With 
implementation of the recommendations contained in the 
Sunnyside Estates Sewer Analysis, wastewater conveyance 
infrastructure would be adequate to serve the proposed project 
without the construction or expansion of facilities. Therefore, 
impacts would be significant but mitigable. [Threshold numbers 
3 through 5] 

 
Wastewater Treatment. The WRF currently has a capacity of 4.0 MGD and is expected to 

require a 1.0 MGD expansion between 2018 and 2023, depending on the growth rate in the 
HUA. The regulatory feasibility of this planned expansion is extraneous to the assessment of 
project impacts because, as discussed in more detail here, this expansion is not triggered by the 
project and is not required to reach a less than significant impact conclusion. The current 
average dry weather flow is approximately 2.2 MGD (David Rubcic, pers. comm., October 
2014); therefore, the WRF has a remaining existing capacity of approximately 1.8 MGD. 
 
Development of the proposed project would generate wastewater effluent. Based on a 
wastewater generation rate of 290 gallons per dwelling unit (DU) per day and a peaking factor 
of 2.5 (Wallace Group, 2014), the proposed 200 single-family residences would generate 
approximately 145,000 gallons of wastewater per day (GPD) (290 GPD/DU x 200 DU x 2.5), or 
0.145 million gallons per day (MGD). This represents approximately 7 percent of the remaining 
existing capacity available at the WRF. As noted above, the project site is currently within the 
boundaries of the HUA and therefore service to the project site has already been contemplated, 
as set forth more fully in the Master Plan. Because the facility could accommodate the 
wastewater flows from the proposed project with its current capacity, the proposed project 
would not require or result in the construction of new wastewater treatment facilities or 
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expansion of existing facilities, the construction of which could cause significant environmental 
effects, nor would it result in a determination by the wastewater treatment provider that it does 
not have adequate capacity to serve the project’s projected demand in addition to the provider’s 
existing commitments. The project’s effects on wastewater conveyance facilities are described 
under Wastewater Conveyance, below. 
 
The WRF treats wastewater in compliance with the Central Coast RWQCB requirements. All 
wastewater from the proposed project would be treated so as to meet or exceed these 
requirements in accordance with applicable laws and regulations. Accordingly, the proposed 
project would not exceed wastewater treatment requirements of the Central Coast RWCQB.  
 

Wastewater Conveyance. Wastewater generated by the proposed project would be 
collected and conveyed through a conventional gravity system of pipes located within the 
proposed street rights-of-way, as shown in Figure 2-4 in Section 2.0, Project Description. A new 
lift station would be developed on-site beneath the new street rights-of-way at the northwest 
corner of the site, at the western end of proposed Street 2, or in an on-site utility easement area. 
The proposed new lift station would collect project-generated wastewater and pump it to the 
City of Hollister’s existing 8-inch sewer main located beneath Southside Road. From this point, 
wastewater would flow to the existing Southside Lift Station located on Southside Road just 
south of Enterprise Road and be delivered to the WRF. Impacts associated with construction of 
the proposed lift station and other on- and off-site wastewater conveyance facilities are included 
within the overall environmental analysis set forth in this EIR. Specifically, impacts from 
construction would include dust generation and other construction-related emissions, erosion 
and potential downstream water pollution, and noise. These impacts are addressed in Impact 
AQ-2 in Section 4.3, Air Quality, and Impact GHG-1 in Section 4.7, Greenhouse Gas Emissions; 
Impact H-1 in Section 4.9, Hydrology and Water Quality; and Impact N-1 in Section 4.11, Noise, 
respectively. Ground disturbance associated with these on-site facilities are further addressed in 
Section 4.4, Biological Resources, and Section 4.5, Cultural Resources. 
 
Wallace Group (2014) evaluated the existing 8-inch sewer main in Southside Road and the 
Southside Lift Station with the anticipated future flows from the proposed project. Wallace 
Group determined that the Southside Lift Station pumps are capable of meeting a flow of 252 
gallons per minute (GPM) with no pump upgrades required. According to the City’s Sanitary 
Sewer Collection System Master Plan (August 2010) , the current peak hour flow in this sewer 
main is 95 GPM. Therefore, if the proposed on-site lift station has flows greater than 157 GPM, 
flows could exceed the capacity of the existing 8-inch sewer main. The proposed new on-site lift 
station’s final design in terms of well size or pump capacity would be refined as part of the 
ultimate design process, and would be designed in accordance with applicable laws and 
regulations. Depending on the ultimate flow from the proposed lift station, the existing sewer 
main and Southside Lift Station may not be properly sized to handle flows from the proposed 
project. Also, under power outage conditions, the lift station may not function. Therefore, the 
project may require the construction of new or expanded sewer conveyance facilities, the 
construction of which could cause environmental effects. Impacts are potentially significant.  
  

Mitigation Measures. The following mitigation measure is required.  
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U-2 Wastewater Conveyance Infrastructure. All recommendations in 
the Sunnyside Estates Sewer Analysis (Wallace Group, 2014, see 
Appendix M of this EIR) shall be implemented to ensure that 
existing City of Hollister wastewater conveyance infrastructure 
can accommodate flows from the proposed project. These include, 
but are not limited to: 

 The proposed on-site lift station shall be located outside of the 
street right-of-way on a dedicated parcel or easement.  

 The maximum flow for the proposed lift station shall be 
designed to be no greater than 157 gallons per minute (GPM). 
If it is designed to be greater than 157 GPM, the 8-inch sewer 
main in Southside Road shall be upsized to meet the proposed 
flows. The existing sewer main capacity in Southside Road 
shall be re-checked by the applicant once the lift station 
information is available.  

 A permanent on-site generator and automatic transfer switch 
shall be installed at the Southside Lift Station prior to 
connection of the proposed project.  

 The City of Hollister shall review and approve the design 
approach prior to issuance of building permits. Compliance 
shall be monitored by County Building Inspectors and Permit 
Compliance. 

 
Significance After Mitigation. Impacts to the wastewater conveyance system would be 

less than significant with implementation of Mitigation Measure U-2. Mitigation Measure U-2 
would ensure that flows from the proposed on-site lift station would not exceed the capacity of 
the existing sewer main or the Southside Lift Station. Development of a permanent on-site 
generator and automatic transfer would ensure that during power outage conditions, the 
Southside Lift Station would still operate.  
 

Impact U-3 The amount of solid waste that would be generated during 
construction and operation of the proposed project would not 
exceed the surplus capacity of the landfill serving the site. In 
addition, the project would comply with applicable statutes and 
regulations related to solid waste. Impacts would be less than 
significant. [Threshold numbers 6 and 7] 

 
Landfill Capacity. The volume of waste generated by the project was determined based 

on the CalRecycle solid waste generation rates (see Table 4.14-4). The most recently developed 
CalRecycle waste generation rate for single-family residential uses were selected for the 
proposed project.  
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Table 4.14-4 
Projected Solid Waste Generation (prior to any waste reduction efforts) 

Land Use Size 
Generation 

Rates 
 

Daily Solid 
Waste 

(lbs per day) 

Landfilled Solid 
Waste with Diversion 

(lbs per day) 
b
 

Single Family 
Residential 

200 units 12.23 lbs/du
 a
 2,446 1,199 

Park 2.9 acres 
0.09 

tons/acre/year
c 1.4 0.7 

Total Increase (lbs/day) 1,199.7 

Total Increase (tons/day) 0.6 
a
CalRecycle, Estimated Solid Waste Generation Rates, website: 

http://www.calrecycle.ca.gov/wastechar/wastegenrates/, accessed 10/21/2014. 
b
Assumes a 51 percent diversion rate, which is the most recently report diversion rate as determined by Mandy 

Rose, IWMD, 2014.  
c 
CalEEMod, Default Data Tables, September 2013 

 
Table 4.14-4 shows the estimated amount of solid waste that would be generated by buildout of 
the proposed project. Prior to the consideration of any waste reduction efforts, the proposed 
project would generate a total of approximately 2,446 pounds (1.2 tons) of solid waste per day. 
Assuming a 51 percent reduction in solid waste generation (the most recently reported 
diversion rate for the County), the proposed project would generate an estimated 1,199 pounds 
of solid waste per day, or 0.6 tons per day, from residential uses. As discussed in Section 
4.14.1(c), the JSRL has a maximum permitted throughput of 1,000 tons per day and an average 
daily disposal rate of 675 tons per day (Rose, pers. com, 2014). Although the amount of waste 
received at the landfill is subject to regular fluctuations, the waste generated by the proposed 
project would represent a small percentage (less than one percent) of the remaining available 
daily capacity of 325 tons per day. Thus, adequate landfill capacity would currently be available 
to accommodate the proposed project. 
 
The proposed project is expected to be fully built out between 2018 and 2021. The JSRL is 
estimated to reach its design capacity in approximately 2030 (Golder Associates 2014; Rose, 
pers. comm. 2014). Closure dates vary upon several factors such as diversion rates, solid waste 
stream flows, and population growth. Therefore, as regulatory requirements for solid waste 
diversion become more stringent,9 the closure date of the landfill could potentially be extended 
beyond the currently estimated closure date. In addition, the landfill is planned for expansion 
onto an adjacent property, which has an estimated life span of an additional 40 years (Rose, 
pers. comm. 2014). Therefore, given the anticipated availability of the expanded landfill site, it is 
anticipated that capacity will continue to be available to accommodate the project.  
 
Based on this analysis, solid waste impacts would be less than significant. 
 
 Solid Waste Regulations. As described in Section 4.15.1(d) (Regulatory Setting), the 
Integrated Waste Management Act requirement that 50 percent of waste be diverted from 
landfills is currently being met in San Benito County and the project would not negatively 
impact this diversion rate or cause the County to fail to comply with the requirement. The 
proposed project would be required to provide solid waste and recycling services for residents 

                                                      
9
 This is evidenced by the recent passage of AB 341 (October, 2011), which establishes a state-wide diversion rate goal of 75% and 

mandates that commercial and residential developments of 5 or more units obtain recycling services.  

http://www.calrecycle.ca.gov/wastechar/wastegenrates/
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per the California Solid Waste Reuse and Recycling Access Act of 1991 and San Benito County 
Code of Ordinances Chapter 15.01. The project would also be required to ensure that during 
construction a minimum of 50 percent of non-hazardous construction and demolition debris be 
recycled or salvaged. The CALGreen Building Code requires the project applicant to have a 
waste management plan for on-site sorting of construction debris. The project would comply 
with applicable statutes and regulations related to solid waste, and impacts would be less than 
significant. 
 

Mitigation Measures. No mitigation measures are required.  
 

4.14.3 Cumulative Impacts 
 

Water. The geographic extent for the analysis of cumulative impacts associated with 
water supply is the three hydraulically connected groundwater basins that underlay the HUA: 
Hollister East, Hollister West, and Tres Pinos. SSCWD and the City of Hollister pump water 
both pump from these basins. This extent is appropriate for cumulative impacts because the 
project would be served by SSCWD, which is part of the HUA, and which overlies these basins.  

 
The UWMP projects water supply and demand through the year 2030 for the HUA planning 
area. It does not project supply and demand to the year 2035. The UWMP considered the 
potential cumulative impact of future development in the HUA on water supplies. Future water 
demand projections are based on population forecasts and land use patterns in the City of 
Hollister General Plan and the County of San Benito General Plan. As described above, the 
UWMP projects sufficient supply to serve existing and planned growth in the HUA through 
2030 in normal year, dry year, and multiple dry year scenarios. The proposed project falls 
within the scope of planned growth in the HUA and is thus included within the water supply 
and demand projections. In addition, future development projects in the HUA would be 
required to comply with applicable standard water conservation requirements of the County, 
State, and CAL Green Code. These include, among others, the use of low-flush toilets, 
compliance with statewide efficiency standards for shower heads and faucets, and insulation of 
pipes to reduce water used before hot water reaches equipment or fixtures. Because water 
supply to the HUA would be adequate to meet the demands of anticipated buildout, as 
projected in the UWMP, cumulative impacts to water supply would be less than significant. 
Further, because the project’s demands can be met with this existing supply, the project’s 
contribution to this cumulative effect would be less than significant.  
 
City general fund monies and fees from cumulative development would provide revenue for 
any necessary replacement or improvements to the local water supply system that are planned 
to be implemented over time to serve anticipated growth within the HUA. Any future 
expansion or construction of new facilities would be analyzed under CEQA, and project-specific 
mitigation measures would be applied as appropriate. Thus, cumulative impacts associated 
with the construction of new water treatment or conveyance facilities would be less than 
significant. As discussed in Section 4.12.2(a) (Methodology and Significance Thresholds) above, 
the project would provide the necessary water conveyance infrastructure to serve the site and 
proposed development, and the potential impacts associated with the construction of these 
facilities have been analyzed throughout this EIR. The project’s contribution to cumulative 
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impacts related to the need for new or expanded water treatment facilities would be less than 
significant. 

 
 Wastewater. The geographic extent for the analysis of cumulative wastewater impacts is 
the WRF service area, in which the project is included. Buildout of cumulative projects in the 
City of Hollister and the surrounding vicinity will continue to increase demands on the WRF 
service area. The WRF currently has the capacity to accommodate up to 4 MGD (with 
approximately 1.8 MGD of existing available remaining capacity) and is planned to be 
expanded to have an ultimate capacity of 5 MGD between 2018 and 2023. Average wastewater 
flows by the year 2023 are projected to be 4.5 MGD for a service area population of 62,262. This 
population assumption includes new development in accordance with the City of Hollister and 
existing adopted County of San Benito General Plans, redevelopment, and potential septic 
system conversions. Assumptions used in projecting wastewater flows were consistent with the 
City of Hollister’s General Plan (City of Hollister, 2010). The proposed project falls within the 
scope of planned growth in the County and the WRF service area and is thus within the 
wastewater treatment capacity projections.  
 
With the planned expansion, the WRF would maintain sufficient treatment capacity to serve 
planned and pending development within its service area. The proposed project would 
incrementally contribute to the need for this expansion. However, the expansion is planned by 
the City regardless of whether the project occurs in order to meet growth projections for the 
City of Hollister and the unincorporated County. Therefore, the project’s contribution to this 
need would not be considered significant. In addition, this treatment would be required to 
comply with all then-applicable laws and regulations to ensure water quality standards are 
properly maintained. City general fund monies and wastewater treatment connection fees from 
cumulative development would provide revenue for the necessary upgrades to the wastewater 
treatment plant that are planned to be implemented over time to serve anticipated growth 
within the HUA. Furthermore, the project’s capacity needs are minor in light of overall existing 
and planned capacity available within the WRF. Any future expansion or construction of new 
facilities would be made subject to demand and analyzed under CEQA, and project-specific 
mitigation measures would be applied as appropriate. Thus, cumulative impacts associated 
with the construction of new or expanded wastewater facilities are anticipated to be less than 
significant with appropriate mitigation implemented. As described above, the project’s impacts 
related to wastewater would be mitigated to a less than significant level through 
implementation of all recommendations in the Sunnyside Estates Sewer Analysis (Wallace 
Group, 2014), as required by Mitigation Measure U-2. For these reasons, the project’s 
contribution to any cumulative impact would be less than significant. 
 
Cumulative development would also increase the demand on the wastewater conveyance 
system. Each individual cumulative project in the service area would be required to install 
conveyance pipelines if such pipelines are not already available. The Hollister Urban Area 
Water and Wastewater Master Plan (November 2008) identifies and plans for wastewater 
infrastructure improvements to service cumulative development in the service area. Thus, 
cumulative impacts to the wastewater conveyance system would be less than significant. As 
discussed above, the project would include a lift station and associated conveyance 
infrastructure to connect to the wastewater treatment plant and would fully mitigate its 
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individual construction related impacts. For the above reasons, the project’s contribution to 
cumulative impacts associated with wastewater conveyance would be less than significant. 
  
 Solid Waste. The geographic extent for solid waste impacts is the area served by the John 
Smith Road Landfill, which includes unincorporated San Benito County and the Cities of 
Hollister and San Juan Bautista (Rose, pers. comm. 2014). Although the JSRL currently accepts 
waste from outside of the County, the amount of solid waste accepted from outside the County 
would decrease commensurate with any in-County increases because the permitted rate of daily 
acceptance remains constant (Rose, pers. comm. 2014) and the landfill is only intended to serve 
areas within San Benito County.  
 
Cumulative development in the County would continue to increase solid waste generation. As 
discussed in Section 4.14.1(c) (Solid Waste) and under Impact U-3, the JSRL has a maximum 
permitted throughput of 1,000 tons per day and average disposal at the landfill is 
approximately 675 tons per day (Rose, pers. comm., 2014). Based on a waste generation factor of 
12.23 pounds per dwelling unit and assuming a 51 percent waste diversion rate, cumulative 
development of 9,833 housing units through 2035 would generate an additional approximately 
58,926 pounds, or 29 tons, of solid waste per day. Based on existing capacity, the landfill would 
be able to accommodate disposal of 29 tons per day from future growth in the County, as 29 
tons is less than 10 percent of the remaining 300 tons per day of available capacity. Also, the 
JSRL is expected to remain open through 2035. At the current disposal rate, the JSRL has an 
estimated closure date of 2041 and this would not be expected to be significantly affected by the 
proposed project’s additional waste (CCRWQCB, October 17, 2013). Furthermore, the County 
currently diverts about 51 percent of the solid waste generated (Rose, pers. Com, 2014). Because 
all new development in the County would be required to participate in current and planned 
solid waste reduction programs, it is anticipated that the County would maintain, or even 
improve upon, this diversion rate. Thus, significant cumulative impacts to solid waste facilities 
would not occur, and the project’s contribution would be less than significant.  
 
  



Sunnyside Estates Project EIR 
Section 4.14 Utilities and Service Systems 

 
 

  County of San Benito 

4.14-34 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

This page intentionally left blank. 



Sunnyside Estates Project EIR 
Section 4.15 Effects Found Not to Be Significant 

 
 

  County of San Benito 

4.15-1 

4.15 EFFECTS FOUND NOT TO BE SIGNIFICANT 
 
Section 15128 of the State CEQA Guidelines requires an EIR to briefly describe any possible 
significant effects that were determined not to be significant and were, therefore, not discussed 
in detail. This section addresses the potential environmental effects of the proposed project that 
would not be significant. The items listed below that were found not to be significantly affected 
by the proposed project are contained in the environmental checklist form included in 
Appendix G of the State CEQA Guidelines. Any items not addressed in this section are addressed 
in Section 4.0 of this EIR. 
 

4.15.1 Aesthetics 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

1. Have a substantial adverse effect on a scenic vista; 
2. Substantially damage scenic resources, including, but not limited to, trees, rock 

outcroppings, and historic buildings within a state scenic highway; 
3. Substantially degrade the existing visual character or quality of the site and its 

surroundings; and/or 
4. Create a new source of substantial light or glare which would adversely affect day or 

nighttime views in the area. 
 
Thresholds 1, 3, and 4 are discussed in Section 4.1, Aesthetics. Threshold 2 (related to state scenic 
highways) is discussed below.  
 

b. Assessment of Impacts.  
 
 Scenic Highway. Although State Route (SR) 25 near the project site is eligible for 
designation as a state scenic highway, it is not officially designated, and would not afford views 
of the site due to distance (approximately 0.4 miles from the project site) and intervening 
topography, trees, and structures. No other designated scenic highways are located within 
viewing distance of the project site. Therefore, the proposed project would have no impact on 
scenic resources within a state scenic highway. 

 

4.15.2 Agricultural Resources 
 
a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 

checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 

 
1) Convert Prime Farmland, Unique Farmland, Farmland of Statewide Importance 

(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, to non-agricultural use; 

2) Conflict with existing zoning for agricultural use, or a Williamson Act contract; 
3) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in 

Public Resources Code Section 12220(g)), timberland (as defined by Public 
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Resources Code Section 4526), or timberland zoned Timberland Production (as 
defined by Government Code Section 51104(g)); 

4) Result in the loss of forest land or conversion of forest land to non-forest use; and/or 
5) Involve other changes in the existing environment which, due to their location or 

nature, could result in conversion of Farmland, to non-agricultural use or conversion 
of forest land to non-forest use. 

 
Thresholds 1, 2, and 5 (with regard to farmland) are discussed in Section 4.2, Agricultural 
Resources. Thresholds 3, 4, and 5 (related to forest resources and timberland) are discussed 
below. 
 

b. Assessment of Impacts. 
 

Forest Land and Timberland. Although the northern portion of the project site contains a 
remnant orchard with walnut trees, this area does not constitute forest land or timberland. 
Pursuant to Public Resources Code Section 12220(g), “forest land” is land that can support 10-
percent native tree cover of any species. Timberland, according to Public Resources Code 
Section 4526, refers to land which is available for and capable of growing a crop of trees of a 
commercial species used to produce lumber and other forest products. The remnant orchard on-
site, which was formerly used for agricultural production of walnuts, is neither forest land nor 
timberland. As the project site does not constitute forest land and is not zoned for forest land or 
timber land production, the proposed project would not conflict with existing zoning for, or 
cause rezoning of, forest land, timberland, or timberland zoned Timberland Production, nor 
would it result in the loss of forest land or conversion of forest land to non-forest use. Therefore, 
there would be no impact to forest and timberland resources. 
 

4.15.3 Air Quality 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

1) Conflict with or obstruct implementation of the applicable air quality plan; 
2) Violate any air quality standard or contribute substantially to an existing or projected air 

quality violation; 
3) Result in a cumulatively considerable net increase of any criteria pollutant for which the 

project region is in non-attainment under an applicable federal or state ambient air quality 
standard (including releasing emissions which exceed quantitative thresholds for ozone 
precursors); 

4) Expose sensitive receptors to substantial pollutant concentrations; and/or 
5) Create objectionable odors affecting a substantial number of people. 

 
All of the above thresholds are analyzed in Section 4.3, Air Quality. Thus, there is no further 
discussion herein. 
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4.15.4 Biological Resources 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

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

2) Have a substantial adverse effect on any riparian habitat or other sensitive natural 
community identified in local or regional plans, policies, regulations or by the 
California Department of Fish and Game or U.S. Fish and Wildlife Service; 

3) Have a substantial adverse effect on federally protected wetlands as defined by 
Section 404 of the Clean Water Act (including, but not limited to, marsh, vernal 
pool, coastal, etc.) through direct removal, filling, hydrological interruption, or other 
means; 

4) Interfere substantially with the movement of any native resident or migratory fish or 
wildlife species or with established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites; 

5) Conflict with any local policies or ordinances protecting biological resources, such as 
a tree preservation policy or ordinance; and/or 

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

7) Have the potential to degrade the quality of the environment, substantially reduce the 
habitat of a fish or wildlife species, cause a fish or wildlife population to drop below 
self-sustaining levels, threaten to eliminate a plant or animal community, reduce the 
number or restrict the range of a rare or endangered plant or animal. 

 
Thresholds 1 (pertaining to special status animals) through 4 and 7 are discussed in Section 4.4, 
Biological Resources. Thresholds 1 (pertaining to special status plants), 5, and 6 are discussed below.  
 

b. Assessment of Impacts.  
 

Special Status Plant Species. Queries of the USFWS IPaC (2014b), CDFW CNDDB (2014), 
and CNPS Online Inventory of Rare, Threatened and Endangered Plants of California (2014) were 
conducted to obtain comprehensive information regarding special status species considered to 
have potential to occur on the project site or the vicinity [which is defined to be the area 
otherwise within the Hollister, California, United States Geological Survey (USGS) 7.5-minute 
topographic quadrangle and the surrounding eight quadrangles (Chittenden, San Felipe, Three 
Sisters, San Juan Bautista, Tres Pinos, Natividad, Mt. Harlan, and Paicines)]. Nineteen special status 
plant species have been observed or have the potential to occur within the nine-quad search 
area of the project site. Table 4.4-2 in Section 4.4, Biological Resources, provides the status, habitat 
requirements, and the assessment of potential for occurrence for each species within the project 
site. As shown therein, none of the identified special status plant species are present or have the 
potential to occur on-site given the lack of suitable habitat. Therefore, there would be no impact. 
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Local Policies and Ordinances. The project is consistent with the current adopted San 
Benito County General Plan policies that protect biological resources (listed above and assessed 
in Section 4.10, Land Use). No oak trees are proposed for removal, as none are located on the 
project site, so the project would not conflict with the County’s Management and Conservation 
of Woodlands Ordinance (San Benito County Code title 19 [Land Use and Environmental 
Regulations], Chapter 19.33 [Management and Conservation of Woodlands].. The mature on-
site non-native olive and on- and off-site walnut trees proposed for removal would be exempt 
from the permit requirements of the recently adopted San Benito County Tree Protection 
Ordinance (2015), because the project will have undergone CEQA analysis (San Benito County 
Code, title 25 [Zoning], Chapter 25.25 [General Requirements], Section 25.29.216(J)). Therefore, 
there would be no impact.  
  

Habitat Conservation Plan. The project area is not located within the boundaries of an 
adopted Habitat Conservation Plan, Natural Community Conservation Plan or other approved 
conservation agreement. Therefore, there would be no impact. 
 

4.15.5 Cultural Resources 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

1) Cause a substantial adverse change in the significance of an historical resource as 
defined in Section 15064.5;  

2) Cause a substantial adverse change in the significance of an archaeological resource 
pursuant to Section 15064.5; 

3) Directly or indirectly destroy a unique paleontological resource or site or unique 
geologic feature of paleontological or cultural value; and/or 

4) Disturb any human remains, including those interred outside of formal cemeteries. 
 
All of the above thresholds are discussed in Section 4.5, Cultural Resources. Thus, there is no 
further discussion herein. 
 

4.15.6 Geology and Soils 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

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

i. Rupture of a known earthquake fault, as delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or 
based on other substantial evidence of a known fault; 

ii. Strong seismic shaking 
iii. Seismic-related ground failure, including liquefaction,  
iv. Landslides; 

2) Result in substantial soil erosion or the loss of topsoil;  
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3) Be located on a geologic unit or soil that is unstable, or that would become unstable 
as a result of the project, and potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction, or collapse;  

4) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building 
Code (1994), creating substantial risks to life or property; and/or 

5) Have soils incapable of adequately supporting the use of septic tanks or alternative 
waste water disposal systems where sewers are not available for the disposal of waste 
water. 

 
Thresholds 1i through 1iii, 2, 3, and 4 are discussed in Section 4.6, Geology and Soils. 

Thresholds 1iv and 5 are discussed below. 
 
b. Assessment of Impacts.  
 
Landslides. Pursuant to Threshold 1iv, landslides occur on unstable slopes. Because the 

project site is relatively flat, with a gradual topographic differential of 340 feet to 310 feet above 
mean sea level, the site is not subject to the hazard of landslides. The project would have no 
impact related to landslides.  

 
Septic Tanks. The proposed project would not involve installation and use of septic 

tanks or alternative waste water disposal systems. Therefore, the project would have no impact 
from soils incapable of supporting septic tanks or alternative waste water disposal systems. 

 

4.15.7 Greenhouse Gas Emissions/Climate Change  
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

1) Generate greenhouse gas emissions, either directly or indirectly, that may have a 
significant impact on the environment; and/or 

2) Conflict with an applicable plan, policy or regulation adopted for the purpose of 
reducing the emissions of greenhouse gases. 

 
Both of the above thresholds are analyzed in Section 4.7, Greenhouse Gas Emissions/Climate 
Change. Thus, there is no further discussion herein. 
 

4.15.8 Hazards/Hazardous Materials 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 

 
1) Create a significant hazard to the public or the environment through the routine 

transport, use, or disposal of hazardous materials; 
2) Create a significant hazard to the public or the environment through reasonably 

foreseeable upset and accident conditions involving the release of hazardous materials 
into the environment; 



Sunnyside Estates Project EIR 
Section 4.15 Effects Found Not to Be Significant 

 
 

  County of San Benito 

4.15-6 

3) Emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within ¼ mile of an existing or proposed school; 

4) Be located on a site which is included on a list of hazardous material sites compiled 
pursuant to Government Code Section 65962.5 and, as a result, would it create a 
significant hazard to the public or the environment; 

5) For a project located within an airport land use plan or, where such a plan has not 
been adopted, within two miles of a public airport or public use airport, would the 
project result in a safety hazard for people residing or working in the project area; 

6) For a project within the vicinity of a private airstrip, would the project result in a 
safety hazard for people residing or working in the project area; 

7) Impair implementation of or physically interfere with an adopted emergency response 
plan or emergency evacuation plan; and/or 

8) Expose people or structures to a significant risk of loss, injury, or death involving 
wildland fires, including where wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands. 

 
Thresholds 1, 2, 4, 7 and 8 are discussed in Section 4.8, Hazards/Hazardous Materials. Thresholds 
3, 5 and 6 are discussed below.  
 

b. Assessment of Impacts.  
 
 School Hazards. The nearest school to the project site, Ladd Lane Elementary School, is 
located approximately 0.4 mile to the north. Therefore, the project would not affect a school 
within one-quarter mile of the site. 
 

Airport Hazards. The nearest public airport to the project site is the Hollister Municipal 
Airport, approximately four miles north of the project site. The nearest private airstrip to the 
project site is Christenson Ranch Airport, located in Hollister, approximately four miles from 
the project site. The project is not located within an airport land use plan or within two miles of 
a public airport, is not located in the vicinity of a private airstrip.  
 

4.15.9 Hydrology and Water Quality 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

1) Violate any water quality standards or waste discharge requirements; 
2) Substantially deplete groundwater supplies or interfere substantially with 

groundwater recharge such that there would be a net deficit in aquifer volume or a 
lowering of the local groundwater table level; 

3) Substantially alter the existing drainage pattern of the site or area, including through 
the alteration of the course of a stream or river, in a manner which would result in 
substantial erosion or siltation on- or off-site; 

4) Substantially alter the existing drainage pattern of the site or area, including through 
the alteration of the course of a stream or river, or substantially increase the rate or 
amount of surface runoff in a manner which would result in flooding on- or off-site; 
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5) Create or contribute runoff water which would exceed the capacity of existing or 
planned stormwater drainage systems or provide substantial additional sources of 
polluted runoff; 

6) Otherwise substantially degrade water quality; 
7) Place housing within a 100-year flood hazard area as mapped on a federal Flood 

Hazard Boundary or Flood Insurance Rate Map or other flood hazard delineation 
map; 

8) Place within a 100-year flood hazard area structures which would impede or redirect 
flood flows; 

9) Expose people or structures to a significant risk of loss, injury or death involving 
flooding, including flooding as a result of the failure of a levee or dam; and/or 

10) Be subject to inundation by seiche, tsunami, or mudflow. 
 
Thresholds 1, 2, 3, 4, 5, 6, 7, and 8 are discussed in Section 4.9, Hydrology and Water Quality. 
Thresholds 9 and 10 are further discussed below.  
 

b. Assessment of Impacts.  
 

Dam Inundation. The project site would not be subject to flooding as a result of the 
failure of a levee or dam. The San Justo Dam is located over two miles west of the project site; 
however, this dam is located downstream of the project site and as such the project site would 
not be subject to inundation in the event of failure of the San Justo Dam. No impact would 
occur. 

 
Seiche, Tsunami, or Mudflow. A tsunami is a series of waves generated by an impulsive 

disturbance in the ocean or in a small, connected body of water. Tsunamis are produced when 
movement occurs on faults in the ocean floor, usually during very large earthquakes. Sudden 
vertical movement of the ocean floor by fault movement displaces the overlying water column, 
creating a wave that travels outward from the earthquake source. An earthquake anywhere in 
the Pacific can cause tsunamis around the entire Pacific basin. The project area is not at risk 
from a tsunami due to the distance from the Pacific Ocean.  
 
A seiche is a wave in an enclosed body of water such as a lake or reservoir. Seiches are 
produced from wind activity, changes in atmospheric pressure, and earthquakes. Because 
seiches inherently exist in enclosed bodies of water, only land adjacent to or within the bodies of 
water can be impacted. The closest enclosed body of water to the project site is the San Justo 
Reservoir, which is located over two miles west of any structures proposed to be developed at 
the site. As no proposed development would be located adjacent to or within an inland body of 
water, seiches are not expected to impact the project site. There would be no impact. 
 

4.15.10 Land Use 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

1) Physically divide an established community; 
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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; and/or 

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

 
Threshold 3 is discussed below. Thresholds 1 and 2 are discussed in Section 4.10, Land Use. 
 

b. Assessment of Impacts.  
 
 Conflict with Habitat Conservation Plan. The proposed project is not located within the 
boundaries of an adopted Habitat Conservation Plan, Natural Community Conservation Plan or 
other approved conservation agreement. Therefore, there would be no impact. 
 

4.15.11 Mineral Resources 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

1) Result in the loss of availability of a known mineral resource that would be of value 
to the region and the residents of the state; and/or 

2) Result in the loss of availability of a locally important mineral resource recovery site 
delineated on a local general plan, specific plan, or other land use plan. 

 
Both thresholds are discussed below.  
 

b. Assessment of Impacts.  
 

Mineral Resources. As shown in Figure 8-1-1 of the San Benito County General Plan 
Background Report, the California Department of Conservation has mapped the project site as 
located within Mineral Resource Zone 3 (MRZ-3), an area which contains mineral resources 
whose significance cannot be determined from existing data (County of San Benito, 2010). There 
are no known mineral resources of value on the project site, nor is there any ongoing or prior 
mineral extraction on site. Moreover, the project site has a zoning designation of Agricultural 
Productive (AP), which generally consists of areas with prime agricultural and other 
agriculturally productive lands including grazing land. Allowed uses in the AP zone include 
agriculture, grazing, wildlife refuges, open space, and very low intensity residential. Although 
mineral extraction is a conditional use, the AP zone is intended to support agricultural uses, and 
the project site is currently in agricultural production. Therefore, the project would have no 
impact from the loss of availability of mineral resources. 

 

4.15.12 Noise 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
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1) 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; 
2) Exposure of persons to or generation of excessive ground-borne vibration or ground-

borne noise levels; 
3) A substantial permanent increase in ambient noise levels in the project vicinity above 

levels existing without the project;  
4) A substantial temporary or periodic increase in ambient noise levels in the project 

vicinity above levels existing without the project;  
5) For a project located within an airport land use plan or, where such a plan has not 

been adopted, within two miles of a public airport or public use airport, would the 
project expose people residing or working in the project area to excessive noise levels; 
and/or 

6) For a project within the vicinity of a private airstrip, would the project expose people 
residing or working in the project area to excessive noise levels. 

 
Thresholds 1 through 4 are discussed in Section 4.11, Noise. Thresholds 5 and 6 are discussed 
below.  
 

b. Assessment of Impacts.  
 
 Airport or Private Airstrip. The nearest public airport to the project site is the Hollister 
Municipal Airport, located at 90 Airport Drive in Hollister, approximately four miles north of 
the project site. The nearest private airstrip to the project site is Christenson Ranch Airport, 
located in Hollister, approximately four miles from the project site. The project is not located 
within an airport land use plan or within two miles of a public airport, is not located in the 
vicinity of a private airstrip, and would therefore not expose residents or workers to excessive 
noise levels from airport or air strip operations. There would be no impact. 
 

4.15.13 Population and Housing 
 
a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 

checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

1) Induce substantial population growth in an area, either directly (for example, by 
proposing new homes and businesses) or indirectly (for example, through extension 
of roads or other infrastructure); 

2) Displace substantial numbers of existing housing, necessitating the construction of 
replacement housing elsewhere; and/or 

3) Displace substantial numbers of people, necessitating the construction of replacement 
housing elsewhere. 

 
Threshold 1 is discussed in Section 5.0, Other CEQA Required Sections. Thresholds 2 and 3 are 
discussed below.  
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b. Assessment of Impacts.  
 
Displacement. The project site is currently used for agriculture and has one residence 

on-site. The removal of the one residence would be less than significant, as the proposed project 
would result in the development up to 200 residences, a larger number than the number of 
houses being removed. The development of these new residences would reduce the likelihood 
that the displacement of one residential unit would require construction of replacement housing 
elsewhere. Impacts would be less than significant.  
 

4.15.14 Public Services 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 

 
1) Substantial adverse physical impacts associated with the provision of new or 

physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times 
or other performance objectives for any of the public services: 

i. Fire protection?  
ii. Police protection?  
iii. Schools?  
iv. Parks?  
v. Other public facilities? 

 
All thresholds are discussed in Section 4.12, Public Services and Recreation. Thus, there is no 

further discussion herein. 

4.15.15 Recreation 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

1) Increase the use of existing neighborhood and regional parks or other recreational 
facilities such that substantial physical deterioration of the facility would occur or be 
accelerated; and/or 

2) Include recreational facilities or require the construction or expansion of recreational 
facilities which might have an adverse physical effect on the environment. 

 
Both thresholds are discussed in Section 4.12, Public Services and Recreation. 
 

4.15.16 Transportation and Circulation 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
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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; 

2) 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; 

3) Result in a change in air traffic patterns, including either an increase in traffic levels 
or a change in location that results in substantial safety risks; 

4) Substantially increase hazards due to a design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g. farm equipment); 

5) Result in inadequate emergency access; and/or 
6) Conflict with adopted policies, plans, or programs regarding public transit, bicycle, 

or pedestrian facilities, or otherwise decrease the performance or safety of such 
facilities?  

 
Thresholds 1, 2, 4, 5, and 6 are discussed in Section 4.12, Transportation and Circulation. 
Threshold 3 is discussed below. 
 

b. Assessment of Impacts. 
 
Air Traffic Patterns. The nearest public airport to the project site is the Hollister 

Municipal Airport, located at 90 Airport Drive in Hollister, approximately four miles north of 
the project site. The nearest private airstrip to the project site is Christenson Ranch Airport, 
located in Hollister, approximately four miles from the project site. Additionally, the proposed 
project would not require any additional air traffic to service the project site. The project would 
not result in any changes in air traffic patterns. There would be no impact.  
 

4.15.17 Utilities and Service Systems 
 

a. Thresholds of Significance. Pursuant to the State CEQA Guidelines, Appendix G 
checklist, potentially significant impacts would occur if the proposed project would result in 
any of the following: 
 

1) Exceed wastewater treatment requirements of the applicable Regional Water Quality 

Control Board; 

2) Require or result in the construction of new water or wastewater treatment facilities 

or expansion of existing facilities, the construction of which could cause significant 

environmental effects; 

3) Require or result in the construction of new storm water drainage facilities or 

expansion of existing facilities, the construction of which could cause significant 

environmental effects; 

4) Have sufficient water supplies available to serve the project from existing 

entitlements and resources, or are new or expanded entitlements needed; 
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5) Result in a determination by the wastewater treatment provider which serves or may 

serve the project that it has adequate capacity to serve the project's projected demand 

in addition to the provider's existing commitments; 

6) Be served by a landfill with sufficient permitted capacity to accommodate the 

project's solid waste disposal needs; and/or 

7) Comply with federal, state, and local statutes and regulations related to solid waste. 

 
Threshold 3 is analyzed in Section 4.9, Hydrology and Water Quality. All of the remaining 
thresholds above are analyzed in Section 4.14, Utilities and Service Systems. Thus, there is no 
further discussion herein. 
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5.0 OTHER CEQA REQUIRED SECTIONS 
 
This section covers other topics required to be addressed under the CEQA Guidelines that are 
not covered in other parts of this EIR, including growth-inducing effects, significant irreversible 
changes, significant unavoidable impacts, and energy effects as set forth in CEQA Guidelines 
Appendix F. Effects found not to be significant are addressed in Section 4.15 of this EIR. 
 

5.1 GROWTH-INDUCING EFFECTS 
 
The State CEQA Guidelines require a discussion of a project’s potential to foster economic or 
population growth, or the construction of additional housing, either directly or indirectly, in the 
surrounding environment, including, among others, ways in which a project could remove an 
obstacle to growth.  
 
Growth inducement itself is not an environmental effect but has the potential to lead to 
environmental effects. These environmental effects may include increased demand on other 
community and public services and infrastructure. Depending upon the type, magnitude, and 
location of growth, it can result in significant adverse environmental effects. The project’s 
growth-inducing potential is therefore considered significant if it could result in significant 
physical effects in one or more environmental issue area.  
 
A project can have the potential to induce direct and/or indirect growth. A project would 
directly induce growth by resulting in construction of new housing. It is important to note that 
direct forms of growth have secondary effects of expanding the size of local markets and 
attracting additional economic activity to the area. A project would indirectly induce growth by 
resulting in: 
 

 Substantial new permanent employment opportunities (e.g., commercial or industrial) 

 A construction effort with substantial short-term employment opportunities that indirectly 
stimulates the need for additional housing and services to support the new temporary 
employment demand; and/or 

 Removal of an obstacle to additional growth and development, such as removing a constraint on a 
required public utility or service (e.g., construction of a major sewer line with excess capacity 
through an undeveloped area). 

 
Typically, the growth-inducing potential of a project would be considered significant if it fosters 
growth or a concentration of population above what is assumed in local and regional land use 
plans, or in projections made by regional planning authorities. Significant growth impacts could 
also occur if the project provides infrastructure or service capacity to accommodate growth 
levels beyond those permitted by local or regional plans and policies. 
 

5.1.1 Economic and Population Growth 
 
The proposed project would add up to 200 new residential units to the County’s housing stock. 
The current population of unincorporated San Benito County is 18,936 and the average 
household size is approximately 2.99 persons per household (California Department of Finance, 
2014). Development of the proposed project would therefore add approximately 598 additional 
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residents (200 dwelling units x 2.99 people/dwelling unit), thus increasing the County’s 
population to 19,534. Table 5-1 compares the expected population growth that would result 
from the proposed project to Association of Monterey Bay Area Governments (AMBAG) 
population forecasts for unincorporated San Benito County in 2020, 2025, 2030, and 2035.  
 

Table 5-1 
San Benito Unincorporated County and City of Hollister Population Forecasts 

Scenario/Year 
Unincorporated County 

Population 
City of Hollister Population Expected Total Population 

Existing 
Population

1
 

18,936 36,676 
55,612 

Proposed Project 
Buildout

2
 

598 - 
598 

Population with 
Proposed Project 

Buildout 

19,534 36,676 
56,210 

2020
3
 31,135 39,975 71,110 

2025
3
 31,885 41,704 73,589 

2030
3
 32,814 43,551 76,365 

2035
3
 33,843 39,397 79,240 

1 
Department of Finance, E-5 Population and Housing Estimates for Cities, Counties, and the State, May 2014.  

2
 Derived from Average Household Size, unincorporated San Benito County, DOF, May 2014.  

3
 AMBAG,2014 Regional Growth Forecast, Table 10, Balance of County population. 

http://ambag.org/sites/default/files/documents/FINAL%20Adopted%20Forecast%20and%20Documentation.pdf  

 
As shown, the estimated population with buildout of the proposed project would not exceed 
AMBAG’s population forecasts for the unincorporated County and City of Hollister for 2020, 
2025, 2030, or 2035. The proposed project’s contribution to population growth would be less 
than one percent of the projected growth by 2035. Such an increase in population would be 
consistent with long-term growth projections for the County, and therefore less than significant. 
It should also be noted that the recently adopted 2035 General Plan (July 21, 2015) redesignated 
the site (and surrounding properties) to Residential Mixed (RM) and therefore accommodates 
the proposed residential uses on the site.  
 
The proposed project includes residential development rather than commercial development. 
As such, the proposed project would not directly contribute to economic growth by providing 
additional space for business. The proposed project would generate short-term employment 
opportunities during construction activities, which would be expected to draw workers 
primarily from the existing regional work force. Under the proposed project, up to 200 new 
residential units could be developed, which may indirectly contribute to economic growth. As 
development occurs under the proposed project, the additional population would likely 
contribute to the local economy as demand for general goods increases, which in turn could 
result in economic growth for various sectors. Residents on the project site would be expected 
to primarily use existing County commercial services, creating only a relatively minor need for 
expanded services as discussed further in Section 4.12, Public Services and Recreation. The 
proposed project would not be expected to induce economic expansion to the extent that 
significant environmental impacts directly associated with the project’s contribution would 
occur.  
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5.1.2 Removal of Obstacles to Growth 
 
A physical obstacle to growth typically involves the lack of services or infrastructure. Similarly, the 
elimination or change in a regulatory obstacle, including existing growth and development 
policies, can result in new population growth.  
 

Roadway Extensions/Improvements. The proposed project would have two access points: 
one extending from Southside Road and one extending north and forming the northern leg of the 
existing Hospital Road/Colorado Way intersection that currently serves the exiting residential 
subdivision just south of the project site.1 The access from Southside Road and proposed Street 2 
on the northern end of the project site could provide acces for adjacent future off-site adjacent 
development, including the Bray property, as shown on Figure 2-3 in Section 2.0, Project 
Description, as well as planned residential development on the adjacent properties north of the 
site. However, because these developments are already planned, the provision of roadways that 
could potentially provide access to these areas would not be considered growth inducing. These 
adjacent sites are located adjacent to or near Southside Road, such that access to them is not 
dependent on the construction of the proposed project and associated access roads; if the 
proposed project were not constructed, future applicants would plan and construct project-
specific access from Southside Road. Proposed access roads would not provide new access to 
other undeveloped areas, or to remote areas. Therefore, the proposed project roadway network 
is not considered growth-inducing. 
 
Roadway improvements required as mitigation in Section 4.13, Transportation and Circulation, 
include improvements to the Union Road/Airline Highway (SR 25) intersection and the project 
applicant’s fair share contribution to a planned widening of Airline Highway (SR 25) pursuant 
to the County’s adopted TIMF Program. The intersection improvements are intended to address 
impacts generated by the proposed project specifically, and would not expand capacity of this 
intersection such that additional vehicle trips or physical growth would be anticipated. The 
Airline Highway widening project is included in the County’s Traffic Impact Mitigation Fee 
(TIMF) Nexus Study (March 2011), which identifies transportation facilities necessary to 
accommodate anticipated new development in unincorporated San Benito County and the City 
of Hollister. Because the roadway widening project is designed to accommodate already-
planned for growth only, the proposed project roadway improvements required as mitigation 
are not considered growth-inducing.  

 
Stormwater Infrastructure. Implementation of the proposed project would increase the 

amount of impervious surface area on the project site, thereby creating increased stormwater 
runoff that would require collection and discharge. Although the entire surface area of the project 
site would not be covered by impervious surfaces (i.e., portions of the property would be 
landscaped, etc.), the proposed project would generate a substantial amount of stormwater runoff 
in the area. Therefore, the proposed project would need to manage on-site stormwater. As 
described in Section 2.0, Project Description, the proposed project includes construction of an on-site 
retention/detention basin to manage stormwater. These proposed stormwater facilities would be 

                                                      
1
 Based on comments from the County Department Public Works, this EIR evaluates two potential locations for the Southside Road 

project access driveway. The first location (Option 1) would be approximately 400 feet south of Enterprise Road and would form a 
“T” intersection with Southside Road. The second location (Option 2) would make the proposed project access driveway the west 
leg of the existing Southside Road/Enterprise Road intersection (in order to avoid having two closely spaced intersections on 
Southside Road). 
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sized to serve only the project stormwater needs and would not be intended to serve other 
development outside the project site. Therefore, stormwater conveyance infrastructure and 
facilities to accommodate the project site would not be growth-inducing. 
 

Wastewater Infrastructure. Implementation of the proposed project would not require 
expansion of the existing City of Hollister Water Reclamation Facility (WRF), which would serve 
the proposed project, or construction of a new wastewater treatment facility, which would then 
accommodate additional growth. As described in Section 4.13, Utilities and Service Systems, the 
WRF has a remaining existing capacity of approximately 1.8 million gallons per day (MGD) and 
the proposed project would generate approximately 0.145 MGD, or approximately 7 percent of 
the remaining existing capacity.  

 
The proposed project includes the addition of on-site wastewater collection lines and an on-site lift 
station (Sunnyside Lift Station) to serve the project site. These facilities would connect to existing 
City of Hollister sewer infrastructure beneath Southside Road.  While the ultimate design of the 
proposed new on-site lift station in terms of well size or pump capacity would be refined as part 
of the final design process, a performance standard has been imposed on the project with 
Mitigation Measure U-2, which would ensure the proposed lift station would be sized to 
properly handle flows from the proposed project. As indicated in the mitigation measure, if the 
lift station is designed to be greater than 157 gallons per minute (GPM), the existing 8-inch 
sewer main in Southside Road shall be upsized to meet the proposed flows. Upsizing this 
existing sewer main, if required, could be considered growth-inducing if it could accommodate 
flows from more than just the proposed project. 

  
The Sewer Analysis prepared by the Wallace Group (2014, see Appendix M) evaluated the 
potential for the Sunnyside Lift Station to accommodate future development in areas north and 
west of the project site. The report concluded that, due to topography, it is not recommended to 
deliver wastewater from the area west and northwest of the project site to the Sunnyside Lift 
Station. The Sunnyside Lift Station could accept wastewater flows from the area north of the 
project site, depending on the size of the lift station. However, the sewer main in Southside 
Road would likely need to be upsized to accommodate additional flows. Therefore, the lift 
station associated with the proposed project could serve potential future development north of 
the project site. The availability of wastewater infrastructure by itself normally does not ensure 
or encourage growth within a particular area, although provision of additional wastewater 
capacity can be a contributing factor in increasing development opportunities. Other factors 
such as economic conditions, land availability, population trends, and availability of water 
supply have a more direct effect on growth. The County is currently considering development 
applications for three small residential projects (Fay, Corotto, and Campisi properties), that, due 
to their close proximity to the project site, may rely on this wastewater infrastructure. However, 
the service population associated with these anticipated development projects has already been 
considered in the regional population forecasts. Because the proposed Sunnyside Lift Station 
could be sized to accommodate off-site development, the additional sewer capacity associated 
with this proposed project would be considered growth-inducing. However, the service 
population that would potentially be served by this lift station was accounted for in the Sewer 
Analysis (Wallace Group, 2014; see Appendix M) would be fairly small in size and is considered 
in this analysis. The environmental impacts of any future development north of the project site 
would be subject to independent CEQA review; this separate analysis of project-specific 
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impacts is outside the scope of this EIR. Mitigation is required to ensure that project 
infrastructure does not accommodate growth beyond what is currently envisioned, as described 
above.  
 

Water Infrastructure. The proposed project includes the provision of necessary water 
conveyance infrastructure to serve the site and proposed development, as described in Section 
2.0, Project Description. This includes a system of 8-inch water lines located beneath the 
proposed street rights-of-way (on-site) and an 18-inch, approximately 353 linear feet of SSWCD 
water main located beneath Southside Road connecting proposed Street 2 to an existing water 
main in Enterprise Road (off-site). The proposed on- and off-site water lines would be sized to 
meet, but not exceed, the needs of the proposed project. Existing adequate water supply would be 
available to serve the proposed project (refer to Impact U-1 in Section 4.14, Utilities and Service 
Systems), in a manner consistent with relevant water supply planning documents, and thus would 
not induce growth. Groundwater and Central Valley Project (CVP) water would be the primary 
sources of water to serve the proposed project. The proposed project does not involve construction 
of any water infrastructure that would serve other development outside of the project site. In 
addition, implementation of the proposed project would not require expansion of water 
infrastructure. The proposed project would not result in the development of excess water capacity 
to serve any other development, and therefore would not be growth-inducing. 
 

Conversion of Agricultural Land. The proposed project would involve permanent 
conversion of approximately 13.3 acres of Important Farmland (under the FMMP designation) 
to residential use on a site that is currently zoned for agricultural use. As discussed in Section 
4.2, Agricultural Resources, this loss of Important Farmland is a significant and unavoidable 
impact. The conversion of agricultural land would be considered growth-inducing if the 
conversion is likely to trigger other agricultural land conversion in the vicinity. As noted 
previously, land immediately adjacent to the site, including the Bray property to the northwest 
and properties immediately north of the site, are planned for future residential development. 
These areas are also comprised of agricultural land, and their development may result in 
additional, significant conversionof Important Farmland (although this will be considered as 
part of future project-specific CEQA review). Because these adjacent properties are already 
planned for development, as demonstrated by the recent General Plan update which changed 
the land use designation of the project site to RM, the project itself would not be considered a 
trigger for this future agricultural conversion. In other words, if this development is ultimately 
pursued and the conversion occurs, it would happen regardless of and independent to the 
proposed project. Thus, the project would not be the triggering factor for agricultural land 
conversion in the vicinity. It should also be noted that the 2035 General Plan Update 
redesignated these surrounding properties to Residential Mixed (RM). 
 
 Mitigation Measures. The following mitigation measure would limit the potential for the 
project to induce growth in the area, thereby reducing potentially significant physical effects 
associated with growth. 
 

GI-1 Wastewater Infrastructure Capacity Limitations. Wastewater 
infrastructure, including the proposed on-site lift station and off-
site existing sewer main beneath Southside Road (if required to be 
modified per Mitigation Measure U-2), shall be sized to meet only 
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the demands of the proposed project and immediately adjacent 
future residential development north of the site [area “A” in the 
Sunnyside Estates Sewer Analysis (Wallace Group, 2014, see 
Appendix M of this EIR)]. Public Works shall review plans for 
required infrastructure extensions and improvements prior to 
approval of initial building permits, and the Planning Department 
and Public Works shall confirm that the infrastructure is 
appropriately sized consistent with this measure.  

 
 Significance After Mitigation. With the above measure, the potential to induce further 
growth would be reduced to a less than significant level. 
 

5.2 SIGNIFICANT AND IRREVERSIBLE ENVIRONMENTAL 
EFFECTS 

 
The environmental effects of the proposed project are discussed in Section 4 of this EIR and are 
summarized in the executive summary. Section 15126.2(c) of the State CEQA Guidelines requires 
a discussion of “significant irreversible environmental changes which would be caused by the 
proposed project should it be implemented. Uses of nonrenewable resources during the initial 
and continued phases of a project may be irreversible since a large commitment of such 
resources makes removal or nonuse thereafter unlikely. Primary impacts and, particularly, 
secondary impacts (e.g. a highway improvement which provides access to a previously 
inaccessible area) generally commit future generations to similar uses. Also irreversible damage 
can result from environmental accidents associated with a project. Irretrievable commitments of 
resources should be evaluated “to assure that such current consumption is justified.” These 
three CEQA-required categories of irreversible changes (changes in land use that commit future 
generations, irreversible damage from environmental accidents, and large commitment of 
nonrenewable resources) are discussed below.  
 

Changes in Land Use that Commit Future Generations. As described previously, the 
proposed project would result in the conversion of agricultural land currently used for 
agricultural purposes to non-agricultural (urbanized, residential) use. The change is significant 
and irreversible, particularly as it relates to the conversion of high-quality agricultural land that 
can take many years to develop. As described in Section 4.2.3 (Cumulative Impacts) in Section 
4.2, Agricultural Resources, cumulative development through the year 2035 in unincorporated 
San Benito County and the City of Hollister would gradually transform the region’s agricultural 
land uses in certain respects. In the vicinity of the project site, cumulative development along 
the southern city limits of Hollister and in unincorporated County lands at the fringe of the 
Hollister urban area would involve conversion of productive farmland. The project’s 
contribution to this significant cumulative impact would be considerable. Thus, the project 
would contribute to a change in land use that would commit future generations to development 
in this area as opposed to agricultural uses, which is a significant irreversible effect of the 
project.  
 
It should be noted that the recently adopted 2035 GPU redesignated much of the area south of 
the City of Hollister (including the project site and immediately surrounding properties) to RM, 
thus indicating a planned shift to development in this area. Thus, the project would be 
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considered to be part of an already prevalent and/or planned land use shift, although the 
conversion of existing agricultural land to urban use would nevertheless be a significant impact. 

 
Irreversible Damage from Environmental Accidents. Potential environmental accidents 

of concern include those that would have adverse effects on the environment or public health 
due to the nature or quantity of material released during an accident and the receptors exposed 
to that release. Construction activities associated with development of the proposed project 
would involve some risk for environmental accidents. However, these activities would be 
monitored by San Benito County, State, and federal agencies, and would follow professional 
industry standards and rigorous statutory requirements for safety and construction. As 
described in Section 4.8 Hazards/Hazardous Materials, implementation of the proposed project 
would involve limited quantities of miscellaneous hazardous substances, such as gasoline, 
diesel fuel, and solvents. Considering the types and minimal quantities of hazardous materials 
that would be used for the proposed project, accidental releases are unlikely. Adherence to 
applicable federal, State and local requirements would reduce damage to environmental 
accidents associated with the proposed project. As a result, the project would not pose a 
substantial risk of irreversible damage from environmental accidents. 
 

Commitment of Nonrenewable Resources. Consumption of nonrenewable resources 
includes issues related to increased energy consumption, conversion of agricultural lands, and 
lost access to mining reserves.  Construction and operation of the proposed project would 
irreversibly commit construction materials and non-renewable energy resources. These energy 
resource demands would be used for construction, heating and cooling of buildings, 
transportation of people and goods, as well as lighting and other associated energy needs. Non-
renewable and slowly renewable resources used by the project would include, but are not 
limited to: lumber and other forest products; sand and gravel; asphalt; petrochemical 
construction materials; steel; copper; lead and other metals, water; electric and gas service.  
 
Primary impacts related to consumption of non-renewable and slowly renewable resources are 
less than significant because the proposed project would not use unusual amounts of energy or 
construction materials, as development would be primarily comprised of common residential 
uses in accordance with all applicable laws and regulations, including those that focus on 
conservation efforts. In addition, due to the escalating costs of raw building materials, it is very 
likely that the developer would conserve resources for financial reasons. 
 
Similar to other typical residential projects of this nature, the commitment of limited, slowly 
renewable, and nonrenewable resources required for construction and operation of the 
proposed project would limit the availability of these resources for future generations or for 
other uses during the life of the project. Buildout of the project site would result in the 
significant irreversible commitment of land to urban uses and the long-term commitment of 
other renewable and nonrenewable resources. Implementation of the proposed project, 
however, would include several features that would help offset or reduce the need for 
nonrenewable resources, including the following green building practices: 
 

 Exceed adopted 2008 Title 24 energy requirements by a minimum of five percent; 

 Use of locally made building materials for construction of the project and associated 
infrastructure when such materials are locally available and competitively priced; 



Sunnyside Estates Project EIR 
Section 5.0 Other CEQA Required Sections 

 
 

  County of San Benito 

5-8 

 Use of materials which are resource efficient, recycled, and have long life cycles; 

 Install energy-reducing shading mechanisms for windows, porches, patios, and walkways (low-e 
glass); 

 Use of water efficient landscapes (per County requirements); 

 Use of tankless water heaters or solar water heaters; 

 Use of low energy interior lighting; 

 Use of low energy street lights and parking lot lights (per County standard); 

 Use of gas space heating; 

 Use of double-paned windows; 

 Use of heat transfer modules in furnaces; 

 Roofs upon which solar panels may be installed; 

 Use of natural lighting; 

 Use of energy efficient appliances; and 

 Use of landscaping to shade buildings 
 
In addition to the above design standards, the project would be required to comply with all 
applicable building and design requirements, including those set forth in Title 24 relating to 
energy conservation. In compliance with CALGreen, the State’s Green Building Standards 
Code, the project would be required to reduce water consumption by 20 percent, divert 50 
percent of construction waste from landfills, and install low pollutant-emitting materials.  
 
For the above reasons, the project would not result in any significant impacts as it relates to a 
large, irreversible commitment of nonrenewable resources.  
 

5.3 ENERGY EFFECTS 
 
The CEQA Guidelines Appendix F requires that EIRs include a discussion of the potential energy 
consumption and/or conservation impacts of proposed projects, with particular emphasis on 
avoiding or reducing inefficient, wasteful, or unnecessary consumption of energy.  
As discussed previously, the proposed project would involve the use of energy during 
construction and operation of the residences and related infrastructure and improvements. 
Energy use during the construction phase would be in the form of fuel consumption (e.g., 
gasoline and diesel fuel) to operate heavy equipment, light-duty vehicles, machinery, and 
generators for lighting. In addition, temporary grid power may also be provided to any 
temporary construction trailers or electric construction equipment.  
 
All equipment used during the construction phase of the project would be required to comply 
with the regulations of Title 13, Chapter 9, of the California Code of Regulations pertaining to 
construction equipment specifications. The regulations of Title 13, Chapter 9, of the California 
Code of Regulations require that new and old construction equipment be properly tested, 
maintained, and operated to reduce air pollutant emissions. Compliance with Title 13 would 
not only reduce exhaust emissions, but would also improve the fuel economy of the equipment 
fleet. In addition, the project would be required to comply with Mitigation Measure N-1(b) of 
this EIR. Mitigation Measure N-1(b) requires that all construction equipment used for the 
project be properly maintained and equipped with the factory installed original equipment 
manufacturers (OEM) intake and exhaust mufflers and engine shrouds. Mitigation Measure N-
1(b) also requires that the construction vehicles and equipment used on the project site do not 
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be left idling for longer than five minutes when not in use. Compliance with Title 13, as well as 
Mitigation Measure N-1(b) would ensure that all construction equipment and activities 
associated with the project would not be inefficient, wasteful, or unnecessary with regard to 
energy consumption.  
 
Long-term operation of the proposed project would require permanent grid connections for 
electricity and natural gas service to power internal and exterior residential lighting, appliances, 
and heating and cooling systems. In addition, the increase in vehicle trips associated with the 
project would increase fuel consumption within the County. The required water supply for the 
project would require electrical power as well. Based on CalEEMod default rates for energy use 
for proposed land uses on the project site, the operation of proposed uses would generate 
demand for an estimated 1.41 million kilowatt hours (kWh) per year of electricity and 6.76 
million kiloBritish Thermal Units (kBTU) per year of natural gas. With incorporation of 
Mitigation Measure AQ-3 and Mitigation Measures GHG-1(a) and GHG-1(b), operation of 
proposed uses would generate demand for an estimated 1.37 million kWh per year of electricity 
and 6.47 million kiloBritish Thermal Units (kBTU) per year of natural gas. These default values 
for land uses are based on the California Commercial End Use Survey and Residential 
Appliance Saturation Survey studies, sponsored by the California Energy Commission, with 
adjustments to account for current Title 24 building codes (CAPCOA, 2013). CalEEMod 
considers energy use associated with major building envelope systems such as space heating 
and cooling, water heating, and ventilation; appliances and electronics; and lighting. 
Gas and electric service for the proposed project would be provided by Pacific Gas and Electric 
Company (PG&E). PG&E’s power mix consists of approximately 30 percent renewable energy 
sources (approximately 11percent large hydroelectric facilities and approximately 19 percent 
other renewable resources such as wind, geothermal, biomass, solar, and small hydro) (PG&E 
website, 2014). 
 
The proposed project includes features that would reduce overall energy and fuel use, as 
described below: 
 

 Exceed adopted 2008 Title 24 energy requirements by a minimum of five percent; 

 Use of locally made building materials for construction of the project and associated 
infrastructure when such materials are locally available and competitively priced; 

 Use of materials which are resource efficient, recycled, and have long life cycles; 

 Install energy-reducing shading mechanisms for windows, porches, patios, and walkways (low-e 
glass); 

 Use of water efficient landscapes (per County requirements); 

 Use of tankless water heaters or solar water heaters; 

 Use of low energy interior lighting; 

 Use of low energy street lights and parking lot lights (per County standard); 

 Use of gas space heating; 

 Use of double-paned windows; 

 Use of heat transfer modules in furnaces; 

 Roofs upon which solar panels may be installed; 

 Use of natural lighting; 

 Use of energy efficient appliances; and 

 Use of landscaping to shade buildings. 
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Further, the proposed project would be subject to the energy conservation requirements of the 
Title 24 of the California Code of Regulations, known as the California Building Standards Code 
or Title 24, which requires numerous energy savings measures. In addition, the proposed 
project would be subject to San Benito County Code Chapter 19.31, Development Lighting, 
which requires energy efficient outdoor lighting in certain areas. Further, in accordance with 
Mitigation Measures GH-1 and GHG-2 of this EIR, the proposed project would be required to 
incorporate energy efficiency measures in common areas and in future residences. Adherence to 
Title 24 and County energy conservation requirements as well as mitigation measures in this 
EIR would ensure that energy is not used in an inefficient, wasteful, or unnecessary manner.  
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6.0 ALTERNATIVES 
 
As required by Section 15126.6(a) of the State CEQA Guidelines, this EIR examines a reasonable 
range of alternatives to the proposed project that could feasibly achieve most of the basic project 
objectives, but would avoid or substantially lessen the project’s significant impacts.  
  
In identifying suitable alternatives, potential alternatives must be reviewed to determine 
whether they: 
 

 Can avoid or substantially reduce significant environmental effects; 

 Can attain most of the basic project objectives; 

 Are potentially feasible; and 

 Are reasonable and realistic. 
 
CEQA provides the following additional guidance for discussing project alternatives: 
 

 An EIR need not consider every conceivable alternative to a project. Rather, it must 
consider a reasonable range of potentially feasible alternatives. 

 An EIR is not required to consider alternatives that are infeasible. The term “feasible” 
means capable of being accomplished in a successful manner within a reasonable period of 
time, taking into account economic, environmental, social, technological and legal factors. 

 The EIR must focus on alternatives to the project or its location that are capable of 
avoiding or substantially lessening any significant effects of the project. 

 The alternatives discussed should be ones that offer substantial environmental 
advantages over the proposed project. 

 The EIR should briefly describe the rationale for selecting the alternatives to be discussed, 
as well as any alternatives that the lead agency considered but rejected. 

 The EIR shall include sufficient information about each alternative to allow meaningful 
evaluation, analysis and comparison with the proposed project. 

 The alternatives analysis discussed must be reasonable, and selected to foster informed 
decision-making and public participation. An EIR need not consider an alternative where 
the effect cannot reasonably be ascertained or where the implementation is remote or 
speculative, because unrealistic alternatives do not contribute to a useful analysis. 
 

Consistent with the above parameters, included in this analysis are the CEQA-required “No 
Project” alternatives, which include a No Project/No Development and an Existing Zoning 
alternative, and two additional alternatives. The alternatives were selected for analysis because 
they are potentially feasible and may be able to reduce one or more of the significant adverse 
impacts associated with the proposed project. The alternatives are listed and summarized 
below, and subsequently discussed in greater detail within the impact analysis for each 
alternative: 
 

 Alternative 1: No Project /No Development  
 Alternative 2: Existing Zoning Alternative 
 Alternative 3: Setback from Northern Property Line 
 Alternative 4: Reduced Density  
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In conducting the alternatives analysis, as discussed previously, consideration must be given as to 
how, and to what extent, an alternative can meet the project’s basic objectives. The objectives for 
the project, as listed in Section 2.0, Project Description, are as follows: 

 
1. Develop a well-designed economically viable residential project that facilitates achievement of the 

County’s land use vision for the project site as contemplated in the County’s 2035 General Plan. 
2. Provide a thoughtfully designed residential neighborhood development, within walking and 

biking distance of local elementary and high schools as well as a major commercial center and 
other urbanized uses near existing infrastructure and, with a site plan that reflects an efficient 
use of land and is sufficiently dense to facilitate the County’s satisfaction of its anticipated 
housing needs as identified in the San Benito County 2035 General Plan Land Use and Housing 
Elements; 

3. Provide improvements to existing transportation networks, including roadways, bicycle lanes, 
and bridge improvements, to promote improved internal connectivity and connectivity with the 
larger community; 

4. Provide on-site infrastructure improvements and water retention facilities, and facilitate 
preservation of existing riparian corridors and open space; 

5. Provide park and recreational facilities, including on-site park facilities, bicycle lanes and 
pedestrian paths, which will enhance the neighborhood and integrate with the surrounding 
community. 

6. Create a project that has a fiscally – neutral impact on the County’s financial and services 
resources.  
 

SIGNIFICANT AND UNAVOIDABLE IMPACTS OF THE PROPOSED PROJECT 
 
While the specific mitigation measures summarized in the Executive Summary and described 
more fully throughout this EIR would reduce many significant impacts to a less than significant 
level, the EIR identified the following areas where, after the implementation of feasible 
mitigation measures and compliance with applicable laws and regulations, the project would 
result in impacts which cannot be fully mitigated:  
 

 Aesthetics: the proposed project would have a substantial adverse effect on scenic vistas 
and would substantially degrade the visual character of the project site. Mitigation 
Measure AES-1(a) would help to ensure that the proposed project is designed to be 
compatible with surrounding terrain to the extent feasible and Mitigation Measure AES-
1 (b) would visually soften views of the site from Southside Road and Hospital Road 
through visual screening. However, neither measure would change the fact that the 
project site would be completely converted from an open, rural landscape to a 
residential and developed suburban landscape. Views of and through the project site 
and the project site’s visual character would be substantially degraded and impacts 
would remain significant and unavoidable.  

 

 Agricultural Resources: the proposed project would involve permanent conversion of 
approximately 13.3 acres of Important Farmland to residential use on a project site that 
is currently zoned for agricultural use. Based on the Land Evaluation and Site 
Assessment modeling results for the project site, a significant amount of productive 
farmland would be converted. Mitigation Measure AG-1 requires the provision of a 
conservation easement, deed restriction, or payment to a qualifying entity to conserve a 
minimum of 13.3 acres of Prime Farmland elsewhere in the County. While 
implementation of Mitigation Measure AG-1 would mitigate the impacts to the extent 
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feasible, because the land to be conserved has not yet been identified; preserving other 
land off-site does not fully mitigate the permanent loss of on-site agricultural land; and 
because the County Board of Supervisors have not yet approved a formal, County-wide 
agricultural mitigation program, impacts would remain significant and unavoidable. 

 

 Greenhouse Gas Emissions: development of the proposed project would generate GHG 
emissions during construction activity and long-term operation. Total estimated GHG 
emissions would exceed recommended thresholds. While implementation of Mitigation 
Measures GHG-1(a) through GHG-1(c) would mitigate the GHG emissions associated 
with the proposed project to the extent feasible, the offset program described in measure 
GHG-1(c) has not been vetted or approved by the County Board of Supervisors. In 
addition, the timing of the projects funded by the carbon offsets – and therefore the 
timing of the reduction in emissions – cannot be confirmed at the time of publication of 
this EIR. Therefore, impacts would remain significant and unavoidable.  

 

 Noise (Construction): noise from construction of the proposed project, including 
demolition of the existing on-site residence, has the potential to adversely impact nearby 
residences and future on-site residences for a period longer than 12 months. 
Construction noise would be reduced to the extent feasible by Mitigation Measures N-
1(a) through N-1(h). Noise barriers may reduce noise by up to 10 dBA; however, 
construction would occur for a period longer than 12 months and noise levels could still 
exceed the thresholds of 55 dBA Leq, 70 dB (maximum noise level), and a 5 dBA Ldn 
increase. Therefore, impacts would be significant and unavoidable.  
 

 Transportation and Circulation (Background plus Project conditions): implementation of 
the proposed project would not cause operations at eight of the nine study area 
intersections to exceed applicable LOS criteria under the Background plus Project 
condition. However, the intersection of Union Road/Airline Highway (SR 25) would 
exceed applicable LOS criteria under the Background plus Project condition. With 
implementation of Mitigation Measure T-2(a), the intersection of Union Road/Airline 
Highway (SR 25) is projected to operate at LOS C under Background plus Project 
conditions. However, the improvement is under Caltrans’ jurisdiction and authority and 
therefore beyond the control of the applicant and/or County of San Benito. In addition, 
the impact to the intersection of Union Road/Airline Highway (SR 25) would be fully 
mitigated through implementation of the planned Airline Highway (SR 25) and Union 
Road widening projects. These projects are identified in the TIMF. The improvements to 
Airline Highway (SR 25) are under Caltrans’ jurisdiction and authority and therefore 
beyond the control of the applicant and/or County of San Benito. Due to the uncertainty 
of project completion dates, operational impacts to the Union Road/Airline Highway 
(SR 25) intersection would remain significant and unavoidable until such time as the 
Airline Highway (SR 25) and Union Road widening projects are complete, when impacts 
would be reduced to a less than significant level. 
 

6.1 ALTERNATIVES CONSIDERED BUT REJECTED 
 
The following alternatives were considered but eliminated from further discussion for the 
reasons given below.  
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Section 15126.6 of the State CEQA Guidelines states that: “An EIR shall describe a range of 
reasonable alternatives to the project, or to the location of the project, which would feasibly 
attain most of the basic objectives of the project but would avoid or substantially lessen any of 
the significant effects of the project, and evaluate the comparative merits of the alternatives. An 
EIR need not consider every conceivable alternative to a project. Rather it must consider a 
reasonable range of potentially feasible alternatives that will foster informed decision making 
and public participation. An EIR is not required to consider alternatives which are infeasible.  
The lead agency is responsible for selecting a range of project alternatives for examination and 
must publicly disclose its reasoning for selecting those alternatives. There is no ironclad rule 
governing the nature or scope of the alternatives to be discussed other than the rule of reason.”  
 
Among the factors that may be used to eliminate alternatives from detailed consideration in an 
EIR are: (i) failure to meet most of the basic project objectives, (ii) infeasibility, or (iii) inability to 
avoid significant environmental impacts. Among the factors that may be taken into account 
when addressing the feasibility of alternatives are site suitability, economic viability, availability 
of infrastructure, general plan consistency, other plans or regulatory limitations, jurisdictional 
boundaries (projects with a regionally significant impact should consider the regional context), 
and whether the proponent can reasonably acquire, control or otherwise have access to the 
alternative site (or the site is already owned by the proponent). An EIR need not consider an 
alternative whose effect cannot be reasonably ascertained and whose implementation is remote 
and speculative.  
 

Alternative Location. The California Supreme Court, in Citizens of Goleta Valley v. Board of 
Supervisors (1990), indicated that a discussion of alternative sites is needed if the project “may be 
feasibly accomplished in a successful manner considering the economic, environmental, social, 
and technological factors involved” at another site. Several criteria form the basis of whether 
alternative sites need to be considered in detail. These criteria take the form of the following 
questions: 
 

1.  Could the size and other characteristics of another site physically accommodate the project? 
2.  Is another site reasonably available for acquisition? 
3.  Is the timing of carrying out development on an alternative site reasonable for the applicant? 
4.  Is the project economically feasible on another site? 
5.  What are the land use designation(s) of alternative sites? 
6.  Does the lead agency have jurisdiction over alternative sites? and 
7.  Are there any social, technological, or other factors which may make the consideration of 

alternative sites infeasible? 
 

Site characteristics that could support a project that meets the project objectives include: 
appropriate size to accommodate an economically viable residential Major Subdivision; non-
agricultural land use designation; and availability of appropriate urban services and 
characteristics, including relatively level terrain, available utilities, and location near local 
schools and commercial centers. Alternative sites designated for agricultural or open space use 
were rejected from consideration because development is not envisioned on these parcels under 
the 2035 General Plan. With adoption of the 2035 General Plan on July 21, 2015, the project site 
and several parcels surrounding the project site were redesignated to Residential Mixed (RM). 
This area was redesignated to deliberately focus new suburban development where it can be 



Sunnyside Estates Project EIR 
Section 6.0 Alternatives 

 
 

  County of San Benito 

6-5 

adequately served by municipal type services such as sewer and water. While there are 
properties in the site vicinity envisioned for residential development under the 2035 General 
Plan, none within the vicinity have appropriate characteristics to accommodate a similar 
residential project with similar buildout potential. In addition, an alternative site location was 
not analyzed because the project applicant does not own an additional property that could 
accommodate 200 units as currently proposed.  

 
Reduced Buildout. As summarized previously, the proposed project would result in 

significant and unavoidable impacts to GHG emissions and transportation and circulation 
(under the Background plus Project condition), among other issue areas. A reduced buildout 
alternative may potentially reduce these significant effects to a less than significant level. 
However, the required buildout reduction would be so great as to render the alternative 
infeasible. For example, to reduce GHG emissions below the threshold of 1,150 MT CO2e, 
buildout would need to be reduced from 200 units to 42 units (a 79 percent reduction). This 
level of reduced buildout potential would fail to meet key project objectives, and also may be 
infeasible from an economic perspective. For transportation and circulation, the intersection of 
Union Road/Airline Highway (SR 25) is projected to operate at an unacceptable LOS E during 
the AM peak hour under Background (no project) conditions. Thus, any addition of traffic to 
this intersection would exacerbate the impact. As such, no reduction in units would be able to 
eliminate the identified impact under Background plus Project conditions. For these reasons, a 
reduced buildout alternative (beyond the 25 percent reduction seen in the Reduced Density 
alternative) was ultimately rejected from further consideration. Refer also to the Existing 
Zoning alternative, which would have a buildout of five new residential units.  
 

6.2 NO PROJECT/NO DEVELOPMENT ALTERNATIVE 
 
6.2.1 Alternative Description 
 
The No Project/No Development Alternative assumes that the proposed project is not 
implemented, and that the project site remains in its current state. The approximately 44.4-acre 
site is currently comprised of approximately 32.8 acres (in the southern portion of the site) of 
hay production; approximately 12.4 acres (in the northern portion of the site) of fallow walnut 
orchards; approximately 5.0 acres (along the southwestern site boundary) of remnant coyote 
bush scrub or grassland habitat; and approximately 0.1 acre (in the northeast corner of the site 
near the corner of Southside Road and Enterprise Road) of an existing single-family home and 
garage.1 This alternative assumes that these uses would continue.  
 

6.2.2 Impacts  
 
With the implementation of the No Project/No Development Alternative, the project site would 
remain in hay production, walnut orchard, and rural residential, low density single-family 
residence uses. Since the proposed development would not occur on the project site, impacts 
related to construction and long-term site disturbances, such as those relating to aesthetics, 

                                                 
1
 These figures are based on the County’s parcel data, as reflected Figure 2-2 in Section 2.0, Project Description, and add to over 

50.3 acres. Based on site-specific survey-grade data from the applicant, the project site is approximately 44.4 acres. This mapping 
discrepancy is the result of different data sets with varying levels of accuracy. 
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agricultural resources, biological resources, cultural resources, hydrology and water quality, 
and geology and soils would not occur. Also, since no additional residents, employees or 
visitors would be brought onto the project site as a result of the proposed development, impacts 
based on a per capita generation would not occur under this alternative. These impact issues 
include air quality, greenhouse gas emissions, noise, public services, transportation, and some 
utilities. Because no development would occur, no additional property or occupants would be 
subject to geologic or other hazards (e.g., flooding).  
 
The current availability of and demand for water would not be changed and the discharge of 
stormwater associated with urban-related runoff would not occur in the absence of 
development. However, the existing runoff from crop irrigation and other agricultural uses 
would continue at their current levels. The continued production of irrigated crops on the 
project site, although limited, would involve the continued use of agricultural chemicals (e.g., 
fertilizers, herbicides, pesticides, etc.) and associated impacts related to hazardous materials, 
water quality, and land use conflicts with the adjacent single-family uses to the south.  
 
Overall, while some environmental impacts would occur as a result of the continued use of the 
project site for agriculture (including those related to hazardous materials, water demand and 
water quality), impacts resulting from the No Project/No Development Alternative would 
generally be less than for the proposed project. In summary, this alternative would avoid each 
of the significant and unavoidable impacts identified in this EIR. However, none of the project 
objectives would be achieved. 
 

6.3 EXISTING ZONING ALTERNATIVE 
 

6.3.1 Alternative Description  
 
The Existing Zoning alternative assumes that the project site is developed in accordance with 
permitted uses based on the site’s existing zoning designation. The current zoning designation 
for the site is Agricultural Productive (AP). The project site is currently comprised of four lots. 
From north to south these lots are: 
 

 APN 020-280-022 - approximately 12.5 acres (contains one existing single-
family residence and associated garage) 

 APN 020-280-041 – approximately 29.0 acres  

 APN 020-280-043 – approximately 5.1 acres  

 APN 020-320-007 – approximately 3.9 acres2  
 
According to Section 25.07.021 of the San Benito County Code, the AP Zoning District allows 
development of one single-family dwelling and one additional dwelling as required for: 
residences of members of the family of the owner or lessee of the land upon which the use is 
conducted, or residences of bona fide full time employees of the owner or lessee upon which it 
is conducted. The minimum building site area is five acres, such that each residence would 

                                                 
2
 These figures are based on the County’s parcel data, as reflected Figure 2-2 in Section 2.0, Project Description, and add to over 

50.3 acres. Based on site-specific survey-grade data from the applicant, the project site is approximately 44.4 acres. This mapping 
discrepancy is the result of different data sets with varying levels of accuracy. 



Sunnyside Estates Project EIR 
Section 6.0 Alternatives 

 
 

  County of San Benito 

6-7 

require a minimum of five acres. Due to the sizes of each of the four parcels, this alternative 
assumes the project site would be developed with three additional single family dwellings (one 
on each of the three currently undeveloped lots) plus up to two additional dwellings (one on 
each of the larger lots).3 The buildout of six units (including one existing and five new) 
represents a 97 percent reduction in total unit count compared to the proposed project. 
 
Due to the reduced level of density and given the minimum building site area, it is assumed 
that water service under this alternative would be provided by on-site wells (one for each lot) 
and sewer service would be provided by septic systems.  
 

6.3.3 Impact Analysis  
 
 a. Aesthetics. This alternative would reduce buildout from 200 residential units to six 
residential units (a 97 percent decrease), and the units would be spread across the 44.4-acre 
project site. Given the low density of this alternative, it is anticipated that most of the site would 
be retained for agricultural purposes (row crops and remnant walnut orchards). Residential 
uses would be secondary to these uses, and may be screened from public view by intervening 
vegetation (including walnut trees). As such, this alternative would not significantly alter the 
existing visual character of the project site, nor have a substantial adverse effect on a scenic 
vista. These impacts, which would be significant and unavoidable for the proposed project, 
would be reduced under this alternative, and would be anticipated to be less than significant. 
No mitigation would be required.  
 
Similarly, because this alternative would construct seven new residences on the 44.4-acre 
project site, impacts related to light and glare would be substantially reduced when compared 
to the proposed project. Impacts would be reduced to a less than significant level, and no 
mitigation would be required.  
 
 b. Agricultural Resources. This alternative would retain the project site’s existing 
agricultural zoning, and therefore would eliminate impacts associated with conflicts with 
agricultural zoning. In addition, because development would be reduced by approximately 97 
percent, this alternative would disturb substantially less Important Farmland than the proposed 
project. While some residences may be located on Important Farmland under this alternative, 
these rural residences would be secondary to the existing on-site agricultural uses, in 
accordance with the existing AP zoning for the site. Because the project site would continue in 
agricultural production to a certain extent, this alternative would not convert Important 
Farmland to non-agricultural uses.4 As such, this impact would be less than significant for this 
alternative, compared to significant and unavoidable for the proposed project. Mitigation 
Measure AG-1 would not be required. 
 

                                                 
3
 A second dwelling could not be constructed on APN 020-280-043 or 020-320-007 without a conditional use permit, given the 

relatively small parcel sizes (approximately 5.1 and 3.9 acres, respectively) and the five-acre minimum building site area. 
4
 According to the Farmland Mapping and Monitoring Program, land categorized as “Urban and Built-up Land” is land occupied by 

structures with a building density of at least one unit to 1.5 acres, or approximately six structures to a 10-acre parcel. Because this 
alternative would not be developed at this density, it is reasonable to conclude that the current FMMP designations on the project 
site would not change. 
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It is anticipated that future residences under this alternative would be constructed internal to 
the project site, such that they would not immediately abut the project’s northern boundary 
with off-site agricultural uses. Land use conflicts and the resulting potential for conversion of 
off-site farmland to non-agricultural use would therefore be a less than significant impact 
(compared to significant but mitigable for the proposed project) under this alternative. While 
conflicts could occur between future residences and ongoing on-site agricultural operations, it is 
expected that future residents would be associated with these operations, as the intent of rural 
residential development on AP-zoned land is to support the agricultural production. Therefore, 
significant conflicts would not be expected to occur to the extent that they would if the project 
site were developed with comparatively dense, suburban-style development. Impacts 
associated with conflicts between residential and agricultural uses would be less than 
significant.  
 
 c. Air Quality. As described in Section 4.3, Air Quality, the proposed project would 
result in less than significant impacts related to consistency with the Air Quality Management 
Plan (AQMP), construction-related emissions, CO hotspots, localized pollutants, and odors. 
Because this alternative would reduce on-site development by approximately 97 percent, it 
would further reduce these impacts compared to the proposed project. Impacts would be less 
than significant under both scenarios.  
 
The proposed project would result in potentially significant but mitigable operational air 
quality impacts. Because this alternative would reduce on-site development by approximately 
97 percent, operational air emissions would reduce commensurately. Under this alternative, 
ROG emissions would reduce from approximately 327.5 lbs/day to approximately 9.8 lbs/day 
and CO emissions would reduce from approximately 585 lbs/day to approximately 17.6 
lbs/day. These emissions levels would be well below MBUAPCD thresholds of 137 lbs/day for 
ROG and 550 lbs/day for CO, respectively. Therefore, impacts under this alternative would be 
less than significant without triggering the need for mitigation, compared to significant but 
mitigable for the proposed project.  
 
 d. Biological Resources. Because this alternative would reduce development potential 
by 97 percent, it would result in substantially less ground disturbance than the proposed 
project. As a result, this alternative would reduce impacts to special status animal species, 
nesting raptors and other avian species, indirect impacts to riparian habitats, and wildlife 
movement. Despite the relatively low level of development under this alternative (seven new 
units over the approximately 44.4-acre site), impacts to special status species, nesting birds, and 
indirect impacts to off-site riparian habitats would still be potentially significant and Mitigation 
Measures B-1(a) through B-1(f), B-2, and B-3 would still be required. Impacts to wildlife 
movement would be less than significant, similar to the proposed project.  
 
 e. Cultural Resources. Because this alternative would reduce development potential by 
97 percent, it would result in substantially less ground disturbance than the proposed project. 
As a result, this alternative would reduce impacts to previously unidentified archaeological 
resources, paleontological resources, and previously unidentified human remains (all of which 
would be significant but mitigable for the proposed project). However, given that any ground 
disturbance could potentially unearth or adversely impact previously unidentified 
archaeological resources or human remains or other cultural resources, impacts would continue 
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to be significant but mitigable and Mitigation Measures CR-2 and CR-4 would continue to be 
required under this alternative as well as the project. However, given the small area of high 
paleontological sensitivity (along the easternmost margin of the site; refer to Figure 4.5-1 in 
Section 4.5, Cultural Resources) and the low level of disturbance associated with this project, it is 
not anticipated that development would occur in the area of high sensitivity. Thus, significant 
impacts to paleontological resources would not occur. Therefore, this impact would be reduced 
to a less than significant level and no mitigation would be required.  
 
Because this alternative would retain the existing on-site residence, impacts related to removing 
this residence with respect to this environmental issue area would be eliminated. However, 
because this residence is not considered an historical resource for the purposes of CEQA (refer 
to Impact CR-1 in Section 4.5, Cultural Resources), the project would result in no impact to 
historic resources, similar to this alternative. 
 
 f. Geology and Soils. This alternative would reduce buildout from 200 residential units 
to 7 new residential units (a 97 percent decrease), and the units would be spread across the 44.4-
acre project site. It is not anticipated that on-site residences under this alternative would be 
placed within the Alquist-Priolo Fault Zone for the Calaveras Fault (as shown in Figure 2-3 in 
Section 2.0, Project Description). Required compliance with the Alquist-Priolo Earthquake Fault 
Zoning Act would ensure that no habitable structures are constructed in this area. Mitigation 
Measure GEO-1 requires disclosure of this information upon the transfer of real property. 
Because the transfer of real property is not necessarily anticipated under this alternative, and 
because compliance with the Alquist-Priolo Earthquake Fault Zoning Act is required by law, 
this mitigation would not be required for this alternative. Thus, impacts would be less than 
significant, compared to significant but mitigable for the proposed project.  
 
Because this alternative would construct significantly fewer structures and generate 
significantly fewer new residents on the project site, fewer people would be exposed to hazards 
associated with seismically induced groundshaking, differential settlement, liquefaction, soil 
erosion, or expansion. For this reason, these impacts would all be reduced when compared to 
the proposed project in degree, although it is anticipated that compliance with applicable 
building codes would ensure impacts for the alternative are less than significant, similar to the 
proposed project.  
 
 g. Greenhouse Gas Emissions. The proposed project would result in significant and 
unavoidable impacts related to greenhouse gas (GHG) emissions. Because this alternative 
would reduce on-site development by approximately 97 percent, GHG emissions would reduce 
commensurately. This alternative would emit approximately 163.5 MT CO2e. As this is below 
the threshold of 1,150 MT CO2e, impacts from this alternative would be less than significant. 
Thus, this alternative would reduce impacts compared to the proposed project, and would 
eliminate the significant and unavoidable greenhouse gas emissions impact. Note that the 
proposed project was compared to the efficiency threshold of 4.9 MT CO2e per service 
population per year, as this is the most appropriate threshold option for large projects such as 
large residential developments (the proposed project would also exceed the efficiency threshold 
by 4,299 MT CO2e). Because this alternative would only construct five new residences, the 
above-referenced threshold is appropriate.  
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As with the proposed project, this alternative would be required to comply with State laws and 
regulations that are designed to achieve overall GHG reductions goals in AB 32 and other 
applicable plans and policies related to GHG emissions. This alternative would not conflict with 
an applicable plan, policy, or regulation adopted for the purpose of reducing GHG emissions, 
and impacts would be less than significant in this regard under both this alternative and the 
proposed project. 
 
 h. Hazards/Hazardous Materials. Because this alternative would reduce development 
on the project site by approximately 97 percent, impacts related to the routine transport, use, or 
disposal of hazardous substances; risk of upset associated with roadway accidents; interference 
with emergency response or evacuation plans; and wildfires would therefore be reduced when 
compared to the proposed project. However, these impacts (for both the project and this 
alternative) would be less than significant in any event. In addition, because this alternative 
would retain the existing on-site residence, impacts related to the potential for exposure to lead-
based paint or asbestos containing materials resulting from demolition of this structure would 
be eliminated (although this is a less than significant impact for the proposed project as well). 
 
Because this alternative would be developed over a substantially smaller portion of the project 
site, impacts related to exposure to residual pesticides and other agricultural chemicals in the 
soil would be reduced. However, mitigation may still be required for any residences proposed 
in the southeastern part of the project site and within the existing walnut orchard in the 
northern part of the site.  
 
 i. Hydrology and Water Quality. This alternative involves a substantial reduction in 
residential buildout, from 200 to five new dwelling units. As a result, the development footprint 
would be reduced from approximately 44.4 acres to approximately 1.3 acres (a commensurate 
97 percent reduction). This reduction in building footprint would reduce the quantity of soil 
subject to erosion and would also reduce the area covered by impervious surfaces, resulting in a 
decrease in surface runoff and accelerated erosion. Impacts related to downstream 
sedimentation during construction, interference with groundwater recharge, increased 
stormwater runoff, and stormwater transport of pollutants and sediment to the San Benito River 
would all be reduced when compared to the proposed project, and less than significant. As with 
the proposed project, this alternative would not be anticipated to place housing within the 100-
year flood plain. Therefore, this impact would be similarly less than significant.  
 
 j. Land Use. This alternative would develop the site in accordance with existing zoning, 
and no Zoning Ordinance Amendments would be required. However, the recently adopted 
2035 General Plan (July 21, 2015) redesignated the site as Residential Mixed (RM). The 2035 
General Plan deliberately focuses new suburban development where it can be adequately 
served by municipal type services such as sewer and water. The project site is one identified by 
the 2035 General Plan as a logical extension of the growth occurring on the southern edge of the 
City of Hollister. As described in Section 4.10, Land Use, the proposed project is generally 
consistent with the overall vision and direction of the 2035 General Plan and policy consistency 
impacts would be less than significant. While the Existing Zoning alternative would not directly 
conflict with an underlying zoning or General Plan land use designation, it may be viewed as 
potentially inconsistent with the vision of the 2035 General Plan to direct development to the 
area south of Hollister. Thus, this alternative would have a greater impact related to policy 
consistency than the proposed project.  
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 k. Noise. This alternative would reduce buildout from 200 residential units to five new 
residential units (a 97 percent decrease). Given this decrease, construction-related noise impacts 
would be minimal, and would not require more than a 12-month construction period. In 
addition, it is anticipated that the rural residences would be spread out over the approximately 
44.4-acre site, and likely would not be located immediately adjacent to the boundaries of the 
project site. Thus, this alternative would result in less than significant impacts from 
construction-related noise (compared to significant and unavoidable for the proposed project 
Construction-related groundborne vibration impacts would also be reduced but would be less 
than significant in any event, similar to the proposed project. 
 
This alternative would generate approximately 57 vehicle trips per day – a 97 percent reduction 
compared to the proposed project. Noise impacts resulting from alternative-generated traffic 
would therefore be significantly reduced when compared to the proposed project and would be 
less than significant (compared to significant and unavoidable for the proposed project).  
 
 l. Public Services. This alternative would construct 97 percent fewer units in the same 
location as the proposed project and would therefore generate substantially less demand for 
public services and recreation. As such, impacts to police, fire, emergency medical, school, and 
library services would be the reduced when compared to the proposed project. Although this 
alternative would not construct an on-site park, demand from the alternative would be met by 
existing County parkland and given the nominal number of new residents created, this 
alternative would not be expected to trigger the need for new or expanded recreational facilities 
or facilities to house additional staff or equipment in order to provide adequate police, fire, 
emergency medical, school and/or library services. These impacts would all be less than 
significant, as with the proposed project. 

 
m. Transportation and Circulation. This alternative would generate approximately 57 

vehicle trips per day, with 5 trips generated during the AM peak hour and 6 trips generated 
during the PM peak hour. The proposed project would generate 1,904 total trips, with 150 trips 
in the AM peak hour and 200 trips generated in the PM peak hour, which would add traffic to 
nearby intersections. Due to this alternative’s substantially reduced density overall, this 
alternative would reduce total trips by approximately 97 percent. This alternative’s impacts to 
area intersections would therefore be substantially reduced when compared to the proposed 
project. It should be noted, however, that the intersection of Union Road/Airline Highway (SR 
25) would operate at an unacceptable LOS E during the AM peak hour under Background (no 
project) conditions. Any addition of vehicle trips to this intersection would exacerbate this 
existing deficiency. As with the proposed project, impacts to this intersection would be fully 
mitigated through the implementation of the planned Airline Highway (SR 25) and Union Road 
widening projects. The improvements to Airline Highway (SR 25) are under Caltrans’ 
jurisdiction and authority and therefore beyond the control of future developers and/or County 
of San Benito under this alternative. Due to the uncertainty of project completion dates, 
operational impacts to the Union Road/Airline Highway (SR 25) intersection would remain 
significant and unavoidable, similar to the proposed project. 

  
 n. Utilities and Service Systems. Based on the reduced level of buildout associated with 
this alternative (from 200 to five new units, or an approximately 97 percent reduction), water 
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demand would be reduced from approximately 88 acre feet per year (AFY) for the proposed 
project to an estimated 2.6 AFY for this alternative. The proposed project would be served by 
connection to SSCWD, which utilizes both groundwater and CVP water. This alternative would 
be served entirely by groundwater via on-site wells. Since adequate water supplies are available 
to the proposed project, it is assumed that adequate groundwater supplies via on-site wells 
would be available to this alternative. Impacts would be less than significant, similar to the 
proposed project. 
 
This alternative would generate approximately 97 percent less wastewater per day than the 
proposed project (or approximately 4,350 gallons per day compared to the project’s 0.145 
million gallons per day), and would dispose of wastewater in on-site septic systems. Therefore, 
impacts associated with wastewater conveyance infrastructure would be eliminated under this 
alternative (a significant but mitigable impact for the proposed project). Septic systems would 
be designed and permitted to meet County standards, such that impacts related to septic 
disposal would not be expected.  
 
This alternative would also generate substantially less solid waste than the proposed project. 
Because adequate landfill capacity is available for the project, adequate capacity would be 
available for the reduced solid waste associated with this alternative. Impacts would be reduced 
when compared to the proposed project, although it would be less than significant under both 
scenarios.  

 
 o. Conclusion. The Existing Zoning alternative would reduce impacts in all 
environmental issue areas, due primarily to the substantially reduced buildout potential. This 
includes reduction of significant and unavoidable impacts in the areas of aesthetics, agricultural 
resources, GHG emissions, and noise to less than significant levels. A comparative summary of 
the environmental impacts associated with the Existing Zoning alternative with the 
environmental impacts anticipated under the proposed project is provided in Table 6-1.  
 
While this alternative would reduce environmental impacts of the proposed project, including 
several significant and unavoidable impacts, it would not meet any of the project objectives. For 
example, it would not develop a well-designed and economically viable residential project that 
facilitates achievement of the County’s land use vision for the project site as contemplated in the 
2035 General Plan, as identified in objective 1. Nor would it provide a thoughtfully designed 
residential neighborhood development that reflects an efficient use of land, as identified in 
objective 2. This alternative also would not provide transportation improvements, on-site water 
retention facilities, or on-site park facilities, as identified in objectives 3 through 5.  
 

6.4 SETBACK FROM NORTHERN PROPERTY LINE 
ALTERNATIVE 

 

6.4.1  Alternative Description  
 
This alternative considers development with the same number of units as the proposed project 
(200), but with an altered site configuration such that the units are further set back from the 
northern property line to minimize land use conflicts with nearby agricultural lands. To 
accomplish this, the front yard setback for lots along the northern property line (lots 106 
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through 121; refer to Figure 2-3 in Section 2.0, Project Description) would be increased from 20 
feet (as allowable in the proposed Single-Family Residential [R1] zoning district) to 50 feet. The 
purpose of this larger setback would be to minimize potential conflicts with adjacent 
agricultural operations to the north. With this setback, residences on lots 106 through 121 would 
be located at least 105 feet from agricultural operations (the northern lot lines are approximately 
55 feet from adjacent agricultural operations to the north, plus 50 feet setback from this property 
line). This alternative is intended to reduce impacts associated with land use conflicts between 
the proposed residential uses and existing off-site agricultural uses. The remainder of the 
project site would be developed consistent with the site plan for the proposed project, as shown 
in Figure 2-3 in Section 2.0, Project Description. 
 
Similar to the proposed project, site access would be provided by two access points; one from 
Southside Road and one from Hospital Road, which both border the project site. Water would 
be provided by connection to the Sunnyslope County Water District (SSCWD), similar to the 
proposed project. Sanitary sewer service would be provided by the City of Hollister’s Water 
Reclamation Facility (WRF), subject to LAFCO approval, similar to the proposed project. 
 

6.4.2  Impact Analysis  
 
 a. Aesthetics. This alternative would apply a longer front yard setback for residences 
constructed along the northern property line (proposed lots 106 through 121). This change would 
have no effect on the overall impacts to aesthetics when compared to the proposed project; a 55-
foot setback along the northern property line would have minimal aesthetic benefit for the 44.4-
acre development project. Because this alternative would still convert agricultural land to develop 
suburban uses in the form of more dense residential development and related improvements, 
similar to the proposed project, the alternative also would substantially alter scenic views, and 
would substantially degrade the existing rural character of the project site and vicinity. These 
impacts would be significant and unavoidable, similar to the proposed project. This alternative 
would add the same amount of night lighting to the site, as it would develop the same number of 
units. These impacts would be significant but mitigable, similar to the proposed project.  
 
 b. Agricultural Resources. As with the proposed project, this alternative would result in 
conversion of approximately 13.3 acres of Important Farmland to non-agricultural use on a site 
that is zoned for agricultural use. Because the disturbance area under this alternative would be 
the same as the proposed project, impacts related to farmland conversion would be similar to 
the proposed project. Mitigation Measure AG-1 would be required, and impacts would remain 
significant and unavoidable, similar to the proposed project. 
 
This alternative has been designed to reduce potential land use conflicts between future on-site 
residents and existing off-site agricultural uses to the north. Because residences along the 
northern property line would be setback at least 105 feet from adjacent agricultural operations 
to the north (compared to approximately 75 feet under the proposed project), these conflicts 
would be reduced to a certain extent. Mitigation Measure AG-3 for the proposed project, which 
would require construction of a fence along the northern property line to reduce these impacts, 
would not be required for this alternative given the increased setback. Therefore, this impact 
would be less than significant under this alternative, and mitigation would not be required.  
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 c. Air Quality. This alternative would construct the same number of units within the 
same overall development footprint as the proposed project. As such, air quality impacts would 
be the same as for the proposed project. Consistency with the AQMP would be less than 
significant, construction-related emissions would be less than significant, operational emissions 
would be significant but mitigable, CO hotspot impacts would be less than significant, and 
impacts related to localized pollutants and odors would be less than significant, similar to the 
proposed project. Mitigation measures identified in Section 4.3, Air Quality, for operational 
emissions would continue to be necessary under this alternative, similar to the proposed 
project.  
 
 d. Biological Resources. Because the overall disturbance area under this alternative 
would be the same as the proposed project, impacts to biological resources would be similar to 
the proposed project. This includes significant but mitigable impacts to special status animal 
species, nesting raptors and other avian species, indirect impacts to riparian habitats, and less 
than significant impacts to wildlife movement. Mitigation measures identified in Section 4.4, 
Biological Resources, would continue to be necessary under this alternative, similar to the 
proposed project.  
 
 e. Cultural Resources. Because the overall disturbance area under this alternative would 
be the same as the proposed project, impacts to cultural resources would be similar to the 
proposed project. This includes no impact to historic resources and significant but mitigable 
impacts to previously unidentified archaeological resources, paleontological resources, and 
previously unidentified human remains. Mitigation measures identified in Section 4.5, Cultural 
Resources, would continue to be necessary under this alternative, similar to the proposed project.  
 
 f. Geology and Soils. Because the overall disturbance area under this alternative would 
be the same as the proposed project, impacts related to geology and soils would be similar to 
the proposed project. This includes significant but mitigable impacts related to surface rupture, 
differential settlement, and expansive soils, and less than significant impacts related to 
seismically induced groundshaking, liquefaction, and soil erosion. Mitigation measures 
identified in Section 4.6, Geology and Soils, would continue to be necessary under this alternative, 
similar to the proposed project.  
 
 g. Greenhouse Gas Emissions. Because the overall disturbance area under this 
alternative would be the same as the proposed project, impacts related to greenhouse gas 
emissions would be similar to the proposed project. This includes significant and unavoidable 
impacts associated with GHG emissions and less than significant impacts related to compliance 
with applicable plans, policies, and regulations adopted for the purpose of reducing GHG 
emissions. Mitigation Measure GHG-1(a) through GHG-1(c) would continue to be required 
under this alternative, similar to the proposed project.  
 
 h. Hazards/Hazardous Materials. Because this alternative would involve development 
of the same number of single-family residences on the same site as the proposed project, 
impacts related to the routine transport, use, or disposal of hazardous substances and risk of 
upset associated with roadway accidents would be less than significant, similar to the proposed 
project. Impacts related to exposure to asbestos or lead, interference with emergency response 
or evacuation plans, and wildfires would also be less than significant, similar to the project. 
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Because this alternative would be developed over the same project site, impacts related to 
exposure to residual pesticides and other agricultural chemicals in the soil would be similar to 
the project. However, because this alternative would place residences along the northern 
property line at a greater distance from off-site agricultural operations, impacts related to 
exposure of future residents to pesticides and other chemicals from off-site operations would be 
reduced when compared to the proposed project. Although reduced in severity, this impact 
would continue to be significant but mitigable, and Mitigation Measure HAZ-3 (Soil Sampling 
and Remediation) would continue to be required, similar to the proposed project.  
 
 i. Hydrology and Water Quality. Because this alternative would construct the same 
number of units within the same overall development footprint as the proposed project, impacts 
related to hydrology and water quality would be similar to the proposed project. This includes 
less than significant impacts related to soil erosion and downstream pollution, groundwater 
depletion, increased stormwater runoff, operational water quality, and development within a 
100-year flood zone. With adherence to the applicable laws and regulations, no mitigation 
would be required for hydrology and water quality, similar to the proposed project. 
 
 j. Land Use. This alternative would involve the same land uses as the proposed project. 
As described in Section 4.10, Land Use, the project would be consistent with most applicable San 
Benito County policies adopted for the purpose of avoiding or mitigating an environmental 
impact. Because this alternative would result in a similar development potential as the 
proposed project, it too would be consistent with most policies. The placement of some 
residences further from off-site agricultural operations would improve consistency with 2035 
General Plan Update Policy LU-3.8, which requires that a buffer between new urban density 
residential development and existing conventional agricultural operations be provided. Impacts 
related to policy consistency would be less than significant, similar to the proposed project.  
 
 k. Noise. Because this alternative would construct the same number of units within the 
same overall development footprint as the proposed project, impacts related to construction 
and operational noise emanating from the proposed land uses would be similar. As with the 
proposed project, construction-related noise impacts would be significant and unavoidable, 
construction-related groundborne vibration impacts would be less than significant, and noise 
increases resulting from project-generated traffic would be less than significant. However, the 
proposed residential uses under this alternative would not be exposed to the same level of noise 
generated from existing off-site agricultural uses north of the site, as residences would be 
located at a slightly greater distance from these uses when compared to the proposed project 
(approximately 105 feet compared to approximately 75 feet for the project). Thus, this impact 
would be incrementally reduced but would be less than significant in any event, similar to the 
proposed project.  
 
 l. Public Services and Recreation. This alternative would construct the same number of 
units in the same general location as the proposed project and would therefore generate the 
same level of demand for public services and recreation. As such, impacts to police, fire, 
emergency medical, school, and library services would be the same as the proposed project. In 
addition, because this alternative would construct an approximately 2.9-acre park, similar to the 
project, impacts related to parks and recreation would be similar. These impacts would all be 
less than significant, as with the proposed project. 
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 m. Transportation and Circulation. This alternative would construct the same number 
of units in the same location as the proposed project. As such, it would generate the same 
number of vehicle trips and traffic-related impacts would be similar to the proposed project. 
This includes less than significant impacts under Existing (2014) plus Project and Background 
plus Project conditions; significant and unavoidable impacts under Background plus Project 
conditions; and less than significant impacts under Cumulative (2035) plus Project conditions. 
Impacts related to operation of project driveways under all conditions would also be less than 
significant; impacts related to traffic safety hazards would be significant but mitigable; and 
impacts related to public transit, bicycle, and pedestrian facilities would be less than significant. 
Mitigation measures outlined in Section 4.13, Transportation and Circulation, would continue to 
apply to this alternative.  
 
 n. Utilities and Service Systems. Because this alternative would generate the same level 
of development as the proposed project, it would generate a similar water demand of 
approximately 88 acre feet per year (AFY). As with the proposed project, available water 
supplies would be adequate to serve this alternative, and impacts would be less than 
significant. Similarly, this alternative would generate the same amount of wastewater per day 
(approximately 0.145 million gallons), and impacts to wastewater facilities and services would 
be significant but mitigable. Solid waste generation would also be similar, and landfill capacity 
would be available to serve this alternative. Similar to the proposed project, solid waste impacts 
would therefore be less than significant.  
 

 o. Conclusion. The Setback from Northern Property Line Alternative would result in the 
same level of development as the proposed project within the same overall development 
footprint. Therefore, it would result in similar impacts to the proposed project for most 
environmental issue areas, including: aesthetics, air quality, biological resources, cultural 
resources, geology and soils, greenhouse gas emissions, hydrology and water quality, public 
services and recreation, transportation and circulation, and utilities and service systems. 
Impacts related to agricultural land conversion would be similar, however, impacts resulting 
from potential land use conflicts between future on-site residences and existing off-site 
agricultural operations to the north would be reduced to a less than significant level (compared 
to significant but mitigable for the proposed project), and mitigation would no longer be 
required. Impacts to hazards and hazardous materials would also be similar, except that 
exposure of on-site residences to pesticides from off-site agricultural operations would 
incrementally decrease. Because this alternative would involve the same land uses as the 
proposed project, consistency with applicable General Plan goals and policies would be largely 
similar, except that the alternative would slightly improve consistency with 2035 General Plan 
Update Policy LU-3.8. Lastly, while most noise impacts would be similar to the proposed 
project, this alternative would incrementally reduce impacts associated with off-site agricultural 
uses (a less than significant impact for the proposed project). This alternative would not reduce 
any of the identified significant and unavoidable impacts of the project to a lower level of 
significance. A comparative summary of the environmental impacts associated with the Setback 
from Northern Property Line Alternative with the environmental impacts anticipated under the 
proposed project is provided in Table 6-1. 
 
It should also be noted that, because this alternative would result in the same level of 
development on the same site, it would meet all of the proposed project objectives.  
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6.5 REDUCED DENSITY ALTERNATIVE 
 
6.5.1  Alternative Description  
 
The Reduced Density Alternative would include the same land uses and development pattern 
as the proposed project, but would reduce the overall development buildout and disturbance 
area by approximately 25 percent. A 25 percent reduction was selected because it would 
provide enough of a reduction in ground disturbance and population growth so as to 
measurably reduce environmental impacts, but would still be viewed as potentially feasible. In 
accordance with the 25 percent reduction, this alternative would include 150 dwelling units, 
rather than 200 units for the proposed project. This alternative assumes that parks, open space, 
and roadways would also be reduced by a commensurate 25 percent. As such, there would be 
approximately 2.2 acres of parks (reduced from 2.9 acres), approximately 1.8 acres of open space 
(reduced from 2.4 acres), and approximately 8.8 acres of streets (reduced from 11.7 acres). The 
overall project footprint would be reduced from approximately 44.4 acres to 33.3 acres. It is 
assumed that development would be concentrated in the southern portion of the site, adjacent 
to existing residential development to the south. Thus, the remaining approximately 11.1 acres 
in the northern portion of the site would be maintained in walnut orchards. It is assumed that 
the existing residence, located in the northeast corner of the site near the corner of Southside 
Road and Enterprise Road, would be retained under this alternative.  
 
Similar to the proposed project, site access would be provided by two access points; one from 
Southside Road and one from Hospital Road, which both border the project site. Water would 
be provided by connection to the Sunnyslope County Water District (SSCWD), similar to the 
proposed project. Sanitary sewer service would be provided by the City of Hollister’s Water 
Reclamation Facility (WRF), subject to LAFCO approval, similar to the proposed project. 
 

6.5.2  Impact Analysis  
 
 a. Aesthetics. This alternative would reduce buildout from 200 residential units to 150 
residential units (a 25 percent decrease). Development would be concentrated in the southern 
portion of the site, adjacent to existing residential development to the south. Although 
development associated with this alternative would be reduced by 25 percent, the scale of urban 
development on the project site under this alternative would still be substantial and would 
continue to significantly alter the existing rural visual character of the site, and would continue 
to adversely affect scenic views from Southside and Hospital Roads. Impacts to scenic vistas 
and visual character would be somewhat reduced compared to the project, but would continue 
to be significant and unavoidable. Mitigation Measures AES-1(a) and AES-1(b) would continue 
to be triggered under this alternative, similar to the proposed project. 
 
This alternative would introduce somewhat less light and glare (assumed to be an 
approximately 25% reduction) as compared to the proposed project. Impacts related to light and 
glare would therefore be incrementally reduced compared to the proposed project, but would 
continue to be significant but mitigable (similar to the proposed project). 
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 b. Agricultural Resources. Because this alternative would concentrate development in 
the southern portion of the site, outside the existing orchard area, it would avoid converting 
approximately 13.3acres of Prime Farmland to non-agricultural use (refer to Figure 4.2-1 in 
Section 4.2, Agricultural Resources). The avoidance of Prime Farmland as designated by the 
FMMP would reduce impacts to a less than significant level, per Appendix G of the State CEQA 
Guidelines. Therefore, impacts from this alternative would be less than significant, compared to 
significant and unavoidable for the proposed project, and mitigation would not be required.  
 
Conflicts between future on-site residents and existing off-site agricultural operations would 
also be reduced, given that development would not be located on the northern portion of the 
site, near these existing off-site operations. Mitigation Measure AG-3 for the proposed project, 
which would require construction of a fence along the northern property line to reduce these 
impacts, would not be required for this alternative. Therefore, this impact would be less than 
significant under this alternative, and mitigation would not be required.  
 
 c. Air Quality. The proposed project’s population growth would be consistent with the 
AQMP. Because this alternative would reduce buildout, and thus reduce population growth, it 
too would be consistent with the AQMP. 
 
Construction of the proposed project would result in the temporary generation of air pollutants, 
which would affect local air quality. The extent of construction under this alternative would be 
less than the proposed project due to the 25 percent reduction in buildout. Because the extent of 
construction would not exceed that of the proposed project, for which short-term construction 
would not exceed MBUAPCD thresholds, impacts from emissions during construction under 
this alternative would be less than significant, similar to the proposed project.  
 
The proposed project would result in potentially significant but mitigable operational air 
quality impacts. Because this alternative would reduce on-site development by approximately 
25 percent, operational air emissions would reduce commensurately. Under this alternative, 
ROG emissions would be reduced from approximately 327.5 lbs/day to approximately 245.6 
lbs/day and CO emissions would be reduced from approximately 585 lbs/day to 
approximately 439 lbs/day. These emissions levels would be above the MBUAPCD thresholds 
of 137 lbs/day for ROG but below the threshold of 550 lbs/day for CO. Therefore, impacts 
under this alternative would be reduced compared to the proposed project, but impacts related 
to ROG emissions would continue to be significant but mitigable. Mitigation Measure AQ-3 
would continue to be required under this alternative, and would reduce impacts to a less than 
significant level, similar to the proposed project.  
 
 d. Biological Resources. This alternative would disturb approximately 25 percent less of 
the project site than the proposed project. Development would be concentrated in the southern 
portion of the site, such that the existing on-site orchard would remain. Because most of the 
suitable on-site habitat would still be converted to residential uses, impacts to special status 
animal species would still occur, and mitigation outlined in Section 4.4, Biological Resources, 
would still be required under this alternative, similar to the proposed project. 
 
Although under this alternative, it would avoid removing the existing on-site walnut orchard, 
other trees on the project site would still be removed. Therefore, impacts to nesting raptors and 
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other avian species would be reduced when compared to the project, but would remain 
significant but mitigable. Mitigation Measure B-2 would still be required under this alternative, 
similar to the proposed project.  
 
This alternative would reduce overall buildout, but would continue to construct homes within 
close proximity (i.e., as close as 250 feet) from the San Benito River. Therefore, this alternative 
would result in similar indirect impacts to riparian habitats as the proposed project, and 
Mitigation B-3 would continue to be required under this alternative. Impacts to wildlife 
movement would also be reduced, and would remain less than significant, similar to the 
proposed project.  
 
 e. Cultural Resources. Because this alternative would reduce development potential by 
25 percent, it would result in less ground disturbance than the proposed project. As a result, this 
alternative would reduce impacts to previously unidentified archaeological resources, 
paleontological resources, and previously unidentified human remains (all of which would be 
significant but mitigable for the proposed project as well). However, given that any ground 
disturbance could potentially unearth or adversely impact previously unidentified 
archaeological resources or human remains, impacts would continue to be significant but 
mitigable and Mitigation Measures CR-2, CR-3(a), CR-3(b), and CR-4 would continue to be 
required under this alternative.  
 
Because this alternative would retain the existing on-site residence, impacts related to removing 
this residence would be eliminated as it relates to this environmental topic area. However, 
because this residence is not considered an historical resource for the purposes of CEQA (refer 
to Impact CR-1 in Section 4.5, Cultural Resources), the project would result in no impact to 
historic resources, similar to this alternative. 
 
 f. Geology and Soils. This alternative would reduce buildout from 200 residential units 
to 150 residential units (a 25 percent decrease), and the units would be concentrated in the 
southern portion of the site. Similar to the proposed project, this alternative would place several 
lots within the Alquist-Priolo Fault Zone for the Calaveras Fault. Therefore, impacts related to 
fault rupture would be similar, and Mitigation Measure GEO-1 would be required to reduce 
impacts to a less than significant level, similar to the proposed project. 
 
Because this alternative would construct fewer structures and generate fewer new residents on 
the project site, comparatively fewer people would be exposed to hazards associated with 
seismically induced groundshaking, differential settlement, liquefaction, soil erosion, or 
expansion. These impacts would all be reduced when compared to the proposed project; 
however, it is anticipated that compliance with applicable building codes and other applicable 
laws and regulations would ensure impacts for the alternative are less than significant, similar 
to the proposed project.  
 
 g. Greenhouse Gas Emissions. The proposed project would result in significant and 
unavoidable impacts with respect to operationally-related GHG emissions. Because this 
alternative would reduce on-site development by approximately 25 percent, GHG emissions 
would reduce commensurately. This alternative would emit approximately 4,087 MT CO2e 
compared to the project’s 5,449 MT CO2e. This is above the threshold of 1,150 MT CO2e. The 
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service population for this alternative would be 449 persons (150 residences x 2.99 persons per 
household = 449 persons). As such, the total emissions per service population would be 9.3 MT 
CO2e/service population/year, which is the same as the proposed project and above the 
threshold of 4.9 MT CO2e/service population/year. Although overall emissions would be 
reduced when compared to the project, the per service population emissions would be the same 
and would still exceed the applicable thresholds. Thus, this alternative would result in 
significant and unavoidable impacts related to GHG emissions, similar to the proposed project.  
 
As with the proposed project, this alternative would be required to comply with State laws and 
regulations to achieve overall GHG reductions goals in AB 32 and other applicable plans and 
policies related to GHG emissions. This alternative would not conflict with an applicable plan, 
policy, or regulation adopted for the purpose of reducing GHG emissions, and impacts would 
be less than significant in this regard under both this alternative and the proposed project. 
 
 h. Hazards/Hazardous Materials. Because this alternative would reduce development 
on the project site by approximately 25 percent, impacts related to the routine transport, use, or 
disposal of hazardous substances; risk of upset associated with roadway accidents; interference 
with emergency response or evacuation plans; and wildfires would therefore be reduced when 
compared to the proposed project. However, these impacts (for both the proposed project and 
this alternative) would be less than significant. In addition, because this alternative would 
retain the existing on-site residence, impacts related to the potential for exposure to lead-based 
paint or asbestos containing materials resulting from demolition of this structure would be 
eliminated (although this is a less than significant impact for the proposed project as well). 
 
Because this alternative would be developed over a somewhat smaller portion of the project 
site, impacts related to exposure to residual pesticides and other agricultural chemicals in the 
soil would be reduced. However, mitigation may still be required for any residences proposed 
in the southeastern part of the project site and within the existing walnut orchard in the 
northern part of the site, similar to the proposed project.  
 
 i. Hydrology and Water Quality. This alternative involves a reduction in residential 
buildout from 200 to 150 dwelling units. As a result, the development footprint would be 
reduced from approximately 44.4 acres to approximately 33.3 acres (a commensurate 25 percent 
reduction). This reduction in building footprint would incrementally reduce the quantity of soil 
subject to erosion and would also reduce the area covered by impervious surfaces, resulting in a 
decrease in surface runoff and accelerated erosion. Impacts related to downstream 
sedimentation during construction, interference with groundwater recharge, increased 
stormwater runoff, and stormwater transport of pollutants and sediment to the San Benito River 
would all be reduced when compared to the proposed project, although these impacts would be 
less than significant under both scenarios. As with the proposed project, this alternative would 
not be anticipated to place housing within the 100-year flood plain. Therefore, this impact 
would be similarly less than significant.  
 
 j. Land Use. This alternative would involve the same land uses as the proposed project, 
at a slightly reduced buildout. As described in Section 4.10, Land Use, the project would be 
consistent with most applicable San Benito County policies adopted for the purpose of avoiding 
or mitigating an environmental impact. As described above, this alternative would reduce 
impacts associated with agricultural lands conversion to a less than significant level. Thus, this 
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alternative would improve consistency with agriculture-related General Plan policies. Land use 
impacts would therefore be reduced when compared to the proposed project, and would 
similarly be less than significant. 
 
 k. Noise. This alternative would reduce buildout from 200 residential units to 150 
residential units (a 25 percent decrease). Because fewer residences would be constructed, 
construction-related noise would decrease. However, similar types of noise-generating 
equipment would be used in the same location, including in close proximity to off-site sensitive 
receptors, and would likely require more than a 12-month construction period. Thus, this 
alternative would result in significant and unavoidable impacts from construction-related noise, 
similar to the proposed project. Construction-related groundborne vibration impacts would also 
be reduced, though this impact would be less than significant for the proposed project. 
 
This alternative would generate approximately 1,428 vehicle trips per day – a 25 percent 
reduction compared to the proposed project. Noise impacts resulting from alternative-
generated traffic would therefore be reduced when compared to the proposed project. 
However, a 25 percent reduction in vehicle trips would not reduce traffic-generated noise to the 
extent that impacts would be reduced below thresholds. Therefore, mitigation measures 
identified in Section 4.11, Noise, would continue to be required. Similar to the proposed project, 
because mitigation may be infeasible, impacts would continue to be significant and 
unavoidable. 
 
 l. Public Services. This alternative would construct 25 percent fewer of units in the same 
location as the proposed project and would therefore generate less demand for public services 
and recreation. As such, impacts to police, fire, emergency medical, school, and library services 
would be the reduced when compared to the proposed project. However, these impacts would 
all be less than significant, as with the proposed project. 
 
This alternative would include approximately 2.2 acres of parkland and 1.5 acres of open space, 
compared to approximately 2.9 acres of parkland and approximately 2.0 acres of open space for 
the proposed project. As with the proposed project, the dedication of this parkland and open 
space would be sufficient to meet the demand of the alternative and would not trigger the need 
for new or expanded facilities. Therefore, this alternative would result in less than significant 
impacts to parkland demand, similar to the proposed project.  
 
 m. Transportation and Circulation. This alternative would generate approximately 
1,428 vehicle trips per day, with 113 trips generated during the AM peak hour and 150 trips 
generated during the PM peak hour. The proposed project would generate 1,904 total trips, with 
150 trips in the AM peak hour and 200 trips generated in the PM peak hour, which would add 
traffic to nearby intersections. As described in Section 4.13, Transportation and Circulation, the 
proposed project would result in less than significant impacts under Existing (2014) plus 
Project; significant and unavoidable impacts under Background plus Project conditions; and 
less than significant impacts under Cumulative (2035) plus Project conditions Because this 
alternative would generate fewer trips than the project, overall impacts to the transportation 
network would be reduced. However, the intersection of Union Road/Airline Highway (SR 25) 
would operate at an unacceptable LOS E during the AM peak hour under Background (no 
project) conditions. Any addition of vehicle trips to this intersection would exacerbate this 
existing deficiency. As with the proposed project, Mitigation Measures T-2(a) and T-2(b) would 
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be required, and impacts to this intersection would be fully mitigated through the identified 
improvements. However, the improvements to Airline Highway (SR 25) are under Caltrans’ 
jurisdiction and authority and therefore beyond the control of the applicant and/or County of 
San Benito under this alternative. Due to the uncertainty of project completion dates, 
operational impacts to the Union Road/Airline Highway (SR 25) intersection would remain 
significant and unavoidable, similar to the proposed project. 
 
Impacts related to operation of the project driveways, traffic safety hazards, and impacts related 
to public transit, bicycle, and pedestrian facilities would all be similar to the proposed project.  
 
 n. Utilities and Service Systems. Based on the reduced level of buildout associated with 
this alternative (from 200 to 150 units, or an approximately 25 percent reduction), water 
demand would be reduced from 88 AFY for the proposed project to an estimated 66 AFY for 
this alternative. Since adequate water supplies are available to the proposed project, adequate 
groundwater supplies would be available to this alternative. Impacts would be reduced and 
would be less than significant, similar to the proposed project. 
 
This alternative would generate approximately 25 percent less wastewater per day than the 
proposed project (or approximately 0.109 million gallons per day). Because adequate 
wastewater capacity is available for the proposed project, adequate capacity would similarly be 
available for this alternative, and impacts would be less than significant under both scenarios.  
 
This alternative would also generate less solid waste than the proposed project. Because 
adequate landfill capacity is available for the project, adequate capacity would be available for 
the reduced solid waste associated with this alternative. Impacts would be reduced when 
compared to the proposed project. Mitigation Measure U-2 would still be required, and impacts 
would remain significant but mitigable (similar to the proposed project).  
 

 o. Conclusion. The Reduced Density Alternative would reduce impacts in all 
environmental issue areas, due primarily to the reduced buildout potential. This includes 
reduction of the significant and unavoidable impact to agricultural resources to a less than 
significant level. However, significant and unavoidable impacts to aesthetics, GHG emissions, 
and noise would remain. A comparative summary of the environmental impacts associated 
with the Reduced Density Alternative with the environmental impacts anticipated under the 
proposed project is provided in Table 6-1.  
 
It should be noted that this alternative would not fully meet all of the project objectives. 
Namely, this alternative would not meet the objective of developing a site plan that reflects an 
efficient use of land and is sufficiently dense so as to facilitate the County’s satisfaction of its 
anticipated housing needs (objective 2). It also may not fully achieve the County’s land use 
vision for the project site, as contemplated in the 2035 General Plan (objective 1). However, it 
would meet the project objectives of providing improvements to existing transportation 
networks, providing on-site infrastructure improvements, and providing on-site park facilities.  
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6.6 ENVIRONMENTALLY SUPERIOR ALTERNATIVE 
 
CEQA requires the identification of the environmentally superior alternative among the options 
studied. When the “no project” alternative is determined to be environmentally superior, CEQA 
also requires identification of the environmentally superior alternative among the development 
options. 
 
Table 6-1 indicates whether each alternative’s environmental impact is greater, lesser, or similar 
to the proposed project. As shown therein, the Existing Zoning alternative and Reduced Density 
Alternative would both reduce impacts in all environmental issue areas, and would therefore be 
considered environmentally superior to the proposed project. The Existing Zoning alternative 
would reduce buildout to a greater extent than the Reduced Density Alternative, and therefore 
would reduce impacts to a greater extent, including the elimination of several significant and 
unavoidable impacts (including to aesthetics, agricultural resources, GHG emissions, and 
noise). However, the Existing Zoning alternative would not meet any of the project objectives. 
For example, it would not develop a well-designed and economically viable residential project 
that facilitates achievement of the County’s land use vision for the project site as contemplated 
in the 2035 General Plan, as identified in objective 1. Nor would it provide a thoughtfully 
designed residential neighborhood development that reflects an efficient use of land, as 
identified in objective 2. This alternative also would not provide transportation improvements, 
on-site water retention facilities, or on-site park facilities, as identified in objectives 3 through 5. 
 
The Setback from Northern Property Line Alternative would result in the same level of 
development as the proposed project within the same overall development footprint. Therefore, 
it would result in similar impacts to the proposed project for most issue areas, including: 
aesthetics, air quality, biological resources, cultural resources, geology and soils, GHG 
emissions, hydrology and water quality, public services and recreation, transportation and 
circulation, and utilities and service systems. Impacts related to agricultural land conversion 
would be similar, however, impacts resulting from potential land use conflicts between future 
on-site residences and existing off-site agricultural operations to the north would be reduced to 
a less than significant level (compared to significant but mitigable for the proposed project), and 
mitigation would no longer be required. Impacts to hazards and hazardous materials would 
also be similar, except that exposure of on-site residences to pesticides from off-site agricultural 
operations would incrementally decrease. Because this alternative would involve the same land 
uses as the proposed project, consistency with applicable General Plan goals and policies would 
be largely similar (and less than significant), except that the alternative would slightly improve 
consistency with 2035 General Plan Update Policy LU-3.8. Lastly, while most noise impacts 
would be similar to the proposed project, this alternative would incrementally reduce impacts 
associated with off-site agricultural uses (a less than significant impact for the proposed 
project). It should also be noted that, because the Setback from Northern Property Line 
Alternative would result in the same level of development on the same site, it would meet all of 
the proposed project objectives. However, this alternative would not eliminate any of the 
significant and unavoidable impacts identified for the project.  
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Table 6-1  
Comparison of Project Alternatives 

Issue 
Proposed 

Project  

No 
Project/No 

Development 
Alternative 

Existing Zoning 
Alternative  

Setback from 
Northern 

Property Line 
Alternative 

Reduced 
Density 

Alternative 

Aesthetics = + + = + 

Agricultural 
Resources = + + =/+ + 

Air Quality = + + = + 

Biological 
Resources 

= + + = + 

Cultural 
Resources = + + = + 

Geology and 
Soils = + + = + 

Greenhouse Gas 
Emissions 

= + + = + 

Hazards and 
Hazardous 
Materials 

= +/- + =/+ + 

Hydrology and 
Water Quality = +/- + = + 

Land Use  = + + = + 

Noise = + + =/+ + 

Public Services = + + = + 

Transportation 
and Circulation = + + = + 

Utilities and 
Service Systems = +/- + = + 

Overall n/a + + = + 

+Superior to the proposed project  
- Inferior to the proposed project  
= Similar impact to the proposed project  
Bold typeface indicates a significant and unavoidable (Class I) impact. 
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7.1.2   Agencies/Individuals Contacted 
 
Bob Braitman. San Benito County Local Agency Formation Commission. April 10, 2015. 
 
Darren Thompson, Sheriff. San Benito County Sheriff’s Department. October 2013, December 

2013, and February 2015. 
 
David Rubcic. City of Hollister Public Works Department. October 2014. 
 
John Perales. San Benito High School District. April 2015. 
 
John Teliha. Hollister School District. April 2015. 
 
Kathy Cunnane, Director of Fiscal Services. Hollister School District. October 2014. 
 
Leo Alvarez, Division Chief. City of Hollister Fire Department. September 2014 and October 

2015.  
 
Lewis, Roy. San Benito County Assessor’s Office. February 2015. 
 
Mandy Rose, Director. Integrated Waste Management, San Benito County. October 22, 2014 and 

December 19, 2014.  
 
Marcy Morrow, Emergency Medical Service Coordinator. County of San Benito. September 

2014. 
 
Nora Conte, County Librarian. San Benito County Free Library. October 13, 2015.  
 
Paul Hain, President. San Benito Agricultural Land Trust. November 24, 2014. 
 
Tony Lamonica, Administration Captain. San Benito County Sheriff. October 8, 2015. 
 

7.2  LIST OF PREPARERS 
 
This EIR was prepared by Rincon Consultants, Inc. under contract to the County of San Benito.  
Mr. Michael Krausie served as project manager for the County of San Benito.  Persons involved 
in data gathering analysis, project management, and quality control include: 
 
Rincon Consultants, Inc. 
 

Richard Daulton, Principal-in-Charge 
Megan Jones, MPP, Project Manager 
Chris Bersbach, Air Quality and Noise Program Manager 
David Daitch, Senior Biologist 
Holly Harris, Associate Biologist 
Kevin Hunt, Cultural Resources Program Manager 
Robert Ramirez, Cultural Resources Principal Investigator 
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Sarah Richman, Environmental Planner 
Karly Kaufman, Environmental Planner 
Jonathan Berlin, Environmental Planner 
Kevin Howen, GIS Analyst 

 Wade Sherman, Graphics Technician 
 Stephanie Goff, Production 
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Sunnyside Estates  
Environmental Impact Report  

Summary for EIR NOP and Scoping Meeting and Comments 

 

The County of San Benito published a Notice of Preparation (NOP), pursuant to CEQA Guidelines Section 

15082, with the California State Clearinghouse (SCH) on September 9, 2014. The NOP 30-day comment 

period ended on October 8, 2014. The SCH number assigned to this EIR is SCH# 2014091018 (See 

Attachment B for the date-stamped NOP from the SCH). The County held a public scoping meeting on 

September 18, 2014 at 6:00 pm, at the Board of Supervisors Chambers in the County Administration Building, 

481 4th Street, Hollister, California. The scoping meeting notification was distributed to state and local 

agencies, and residents and property owners located within a 1,200 foot radius (from the approximate center of 

the project site). The scoping meeting consisted of the Rincon CEQA Project Manager, Nisha Been, presenting 

an overview of the CEQA process and a general description of the proposed Sunnyside Estates project. There 

was one member from the public, John Feltman, in attendance at the scoping meeting. In addition, County staff 

and the project applicant team were also present at the scoping meeting. No oral or written comments were 

received during the scoping meeting. The County received written comments (See attachment B) by mail or 

email from the following agency staff members: 

 

 Brandon Sanderson, Environmental Scientist, California Department of Fish & Wildlife  

 David Innis, Environmental Scientist, Central Coast Regional Water Quality Control Board 

 Deems Katada, Engineer 1, San Benito Public Works Department 

 John Olejnik, Associate Transportation Planner, Caltrans District 5 



 
NOTICE OF PREPARATION  
OF AN ENVIRONMENTAL IMPACT REPORT  
 
TO: State Clearinghouse, Responsible Agencies, Trustee Agencies, Organizations and Interested Parties  
 
FROM: County of San Benito, 2301 Technology Parkway, Hollister, CA 95023 
 
PROJECT NAME: Sunnyside Estates  
 
This Notice of Preparation (NOP) has been prepared to notify agencies and interested parties that San 
Benito County will serve as the Lead Agency, consistent with Section 15021 of the California 
Environmental Quality Act (CEQA) Guidelines, in preparing a project-level Environmental Impact Report 
(EIR) for the proposed Sunnyside Estates project (the “proposed project”). The County is requesting your 
comments on the scope and content of the EIR. The EIR will address the potential physical 
environmental effects of the proposed project for each of the environmental topics outlined in the 
CEQA Guidelines, Appendix G. The EIR will also address the cumulative impacts resulting from other 
approved, planned or pending projects.  This approach may allow potential tiering of certain issues 
evaluated in this project EIR for future developments in the project’s vicinity, in accordance with Section 
15152 of the CEQA Guidelines. San Benito County is soliciting the views of interested persons and 
agencies as to the scope and content of the environmental information to be studied in the EIR. 
In accordance with Section 15082 of the CEQA Guidelines, this Notice of Preparation (NOP) is being sent 
to the Office of Planning and Research, Responsible Agencies, Trustee Agencies, and other interested 
parties. Responsible Agencies are those public agencies, besides San Benito County, that also have a role 
in approving or carrying out the proposed project. Agencies are requested to review the proposed 
project description provided in this NOP and provide comments on environmental issues related to the 
statutory responsibilities of the agency. If you are a member of the public, an authorized representative 
of a Responsible Agency, or a Trustee Agency, a transportation planning agency, agency with 
transportation facilities that may be affected, or a Federal agency involved in approving or funding the 
proposed project, San Benito County encourages you to express the views of your agency as to the 
scope and content of the environmental information that is relevant to your agency's statutory 
responsibilities in connection with the proposed project. Your agency will need to use the EIR if it will 
consider a permit or other approval for the proposed project. In responding, please also provide the 
name, address, telephone number and e-mail address of the contact person for your agency. 
 
Scoping comments on the EIR should focus on discussing possible impacts of the proposed project on 
the physical environment, ways in which potential adverse effects might be minimized, and alternatives 
to the proposed project in light of the EIR’s purpose to provide useful and accurate information about 
such factors. 
 
PROJECT LOCATION/ADDRESS: The approximately 47-acre project site is located in unincorporated San 
Benito County at the northwest corner of Southside Road and Hospital Road. The project site is located 
approximately one-half mile south of the City of Hollister, one-half mile west of State Route (SR) 25, and 
2.25 miles south of SR 156.  
 
Existing land uses surrounding the project site include residences to the south, and rural agricultural 



land to the west, north, and east. The project area includes the following Assessor’s Parcel Numbers: 
020-280-055, 020-280-041, 020-280-043, and 020-320-007. 
 
The current General Plan and Zone District designation for the project site is Agricultural Productive 
(AP). 
 
PROJECT DESCRIPTION: The proposed Sunnyside Estates project is located on approximately 47 acres of 
farmland at the northwest corner of Southside Road and Hospital Road. Approximately 34 acres of the 
site are currently used for the production of hay. The remaining 13 acres of the site consist of a walnut 
orchard.  Prior to 2006, orchard agricultural uses were present on-site.  The site topography gently 
slopes from Southside Road and Hospital Road toward the San Benito River.  
 
The applicant is requesting a General Plan Amendment, Zone Change, and Major Subdivision to 
subdivide the property into 204 residential lots, which would range between 5,000 square feet (sf) to 
13,824 sf, with the average lot being 5,800 sf. The proposed density would be 4.60 dwelling units per 
acre. The proposed General Plan Land Use and Zoning Designations would be Rural/Urban (R/URB) and 
Single-Family, Residential (R1), respectively. The proposed project would also construct associated 
infrastructure and approximately five acres of open space. On-site infrastructure would include internal 
roads, drainage infrastructure, wet and dry utilities, and right-of-way dedication on frontage roads for 
future widening. Approximately 11 acres would be dedicated to streets. An on-site detention basin is 
proposed to manage stormwater. 
 
PUBLIC SCOPING MEETING: Pursuant to the public participation goals of CEQA, San Benito County, in its 
role as Lead Agency, will hold a public scoping meeting to allow an opportunity for the public and 
representatives of the public agencies to provide input on the scope of the EIR. The scoping meeting is 
scheduled for September 18, 2014 at 6:00 pm, at the Board of Supervisors Chambers in the County 
Administration Building, 481 4th Street, Hollister, California. All members of the public are welcome to 
attend this meeting.   
 
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The County has not completed an Initial Study for 
the project, but has determined the general scope of work for the EIR analysis and has contracted with a 
consultant to prepare the EIR. The potential environmental effects of the project and/or the issues the EIR 
will address include: 
 
Aesthetics, Agricultural Resources, Air Quality, Biological Resources, Cultural Resources, Geology and 
Soils, Greenhouse Gas Emissions, Hazards and Hazardous Materials, Hydrology and Water Quality, Land 
Use and Planning, Noise, Public Services, Transportation and Circulation, and Utilities and Service 
Systems. Impacts to Forestry, Mineral Resources, Population and Housing, and Recreation were 
presumed to be less than significant, based on the information provided to date. Therefore, the EIR will 
contain a statement briefly indicating the reasons that impacts to Forestry, Mineral Resources, 
Population and Housing, and Recreation were considered less than significant in accordance with CEQA 
Guidelines Section 15128. If significant impacts are identified for any of these issues, a detailed analysis 
will be included as part of the EIR. 
 
REQUIRED PERMITS AND APPROVALS: The project would need the following discretionary approvals 
from San Benito County: a General Plan Amendment to the land use map, a Zone Change to the zoning 
map, and approval of a subdivision map in accordance with the Subdivision Map Act, and grading and 
building permits. The project also may require approvals from other local, State, and Federal 



governmental agencies, including but not limited to the City of Hollister, San Benito County LAFCO, and 
the Sunnyslope Water District.  
 
COMMENTING ON THE SCOPE OF THE EIR AND DUE DATE FOR COMMENTS: The County welcomes all 
comments regarding the potential environmental impacts of the proposed project. In accordance with 
the time limits mandated by CEQA, public comments on the NOP must be received by San Benito County 
no later than 30 days after publication of this notice to be considered. The review period for public 
comments pertaining to this NOP extends from September 9, 2014, to October 8, 2014. Please submit 
your written comments, including a return address and contact name, by fax, e-mail, or regular mail to:  
 

Byron Turner 
     San Benito County  
     Interim Planning Director  
     2301 Technology Parkway  
     Hollister, CA 95023 
     (831) 637-5313 (phone) (408) 637-9015 (fax) 

BTurner@cosb.us 
 

 

Signature: ____________________________________  Date: ___________________ 

  Byron Turner 
  Interim Planning Director 

mailto:BTurner@cosb.us
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Nisha Been

From: Michael Krausie <MKrausie@cosb.us>
Sent: Monday, October 13, 2014 8:35 AM
To: Jasch Janowicz; Nisha Been
Subject: FW: Sunnyside Estate Project EIR NOP SCH# 2014091018

Please see the DFW comments below… 
 
Michael Krausie 
Associate Planner 
County of San Benito 
 
www.cosb.us 
Phone: 831-637-5313 X 286 
Fax: 831-637-5334 

From: Byron Turner  
Sent: Friday, October 10, 2014 9:05 AM 
To: Michael Krausie 
Subject: FW: Sunnyside Estate Project EIR NOP SCH# 2014091018 
 
 
 

From: Sanderson, Brandon@Wildlife [mailto:Brandon.Sanderson@wildlife.ca.gov]  
Sent: Thursday, October 09, 2014 9:09 PM 
To: Byron Turner 
Cc: Bailey, Craig@Wildlife; Deorona, Georgia@Wildlife; Christopher_Diel@fws.gov; 'Mitcham, Chad' 
Subject: Sunnyside Estate Project EIR NOP SCH# 2014091018 
 
Mr. Byron Turner, 
 
First of all I’d like to apologize for the delayed response, however CDFW has been under a heavy work load of CEQA 
reviews and CESA permit deadlines. I would however like to provide some comments on the Notice of Preparation (NOP) 
for an Environmental Impact Report (EIR) as the project area has the potential to support special status species including 
the State and federally threatened California tiger salamander (Ambystoma californiense, CTS).  
 
In review of the NOP, CDFW has concerns about the potential impacts to CTS, California red‐legged frog, western pond 
turtle, burrowing owl, California horned lark, western spadefoot toad, and vernal pool invertebrates. Therefore, we 
request that the EIR fully identify potential impacts to biological resources and provide proper avoidance, minimization, 
and mitigation measures to address potential Project‐related impacts to these species. CDFW recommends that 
biological surveys be conducted by a qualified wildlife biologist and that the results of these surveys be used to inform 
the analysis of impacts to resources and to provision suitable avoidance, minimization, and mitigation measures to 
reduce impacts to less than significant levels.  
 
Due to the potential for CTS to occur on site and the potential for “take” of the species to occur as a result of Project 
implementation, acquisition of a State Incidental Take Permit (ITP) from CDFW may be warranted. Project‐related 
impacts to CTS should be evaluated and addressed prior to Project implementation, in order to comply with State laws. 
With the known occurrences of CTS in the general location of the Project, as well as identified aquatic features adjacent 
to the Project site, CFW recommends that protocol level surveys be conducted for CTS. Surveys for this species should 
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follow current United States Fish and Wildlife Service (USFWS) protocol methods. Survey guidance can be found at: 
http://www.dfg.ca.gov/wildlife/nongame/survey_monitor.html#Amphibians .  
(Please note: The installation of drift fence arrays should take place by October 15 in any given year for upland drift 
fence studies.) 
 
The results of the protocol level surveys should be utilized to evaluate the potential for impacts to the species which 
would be analyzed by the County in the EIR, as well as to determine the potential for “take” to occur. Should the Project 
potentially result in “take” of this species, “take” authorization from the Department in the form of an ITP, pursuant to 
Fish and Game Code Section 2081(b), would be required prior to Project implementation. In the absence of protocol 
surveys, the applicant can assume presence of CTS within the Project area and obtain an ITP. For information regarding 
ITPs please see the following link: https://www.wildlife.ca.gov/Conservation/CESA . Included in the ITP would be 
measures required to avoid and/or minimize direct “take” of CTS on the Project site, as well as measures to fully 
mitigate the impact of the “take.” All impacts related to the permitted taking of CTS must be minimized and fully 
mitigated. 
 
CDFW Jurisdiction 
 
Trustee Agency Role: CDFW is a Trustee Agency with the responsibility under CEQA for commenting on projects that 
could impact plant and wildlife resources. Pursuant to Fish and Game Code Section 1802, CDFW has jurisdiction over the 
conservation, protection, and management of fish, wildlife, native plants, and habitat necessary for biologically 
sustainable populations of those species. As a Trustee Agency for fish and wildlife resources, CDFW is responsible for 
providing, as available, biological expertise to review and comment on environmental documents and impacts arising 
from project activities, as those terms are used under CEQA. 
 
Responsible Agency Role: CDFW is a Responsible Agency when a subsequent permit or other type of discretionary 
approval is required from CDFW, such as an Incidental Take Permit, pursuant to the California Endangered Species Act 
(CESA), or a Lake and Streambed Alteration Agreement (LSAA) issued under Fish and Game Code Sections 1600 et seq.  
 
CDFW has regulatory authority over projects that could result in the “take” of any species listed by the State as 
threatened or endangered, pursuant to Fish and Game Code Section 2081. If the Project could result in the “take” of any 
species listed as threatened or endangered under CESA, CDFW may need to issue an Incidental Take Permit for the 
Project. This Project has the potential to result in “take” of California tiger salamander (CTS). CEQA requires a Mandatory 
Finding of Significance if a project is likely to substantially impact threatened or endangered species (Sections 21001(c), 
21083, Guidelines Sections 15380, 15064, 15065).  
 
Significant impacts must be avoided or mitigated to less than significant levels in order for “take” authorization to be 
issued by CDFW. While the CEQA Lead Agency may make a supported Statement of Overriding Considerations (SOC), 
CDFW cannot issue a “take” authorization unless all impacts have been “minimized and fully mitigated” (Fish and Game 
Code Section 2081). The CEQA Lead Agency’s SOC does not eliminate the Project proponent’s obligation to comply with 
CESA. In other words, compliance with CESA does not automatically occur based solely on local agency project approvals 
or CEQA compliance; and CEQA compliance by the Lead Agency which includes an SOC in regards to listed species 
cannot be utilized by CDFW to support issuance of “take” authorization. Consultation with CDFW, by both the Project 
proponent and the County (acting as the Lead Agency) is warranted to ensure that Project implementation does not 
result in unauthorized “take” of a State‐listed species. 
 
Incidental “take” authority is required prior to engaging in “take” of any plant or animal species listed under CESA. Plants 
listed as threatened or endangered under CESA cannot be addressed by methods described in the Native Plant 
Protection Act. No direct or indirect disturbance, including translocation, may legally occur to State listed species prior 
to the applicant obtaining incidental “take” authority in the form of an Incidental Take Permit. 
 
Permit Streamlining: Issuance of an LSAA and/or an Incidental Take Permit by CDFW is considered a “project” (CEQA 
Guidelines Section15378) and is subject to CEQA. CDFW typically relies on the Lead Agency’s CEQA compliance to make 
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our own findings. For the Lead Agency’s CEQA document to suffice for permit/agreement issuance, it must commit to 
fully describing the potential Project related impacts to stream/riparian resources and listed species, as well as measures 
to avoid, minimize, and mitigate impacts to these resources. Impacts to State listed species must be “fully mitigated” in 
order to comply with CESA (California Fish and Game Code Section 2081(b)(2)). If the CEQA document issued by the 
County for this Project does not contain this information, CDFW may need to act as a Lead CEQA Agency and complete a 
subsequent CEQA document. This could significantly delay permit issuance and, subsequently, Project implementation. 
In addition, CEQA grants Responsible Agencies authority to require changes in a Project to lessen or avoid effects of that 
part of the Project which the Responsible Agency will be called on to approve (CEQA Guidelines Section 15041). 
 
Bird Protection: CDFW has jurisdiction over actions that may result in the disturbance or destruction of active nest sites 
or the unauthorized “take” of birds. Sections of the Fish and Game Code that protect birds, their eggs, and nests include 
Sections 3503 (regarding unlawful “take,” possession or needless destruction of the nest or eggs of any bird), 3503.5 
(regarding the “take,” possession or destruction of any birds‐of‐prey or their nests or eggs), and 3513 (regarding 
unlawful “take” of any migratory nongame bird). 
 
Finally, due to the potential for CTS (State‐ and federally listed species) to occupy the Project site, CDFW also 
recommends consultation with the USFWS prior to any site development and ground disturbance related to this Project. 
 
Thank you for the opportunity to comment on the NOP for the Sunnyside Estate Project. CDFW is available to consult 
with the County regarding potential effects to fish and wildlife resources, as well as specific measures which would 
mitigate potential effects of the Project, once appropriate surveys have been conducted. If you have any questions 
regarding these comments, please contact Brandon Sanderson, Environmental Scientist, at 3196 Higuera Street, Suite A, 
San Luis Obispo, California 93401, by telephone at (805) 594‐6141, or by e‐mail at brandon.sanderson@wildlife.ca.gov. 
 
Thank you, 
 
Brandon Sanderson 
 
______________________ 
 
Brandon Sanderson 
Environmental Scientist 
Department of Fish & Wildlife  
3196 S. Higuera St., Suite A 
San Luis Obispo, CA 93401 
805‐594‐6141 
Brandon.Sanderson@wildlife.ca.gov 
http://www.wildlife.ca.gov/ 
 
***Please note that as of Jan 1, 2013 our new name is the California Department of Fish and Wildlife (CDFW) and new 
department web and email addresses took effect.*** 
 
 
 



 
 
 

 

To:  Byron Turner  
Interim Planning Director  
County of San Benito 
2301 Technology Parkway 
Hollister, CA 95023  
(831) 637-5313 
Email: bturner@cosb.us  

 
From:  David Innis    CPESC, QSD 

Environmental Scientist 
Stormwater/401 Water Quality Certification 
(805) 549-3150 
Email:  David.Innis@waterboards.ca.gov 

 

Date:   October 8, 2014 

 

Subject: CENTRAL COAST WATER BOARD COMMENTS ON THE SUNNYSIDE ESTATES 
PROJECT NOTICE OF PREPARATION OF DRAFT ENVIRONMENTAL IMPACT REPORT, 
SAN BENITO COUNTY 

Thank you for the opportunity to evaluate the above-referenced document. The Central Coast 
Regional Water Quality Control Board (Central Coast Water Board) is a responsible agency 
under the California Environmental Quality Act (CEQA). At this point, our review consists of two 
issues:  

 The Notice of Preparation indicates the Environmental Impact Report (EIR) will prescribe 
stormwater management controls using an on-site detention basin. In deference to this 
proposal, any construction project that disturbs one acre or greater must comply with the 
Construction General Permit (CGP) for stormwater discharges.  Additionally, compliance 
with the CGP requires meeting post-construction requirements. 

 Protecting the water quality of nearby San Benito River maintaining and restoring 
riparian habitat buffers. 

Post-Construction Requirements Review 

As staff of the Central Coast Water Board, I reviewed the Sunnyside Estates Project Notice of 
Preparation of Draft Environmental Impact Report (NOP) and found the County’s plans to 
manage stormwater or address post-construction stormwater runoff did not address the State’s 
NPDES Construction General Permit (CGP) or the CGP Post-Construction Requirements.  

Recommendation 

The EIR needs to include Mitigation Measures in compliance with the NPDES Construction 
General Permit to capture, treat, and infiltrate the 85th percentile design storm in 
retention/infiltration features (e.g., swales, bioretention, basins) following the engineer’s water 
balance calculations. The LID features and other pervious areas around the project must be 
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landscaped with trees, shrubs, and grasses to provide additional non-structural Best 
Management Practices and long term erosion control for the dedicated post-construction water 
quality treatment management systems and home sites. 

Please include a requirement for our staff to review the post-construction plans to treat urban 
pollutants and infiltrate runoff from an array of Low Impact Development (LID) Best 
Management Practices (BMPs) available from our website: 

http://www.waterboards.ca.gov/centralcoast/water_issues/programs/stormwater/
docs/lid/lid_hydromod_charette_index.shtml , 

including the Central Coast LID Initiative (LIDI): 
http://www.centralcoastlidi.org/Central_Coast_LIDI/Home.html ) 

and other sustainable practices linked at the bottom of the Central Coast Water Post 
Construction website or available from the California Stormwater Quality Association (CASQA;  

https://www.casqa.org/resources/bmp-handbooks/new-development-
redevelopment-bmp-handbook . 

Although not required, the Central Coast Water Board encourages the County to apply more 
robust post-construction requirements for this project.  Since March 6, 2014 the Central Coast 
Water Board Post-Construction Stormwater Requirements (PCRs) are required in nearly all 
municipalities in our Region including the City of Hollister. The advantage of implementing these 
design criteria to the County’s construction projects provides isolation and treatment of urban 
pollutants and preservation of the pre-development hydrology to limit excessive discharge flows 
from impervious surfaces and lesser impacts on receiving waters in terms of pollutant loads and 
erosive forces to bed and bank.  LID practices also help to recharge groundwater. You can gain 
more insight to the applicability of PCRs through Monterey Regional Stormwater Technical 
Guidance available at: 

http://www.montereysea.org/resources_developers.php 

Additionally, our staff and LIDI are available to work with County staff to help implement post-
construction designs and sustainable development practices. 

Riparian Buffers 

The Project will be constructed adjacent to the San Benito River. The River and underlying 
groundwaters provides valuable water quality objectives and Beneficial Uses including:  

 Municipal and Domestic Supply (MUN) 

 Agricultural Supply (AGR) 

 Industrial Service Supply (IND) 

 Ground Water Recharge (GWR) 

 Water Contact Recreation (REC-1) 

 Non-Contact Recreation (REC-2) 

 Wildlife Habitat (WILD) 

 Warm Fresh Water Habitat (WARM) 

 Spawning, Reproduction, and/or Early Development (SPWN) 

 Freshwater Replenishment (FRSH) 

 Commercial and Sport Fishing (COMM) 
 

Runoff from the project streets, parking lots and roof tops must be protective of these Beneficial 
Uses. One means to protect the Beneficial Uses as described in the Central Coast Water 
Quality Plan (Basin Plan) is to protect and maintain riparian buffers that act to intercept 
pollutants before reaching the River. The Basin Plan recommends the riparian buffers be 
maintained at least 30 feet upland of the top of bank.  The EIR needs to address riparian 

http://www.waterboards.ca.gov/centralcoast/water_issues/programs/stormwater/docs/lid/lid_hydromod_charette_index.shtml
http://www.waterboards.ca.gov/centralcoast/water_issues/programs/stormwater/docs/lid/lid_hydromod_charette_index.shtml
http://www.centralcoastlidi.org/Central_Coast_LIDI/Home.html
https://www.casqa.org/resources/bmp-handbooks/new-development-redevelopment-bmp-handbook
https://www.casqa.org/resources/bmp-handbooks/new-development-redevelopment-bmp-handbook
http://www.montereysea.org/resources_developers.php
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buffers, how they will be protected and maintained to minimize the urbanization of the areas 
adjacent to the Sunnyside Estates Project. 
 

I appreciate the opportunity to review the Sunnyside Estates Project Notice of Preparation of 
Draft Environmental Impact Report.  Please contact me if you have any questions.  

 
Sincerely, 
David Innis 
 
 















 

 

 
 
 
 
 
 
 
 
 
 
 

Appendix B 
Air Quality: Air Quality Modeling Results 

 (CalEEMod winter results)



San Benito County, Summer

Sunnyside Estates Project with AQ Mitigation

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Single Family Housing 200.00 Dwelling Unit 39.10 360,000.00 572

City Park 2.90 Acre 2.90 126,324.00 0

1.2 Other Project Characteristics

Urbanization

Climate Zone

Rural

4

Wind Speed (m/s) Precipitation Freq (Days)2.2 50

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Pacific Gas & Electric Company

2019Operational Year

CO2 Intensity 
(lb/MWhr)

641.35 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)
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Project Characteristics - 

Land Use - Avg household size of 2.99 = 598 people

Construction Phase - Estimated construction schedule beginning January 2016. 10 days for demo of existing residence

Trips and VMT - 

Demolition - demolition of home 64 x 70 feet (4480 sf)

Grading - 

Architectural Coating - 

Vehicle Trips - Rate of 9.52 per project traffic study

Woodstoves - Assumes no woodstoves

Area Mitigation - 

Energy Mitigation - 

Waste Mitigation - 

2.0 Emissions Summary

Table Name Column Name Default Value New Value

tblConstructionPhase NumDays 50.00 10.00

tblLandUse LotAcreage 64.94 39.10

tblProjectCharacteristics OperationalYear 2014 2019

tblProjectCharacteristics UrbanizationLevel Urban Rural

tblVehicleTrips WD_TR 9.57 9.52

tblWoodstoves NumberCatalytic 10.00 0.00

tblWoodstoves NumberNoncatalytic 10.00 0.00

tblWoodstoves WoodstoveDayYear 82.00 0.00

tblWoodstoves WoodstoveWoodMass 3,019.20 0.00
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2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2016 6.5788 74.9747 50.8510 0.0647 18.2962 3.5861 21.2365 9.9917 3.2992 12.6967 0.0000 6,663.212
3

6,663.212
3

1.9492 0.0000 6,704.145
3

2017 4.1263 30.6136 33.1012 0.0546 1.8465 1.8455 3.6919 0.4944 1.7320 2.2264 0.0000 5,018.688
0

5,018.688
0

0.7370 0.0000 5,034.165
4

2018 3.5975 27.0488 31.1791 0.0545 1.8464 1.5524 3.3988 0.4943 1.4582 1.9526 0.0000 4,917.582
6

4,917.582
6

0.7188 0.0000 4,932.678
3

2019 258.3584 24.4040 29.6645 0.0545 1.8463 1.3390 3.1853 0.4943 1.2580 1.7523 0.0000 4,821.396
5

4,821.396
5

0.7070 0.0000 4,836.244
3

Total 272.6610 157.0411 144.7958 0.2283 23.8354 8.3229 31.5125 11.4747 7.7474 18.6280 0.0000 21,420.87
94

21,420.87
94

4.1121 0.0000 21,507.23
32

Unmitigated Construction
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2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2016 6.5788 74.9747 50.8510 0.0647 18.2962 3.5861 21.2365 9.9917 3.2992 12.6967 0.0000 6,663.212
2

6,663.212
2

1.9492 0.0000 6,704.145
3

2017 4.1263 30.6136 33.1012 0.0546 1.8465 1.8455 3.6919 0.4944 1.7320 2.2264 0.0000 5,018.688
0

5,018.688
0

0.7370 0.0000 5,034.165
4

2018 3.5975 27.0488 31.1791 0.0545 1.8464 1.5524 3.3988 0.4943 1.4582 1.9526 0.0000 4,917.582
6

4,917.582
6

0.7188 0.0000 4,932.678
3

2019 258.3584 24.4040 29.6645 0.0545 1.8463 1.3390 3.1853 0.4943 1.2580 1.7523 0.0000 4,821.396
5

4,821.396
5

0.7070 0.0000 4,836.244
3

Total 272.6610 157.0411 144.7958 0.2283 23.8354 8.3229 31.5125 11.4747 7.7474 18.6280 0.0000 21,420.87
94

21,420.87
94

4.1121 0.0000 21,507.23
32

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 315.9112 3.6084 348.4980 8.7000e-
004

45.7011 45.7011 45.6996 45.6996 4,467.434
2

2,359.122
9

6,826.557
0

0.0738 0.4369 6,963.543
3

Energy 0.2085 1.7817 0.7582 0.0114 0.1441 0.1441 0.1441 0.1441 2,274.485
7

2,274.485
7

0.0436 0.0417 2,288.327
9

Mobile 12.1572 52.0452 146.4128 0.3208 16.4363 0.7971 17.2334 4.4076 0.7338 5.1414 27,664.44
83

27,664.44
83

0.7532 27,680.26
52

Total 328.2768 57.4352 495.6690 0.3331 16.4363 46.6423 63.0786 4.4076 46.5774 50.9850 4,467.434
2

32,298.05
69

36,765.49
10

0.8706 0.4786 36,932.13
64

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 15.1522 0.1921 16.6013 8.7000e-
004

0.3323 0.3323 0.3297 0.3297 0.0000 3,841.475
8

3,841.475
8

0.1022 0.0699 3,865.286
0

Energy 0.1998 1.7074 0.7266 0.0109 0.1381 0.1381 0.1381 0.1381 2,179.703
8

2,179.703
8

0.0418 0.0400 2,192.969
1

Mobile 12.1572 52.0452 146.4128 0.3208 16.4363 0.7971 17.2334 4.4076 0.7338 5.1414 27,664.44
83

27,664.44
83

0.7532 27,680.26
52

Total 27.5092 53.9447 163.7407 0.3326 16.4363 1.2675 17.7038 4.4076 1.2016 5.6092 0.0000 33,685.62
79

33,685.62
79

0.8972 0.1098 33,738.52
04

Mitigated Operational
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3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Demolition Demolition 1/1/2016 1/14/2016 5 10

2 Site Preparation Site Preparation 1/15/2016 2/25/2016 5 30

3 Grading Grading 2/26/2016 6/9/2016 5 75

4 Building Construction Building Construction 6/10/2016 4/11/2019 5 740

5 Paving Paving 4/12/2019 6/27/2019 5 55

6 Architectural Coating Architectural Coating 6/28/2019 9/12/2019 5 55

OffRoad Equipment

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

91.62 6.08 66.97 0.14 0.00 97.28 71.93 0.00 97.42 89.00 100.00 -4.30 8.38 -3.06 77.05 8.65

Residential Indoor: 729,000; Residential Outdoor: 243,000; Non-Residential Indoor: 189,486; Non-Residential Outdoor: 63,162 (Architectural 
Coating – sqft)

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 187.5

Acres of Paving: 0
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Demolition Concrete/Industrial Saws 1 8.00 81 0.73

Demolition Excavators 3 8.00 162 0.38

Demolition Rubber Tired Dozers 2 8.00 255 0.40

Site Preparation Rubber Tired Dozers 3 8.00 255 0.40

Site Preparation Tractors/Loaders/Backhoes 4 8.00 97 0.37

Grading Excavators 2 8.00 162 0.38

Grading Graders 1 8.00 174 0.41

Grading Rubber Tired Dozers 1 8.00 255 0.40

Grading Scrapers 2 8.00 361 0.48

Grading Tractors/Loaders/Backhoes 2 8.00 97 0.37

Building Construction Cranes 1 7.00 226 0.29

Building Construction Forklifts 3 8.00 89 0.20

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Tractors/Loaders/Backhoes 3 7.00 97 0.37

Building Construction Welders 1 8.00 46 0.45

Paving Pavers 2 8.00 125 0.42

Paving Paving Equipment 2 8.00 130 0.36

Paving Rollers 2 8.00 80 0.38

Architectural Coating Air Compressors 1 6.00 78 0.48

Trips and VMT
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 0.4410 0.0000 0.4410 0.0668 0.0000 0.0668 0.0000 0.0000

Off-Road 4.2876 45.6559 35.0303 0.0399 2.2921 2.2921 2.1365 2.1365 4,089.284
1

4,089.284
1

1.1121 4,112.637
4

Total 4.2876 45.6559 35.0303 0.0399 0.4410 2.2921 2.7331 0.0668 2.1365 2.2033 4,089.284
1

4,089.284
1

1.1121 4,112.637
4

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Demolition 6 15.00 0.00 20.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 7 18.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Grading 8 20.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 125.00 42.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Paving 6 15.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 1 25.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0451 0.5165 0.4714 1.5000e-
003

0.0349 8.4100e-
003

0.0433 9.5700e-
003

7.7400e-
003

0.0173 151.2433 151.2433 1.1000e-
003

151.2664

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0745 0.1207 1.2852 2.2500e-
003

0.1916 1.3800e-
003

0.1930 0.0508 1.2600e-
003

0.0521 186.1737 186.1737 0.0107 186.3974

Total 0.1196 0.6372 1.7566 3.7500e-
003

0.2265 9.7900e-
003

0.2363 0.0604 9.0000e-
003

0.0694 337.4170 337.4170 0.0118 337.6638

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 0.4410 0.0000 0.4410 0.0668 0.0000 0.0668 0.0000 0.0000

Off-Road 4.2876 45.6559 35.0303 0.0399 2.2921 2.2921 2.1365 2.1365 0.0000 4,089.284
1

4,089.284
1

1.1121 4,112.637
4

Total 4.2876 45.6559 35.0303 0.0399 0.4410 2.2921 2.7331 0.0668 2.1365 2.2033 0.0000 4,089.284
1

4,089.284
1

1.1121 4,112.637
4

Mitigated Construction On-Site
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0451 0.5165 0.4714 1.5000e-
003

0.0349 8.4100e-
003

0.0433 9.5700e-
003

7.7400e-
003

0.0173 151.2433 151.2433 1.1000e-
003

151.2664

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0745 0.1207 1.2852 2.2500e-
003

0.1916 1.3800e-
003

0.1930 0.0508 1.2600e-
003

0.0521 186.1737 186.1737 0.0107 186.3974

Total 0.1196 0.6372 1.7566 3.7500e-
003

0.2265 9.7900e-
003

0.2363 0.0604 9.0000e-
003

0.0694 337.4170 337.4170 0.0118 337.6638

Mitigated Construction Off-Site

3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 18.0663 0.0000 18.0663 9.9307 0.0000 9.9307 0.0000 0.0000

Off-Road 5.0771 54.6323 41.1053 0.0391 2.9387 2.9387 2.7036 2.7036 4,065.005
3

4,065.005
3

1.2262 4,090.754
4

Total 5.0771 54.6323 41.1053 0.0391 18.0663 2.9387 21.0049 9.9307 2.7036 12.6343 4,065.005
3

4,065.005
3

1.2262 4,090.754
4

Unmitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0894 0.1448 1.5423 2.7000e-
003

0.2299 1.6500e-
003

0.2316 0.0610 1.5100e-
003

0.0625 223.4084 223.4084 0.0128 223.6769

Total 0.0894 0.1448 1.5423 2.7000e-
003

0.2299 1.6500e-
003

0.2316 0.0610 1.5100e-
003

0.0625 223.4084 223.4084 0.0128 223.6769

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 18.0663 0.0000 18.0663 9.9307 0.0000 9.9307 0.0000 0.0000

Off-Road 5.0771 54.6323 41.1053 0.0391 2.9387 2.9387 2.7036 2.7036 0.0000 4,065.005
3

4,065.005
3

1.2262 4,090.754
4

Total 5.0771 54.6323 41.1053 0.0391 18.0663 2.9387 21.0049 9.9307 2.7036 12.6343 0.0000 4,065.005
3

4,065.005
3

1.2262 4,090.754
4

Mitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0894 0.1448 1.5423 2.7000e-
003

0.2299 1.6500e-
003

0.2316 0.0610 1.5100e-
003

0.0625 223.4084 223.4084 0.0128 223.6769

Total 0.0894 0.1448 1.5423 2.7000e-
003

0.2299 1.6500e-
003

0.2316 0.0610 1.5100e-
003

0.0625 223.4084 223.4084 0.0128 223.6769

Mitigated Construction Off-Site

3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 8.6733 0.0000 8.6733 3.5965 0.0000 3.5965 0.0000 0.0000

Off-Road 6.4795 74.8137 49.1374 0.0617 3.5842 3.5842 3.2975 3.2975 6,414.980
7

6,414.980
7

1.9350 6,455.615
4

Total 6.4795 74.8137 49.1374 0.0617 8.6733 3.5842 12.2576 3.5965 3.2975 6.8940 6,414.980
7

6,414.980
7

1.9350 6,455.615
4

Unmitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0994 0.1609 1.7136 3.0000e-
003

0.2555 1.8400e-
003

0.2573 0.0678 1.6700e-
003

0.0694 248.2315 248.2315 0.0142 248.5299

Total 0.0994 0.1609 1.7136 3.0000e-
003

0.2555 1.8400e-
003

0.2573 0.0678 1.6700e-
003

0.0694 248.2315 248.2315 0.0142 248.5299

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 8.6733 0.0000 8.6733 3.5965 0.0000 3.5965 0.0000 0.0000

Off-Road 6.4795 74.8137 49.1374 0.0617 3.5842 3.5842 3.2975 3.2975 0.0000 6,414.980
7

6,414.980
7

1.9350 6,455.615
4

Total 6.4795 74.8137 49.1374 0.0617 8.6733 3.5842 12.2576 3.5965 3.2975 6.8940 0.0000 6,414.980
7

6,414.980
7

1.9350 6,455.615
4

Mitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0994 0.1609 1.7136 3.0000e-
003

0.2555 1.8400e-
003

0.2573 0.0678 1.6700e-
003

0.0694 248.2315 248.2315 0.0142 248.5299

Total 0.0994 0.1609 1.7136 3.0000e-
003

0.2555 1.8400e-
003

0.2573 0.0678 1.6700e-
003

0.0694 248.2315 248.2315 0.0142 248.5299

Mitigated Construction Off-Site

3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.4062 28.5063 18.5066 0.0268 1.9674 1.9674 1.8485 1.8485 2,669.286
4

2,669.286
4

0.6620 2,683.189
0

Total 3.4062 28.5063 18.5066 0.0268 1.9674 1.9674 1.8485 1.8485 2,669.286
4

2,669.286
4

0.6620 2,683.189
0

Unmitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.5317 3.7325 5.8640 9.0300e-
003

0.2498 0.0629 0.3126 0.0709 0.0578 0.1287 902.2090 902.2090 7.5700e-
003

902.3679

Worker 0.6209 1.0058 10.7101 0.0187 1.5966 0.0115 1.6081 0.4234 0.0105 0.4339 1,551.447
1

1,551.447
1

0.0888 1,553.311
7

Total 1.1527 4.7383 16.5741 0.0278 1.8464 0.0744 1.9207 0.4943 0.0683 0.5626 2,453.656
1

2,453.656
1

0.0964 2,455.679
6

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.4062 28.5063 18.5066 0.0268 1.9674 1.9674 1.8485 1.8485 0.0000 2,669.286
4

2,669.286
4

0.6620 2,683.189
0

Total 3.4062 28.5063 18.5066 0.0268 1.9674 1.9674 1.8485 1.8485 0.0000 2,669.286
4

2,669.286
4

0.6620 2,683.189
0

Mitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.5317 3.7325 5.8640 9.0300e-
003

0.2498 0.0629 0.3126 0.0709 0.0578 0.1287 902.2090 902.2090 7.5700e-
003

902.3679

Worker 0.6209 1.0058 10.7101 0.0187 1.5966 0.0115 1.6081 0.4234 0.0105 0.4339 1,551.447
1

1,551.447
1

0.0888 1,553.311
7

Total 1.1527 4.7383 16.5741 0.0278 1.8464 0.0744 1.9207 0.4943 0.0683 0.5626 2,453.656
1

2,453.656
1

0.0964 2,455.679
6

Mitigated Construction Off-Site

3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.1024 26.4057 18.1291 0.0268 1.7812 1.7812 1.6730 1.6730 2,639.805
3

2,639.805
3

0.6497 2,653.449
0

Total 3.1024 26.4057 18.1291 0.0268 1.7812 1.7812 1.6730 1.6730 2,639.805
3

2,639.805
3

0.6497 2,653.449
0

Unmitigated Construction On-Site

CalEEMod Version: CalEEMod.2013.2.2 Date: 4/15/2015 1:01 PMPage 16 of 32



3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.4931 3.3172 5.5220 9.0200e-
003

0.2499 0.0534 0.3032 0.0710 0.0491 0.1201 887.4871 887.4871 7.0300e-
003

887.6348

Worker 0.5309 0.8908 9.4500 0.0187 1.5966 0.0108 1.6075 0.4234 9.9400e-
003

0.4334 1,491.395
6

1,491.395
6

0.0803 1,493.081
6

Total 1.0240 4.2080 14.9720 0.0277 1.8465 0.0642 1.9107 0.4944 0.0590 0.5534 2,378.882
7

2,378.882
7

0.0873 2,380.716
4

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.1024 26.4057 18.1291 0.0268 1.7812 1.7812 1.6730 1.6730 0.0000 2,639.805
3

2,639.805
3

0.6497 2,653.449
0

Total 3.1024 26.4057 18.1291 0.0268 1.7812 1.7812 1.6730 1.6730 0.0000 2,639.805
3

2,639.805
3

0.6497 2,653.449
0

Mitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.4931 3.3172 5.5220 9.0200e-
003

0.2499 0.0534 0.3032 0.0710 0.0491 0.1201 887.4871 887.4871 7.0300e-
003

887.6348

Worker 0.5309 0.8908 9.4500 0.0187 1.5966 0.0108 1.6075 0.4234 9.9400e-
003

0.4334 1,491.395
6

1,491.395
6

0.0803 1,493.081
6

Total 1.0240 4.2080 14.9720 0.0277 1.8465 0.0642 1.9107 0.4944 0.0590 0.5534 2,378.882
7

2,378.882
7

0.0873 2,380.716
4

Mitigated Construction Off-Site

3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.6687 23.2608 17.5327 0.0268 1.4943 1.4943 1.4048 1.4048 2,609.939
0

2,609.939
0

0.6387 2,623.351
7

Total 2.6687 23.2608 17.5327 0.0268 1.4943 1.4943 1.4048 1.4048 2,609.939
0

2,609.939
0

0.6387 2,623.351
7

Unmitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.4692 2.9915 5.2190 9.0000e-
003

0.2498 0.0477 0.2974 0.0709 0.0438 0.1148 872.0496 872.0496 6.7300e-
003

872.1909

Worker 0.4597 0.7964 8.4275 0.0187 1.5966 0.0104 1.6071 0.4234 9.6100e-
003

0.4330 1,435.594
1

1,435.594
1

0.0734 1,437.135
7

Total 0.9288 3.7879 13.6465 0.0277 1.8464 0.0581 1.9045 0.4943 0.0534 0.5478 2,307.643
7

2,307.643
7

0.0801 2,309.326
6

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.6687 23.2608 17.5327 0.0268 1.4943 1.4943 1.4048 1.4048 0.0000 2,609.938
9

2,609.938
9

0.6387 2,623.351
7

Total 2.6687 23.2608 17.5327 0.0268 1.4943 1.4943 1.4048 1.4048 0.0000 2,609.938
9

2,609.938
9

0.6387 2,623.351
7

Mitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.4692 2.9915 5.2190 9.0000e-
003

0.2498 0.0477 0.2974 0.0709 0.0438 0.1148 872.0496 872.0496 6.7300e-
003

872.1909

Worker 0.4597 0.7964 8.4275 0.0187 1.5966 0.0104 1.6071 0.4234 9.6100e-
003

0.4330 1,435.594
1

1,435.594
1

0.0734 1,437.135
7

Total 0.9288 3.7879 13.6465 0.0277 1.8464 0.0581 1.9045 0.4943 0.0534 0.5478 2,307.643
7

2,307.643
7

0.0801 2,309.326
6

Mitigated Construction Off-Site

3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.3516 20.9650 17.1204 0.0268 1.2850 1.2850 1.2083 1.2083 2,580.761
8

2,580.761
8

0.6279 2,593.947
9

Total 2.3516 20.9650 17.1204 0.0268 1.2850 1.2850 1.2083 1.2083 2,580.761
8

2,580.761
8

0.6279 2,593.947
9

Unmitigated Construction On-Site
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3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.4354 2.7204 4.9494 8.9900e-
003

0.2497 0.0438 0.2935 0.0709 0.0403 0.1112 856.8795 856.8795 6.5100e-
003

857.0162

Worker 0.4042 0.7185 7.5948 0.0187 1.5966 0.0102 1.6068 0.4234 9.3900e-
003

0.4328 1,383.755
2

1,383.755
2

0.0678 1,385.179
8

Total 0.8396 3.4390 12.5442 0.0277 1.8463 0.0539 1.9003 0.4943 0.0497 0.5440 2,240.634
7

2,240.634
7

0.0744 2,242.196
0

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.3516 20.9650 17.1204 0.0268 1.2850 1.2850 1.2083 1.2083 0.0000 2,580.761
8

2,580.761
8

0.6279 2,593.947
9

Total 2.3516 20.9650 17.1204 0.0268 1.2850 1.2850 1.2083 1.2083 0.0000 2,580.761
8

2,580.761
8

0.6279 2,593.947
9

Mitigated Construction On-Site
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3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.4354 2.7204 4.9494 8.9900e-
003

0.2497 0.0438 0.2935 0.0709 0.0403 0.1112 856.8795 856.8795 6.5100e-
003

857.0162

Worker 0.4042 0.7185 7.5948 0.0187 1.5966 0.0102 1.6068 0.4234 9.3900e-
003

0.4328 1,383.755
2

1,383.755
2

0.0678 1,385.179
8

Total 0.8396 3.4390 12.5442 0.0277 1.8463 0.0539 1.9003 0.4943 0.0497 0.5440 2,240.634
7

2,240.634
7

0.0744 2,242.196
0

Mitigated Construction Off-Site

3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.4259 14.9353 14.3652 0.0223 0.8094 0.8094 0.7447 0.7447 2,208.973
1

2,208.973
1

0.6989 2,223.649
9

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 1.4259 14.9353 14.3652 0.0223 0.8094 0.8094 0.7447 0.7447 2,208.973
1

2,208.973
1

0.6989 2,223.649
9

Unmitigated Construction On-Site
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3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0485 0.0862 0.9114 2.2400e-
003

0.1916 1.2200e-
003

0.1928 0.0508 1.1300e-
003

0.0519 166.0506 166.0506 8.1400e-
003

166.2216

Total 0.0485 0.0862 0.9114 2.2400e-
003

0.1916 1.2200e-
003

0.1928 0.0508 1.1300e-
003

0.0519 166.0506 166.0506 8.1400e-
003

166.2216

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.4259 14.9353 14.3652 0.0223 0.8094 0.8094 0.7447 0.7447 0.0000 2,208.973
1

2,208.973
1

0.6989 2,223.649
9

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 1.4259 14.9353 14.3652 0.0223 0.8094 0.8094 0.7447 0.7447 0.0000 2,208.973
1

2,208.973
1

0.6989 2,223.649
9

Mitigated Construction On-Site
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3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0485 0.0862 0.9114 2.2400e-
003

0.1916 1.2200e-
003

0.1928 0.0508 1.1300e-
003

0.0519 166.0506 166.0506 8.1400e-
003

166.2216

Total 0.0485 0.0862 0.9114 2.2400e-
003

0.1916 1.2200e-
003

0.1928 0.0508 1.1300e-
003

0.0519 166.0506 166.0506 8.1400e-
003

166.2216

Mitigated Construction Off-Site

3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 258.0111 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2664 1.8354 1.8413 2.9700e-
003

0.1288 0.1288 0.1288 0.1288 281.4481 281.4481 0.0238 281.9473

Total 258.2775 1.8354 1.8413 2.9700e-
003

0.1288 0.1288 0.1288 0.1288 281.4481 281.4481 0.0238 281.9473

Unmitigated Construction On-Site
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3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0808 0.1437 1.5190 3.7400e-
003

0.3193 2.0300e-
003

0.3214 0.0847 1.8800e-
003

0.0866 276.7510 276.7510 0.0136 277.0360

Total 0.0808 0.1437 1.5190 3.7400e-
003

0.3193 2.0300e-
003

0.3214 0.0847 1.8800e-
003

0.0866 276.7510 276.7510 0.0136 277.0360

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 258.0111 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2664 1.8354 1.8413 2.9700e-
003

0.1288 0.1288 0.1288 0.1288 0.0000 281.4481 281.4481 0.0238 281.9473

Total 258.2775 1.8354 1.8413 2.9700e-
003

0.1288 0.1288 0.1288 0.1288 0.0000 281.4481 281.4481 0.0238 281.9473

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 12.1572 52.0452 146.4128 0.3208 16.4363 0.7971 17.2334 4.4076 0.7338 5.1414 27,664.44
83

27,664.44
83

0.7532 27,680.26
52

Unmitigated 12.1572 52.0452 146.4128 0.3208 16.4363 0.7971 17.2334 4.4076 0.7338 5.1414 27,664.44
83

27,664.44
83

0.7532 27,680.26
52

4.1 Mitigation Measures Mobile

3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0808 0.1437 1.5190 3.7400e-
003

0.3193 2.0300e-
003

0.3214 0.0847 1.8800e-
003

0.0866 276.7510 276.7510 0.0136 277.0360

Total 0.0808 0.1437 1.5190 3.7400e-
003

0.3193 2.0300e-
003

0.3214 0.0847 1.8800e-
003

0.0866 276.7510 276.7510 0.0136 277.0360

Mitigated Construction Off-Site
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4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Single Family Housing 1,904.00 2,016.00 1754.00 7,156,977 7,156,977

City Park 4.61 4.61 4.61 11,372 11,372

Total 1,908.61 2,020.61 1,758.61 7,168,348 7,168,348

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Single Family Housing 16.80 7.10 7.90 44.00 18.80 37.20 86 11 3

City Park 14.70 6.60 6.60 33.00 48.00 19.00 66 28 6

5.0 Energy Detail

5.1 Mitigation Measures Energy

Exceed Title 24

4.4 Fleet Mix

LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

0.350740 0.035756 0.185326 0.163138 0.058792 0.008702 0.012811 0.169980 0.001415 0.001211 0.008722 0.000522 0.002885

Historical Energy Use: N
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

NaturalGas 
Mitigated

0.1998 1.7074 0.7266 0.0109 0.1381 0.1381 0.1381 0.1381 2,179.703
8

2,179.703
8

0.0418 0.0400 2,192.969
1

NaturalGas 
Unmitigated

0.2085 1.7817 0.7582 0.0114 0.1441 0.1441 0.1441 0.1441 2,274.485
7

2,274.485
7

0.0436 0.0417 2,288.327
9

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Single Family 
Housing

19333.1 0.2085 1.7817 0.7582 0.0114 0.1441 0.1441 0.1441 0.1441 2,274.485
7

2,274.485
7

0.0436 0.0417 2,288.327
9

City Park 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.2085 1.7817 0.7582 0.0114 0.1441 0.1441 0.1441 0.1441 2,274.485
7

2,274.485
7

0.0436 0.0417 2,288.327
9

Unmitigated
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Use only Natural Gas Hearths

6.1 Mitigation Measures Area

6.0 Area Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 15.1522 0.1921 16.6013 8.7000e-
004

0.3323 0.3323 0.3297 0.3297 0.0000 3,841.475
8

3,841.475
8

0.1022 0.0699 3,865.286
0

Unmitigated 315.9112 3.6084 348.4980 8.7000e-
004

45.7011 45.7011 45.6996 45.6996 4,467.434
2

2,359.122
9

6,826.557
0

0.0738 0.4369 6,963.543
3

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Single Family 
Housing

18.5275 0.1998 1.7074 0.7266 0.0109 0.1381 0.1381 0.1381 0.1381 2,179.703
8

2,179.703
8

0.0418 0.0400 2,192.969
1

City Park 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.1998 1.7074 0.7266 0.0109 0.1381 0.1381 0.1381 0.1381 2,179.703
8

2,179.703
8

0.0418 0.0400 2,192.969
1

Mitigated
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6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

3.8878 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

10.4073 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 301.1084 3.4163 331.9157 0.0000 45.6102 45.6102 45.6087 45.6087 4,467.434
2

2,329.411
8

6,796.845
9

0.0447 0.4369 6,933.219
8

Landscaping 0.5076 0.1921 16.5823 8.7000e-
004

0.0909 0.0909 0.0909 0.0909 29.7111 29.7111 0.0292 30.3236

Total 315.9112 3.6084 348.4980 8.7000e-
004

45.7011 45.7011 45.6996 45.6996 4,467.434
2

2,359.122
9

6,826.557
0

0.0738 0.4369 6,963.543
3

Unmitigated
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8.1 Mitigation Measures Waste

Institute Recycling and Composting Services

7.1 Mitigation Measures Water

7.0 Water Detail

8.0 Waste Detail

10.0 Vegetation

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

3.8878 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

10.4073 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.3494 2.0000e-
005

0.0191 0.0000 0.2414 0.2414 0.2389 0.2389 0.0000 3,811.764
7

3,811.764
7

0.0731 0.0699 3,834.962
5

Landscaping 0.5076 0.1921 16.5823 8.7000e-
004

0.0909 0.0909 0.0909 0.0909 29.7111 29.7111 0.0292 30.3236

Total 15.1522 0.1921 16.6013 8.7000e-
004

0.3323 0.3323 0.3297 0.3297 0.0000 3,841.475
8

3,841.475
8

0.1022 0.0699 3,865.286
0

Mitigated

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type
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San Benito County, Winter

Sunnyside Estates Project with AQ Mitigation

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Single Family Housing 200.00 Dwelling Unit 39.10 360,000.00 572

City Park 2.90 Acre 2.90 126,324.00 0

1.2 Other Project Characteristics

Urbanization

Climate Zone

Rural

4

Wind Speed (m/s) Precipitation Freq (Days)2.2 50

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Pacific Gas & Electric Company

2019Operational Year

CO2 Intensity 
(lb/MWhr)

641.35 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)
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Project Characteristics - 

Land Use - Avg household size of 2.99 = 598 people

Construction Phase - Estimated construction schedule beginning January 2016. 10 days for demo of existing residence

Trips and VMT - 

Demolition - demolition of home 64 x 70 feet (4480 sf)

Grading - 

Architectural Coating - 

Vehicle Trips - Rate of 9.52 per project traffic study

Woodstoves - Assumes no woodstoves

Area Mitigation - 

Energy Mitigation - 

Waste Mitigation - 

2.0 Emissions Summary

Table Name Column Name Default Value New Value

tblConstructionPhase NumDays 50.00 10.00

tblLandUse LotAcreage 64.94 39.10

tblProjectCharacteristics OperationalYear 2014 2019

tblProjectCharacteristics UrbanizationLevel Urban Rural

tblVehicleTrips WD_TR 9.57 9.52

tblWoodstoves NumberCatalytic 10.00 0.00

tblWoodstoves NumberNoncatalytic 10.00 0.00

tblWoodstoves WoodstoveDayYear 82.00 0.00

tblWoodstoves WoodstoveWoodMass 3,019.20 0.00
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2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2016 6.5833 75.0183 50.8721 0.0645 18.2962 3.5861 21.2365 9.9917 3.2992 12.6967 0.0000 6,645.103
5

6,645.103
5

1.9492 0.0000 6,686.036
5

2017 4.3702 31.0156 39.7079 0.0532 1.8465 1.8463 3.6928 0.4944 1.7328 2.2272 0.0000 4,902.174
5

4,902.174
5

0.7372 0.0000 4,917.656
4

2018 3.8170 27.4079 37.4069 0.0532 1.8464 1.5530 3.3994 0.4943 1.4588 1.9532 0.0000 4,805.145
3

4,805.145
3

0.7191 0.0000 4,820.245
4

2019 258.3589 24.7281 35.4808 0.0531 1.8463 1.3396 3.1859 0.4943 1.2585 1.7528 0.0000 4,712.736
9

4,712.736
9

0.7070 0.0000 4,727.584
7

Total 273.1293 158.1698 163.4677 0.2240 23.8354 8.3250 31.5146 11.4747 7.7493 18.6299 0.0000 21,065.16
02

21,065.16
02

4.1125 0.0000 21,151.52
31

Unmitigated Construction
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2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2016 6.5833 75.0183 50.8721 0.0645 18.2962 3.5861 21.2365 9.9917 3.2992 12.6967 0.0000 6,645.103
5

6,645.103
5

1.9492 0.0000 6,686.036
5

2017 4.3702 31.0156 39.7079 0.0532 1.8465 1.8463 3.6928 0.4944 1.7328 2.2272 0.0000 4,902.174
5

4,902.174
5

0.7372 0.0000 4,917.656
4

2018 3.8170 27.4079 37.4069 0.0532 1.8464 1.5530 3.3994 0.4943 1.4588 1.9532 0.0000 4,805.145
3

4,805.145
3

0.7191 0.0000 4,820.245
4

2019 258.3589 24.7281 35.4808 0.0531 1.8463 1.3396 3.1859 0.4943 1.2585 1.7528 0.0000 4,712.736
9

4,712.736
9

0.7070 0.0000 4,727.584
7

Total 273.1293 158.1698 163.4677 0.2240 23.8354 8.3250 31.5146 11.4747 7.7493 18.6299 0.0000 21,065.16
02

21,065.16
02

4.1125 0.0000 21,151.52
30

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 315.9112 3.6084 348.4980 8.7000e-
004

45.7011 45.7011 45.6996 45.6996 4,467.434
2

2,359.122
9

6,826.557
0

0.0738 0.4369 6,963.543
3

Energy 0.2085 1.7817 0.7582 0.0114 0.1441 0.1441 0.1441 0.1441 2,274.485
7

2,274.485
7

0.0436 0.0417 2,288.327
9

Mobile 14.9284 56.5280 236.1992 0.3106 16.4363 0.8012 17.2375 4.4076 0.7375 5.1451 26,754.50
51

26,754.50
51

0.7560 26,770.38
12

Total 331.0480 61.9181 585.4554 0.3228 16.4363 46.6463 63.0826 4.4076 46.5811 50.9887 4,467.434
2

31,388.11
37

35,855.54
79

0.8734 0.4786 36,022.25
24

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 15.1522 0.1921 16.6013 8.7000e-
004

0.3323 0.3323 0.3297 0.3297 0.0000 3,841.475
8

3,841.475
8

0.1022 0.0699 3,865.286
0

Energy 0.1998 1.7074 0.7266 0.0109 0.1381 0.1381 0.1381 0.1381 2,179.703
8

2,179.703
8

0.0418 0.0400 2,192.969
1

Mobile 14.9284 56.5280 236.1992 0.3106 16.4363 0.8012 17.2375 4.4076 0.7375 5.1451 26,754.50
51

26,754.50
51

0.7560 26,770.38
12

Total 30.2804 58.4275 253.5271 0.3223 16.4363 1.2715 17.7078 4.4076 1.2053 5.6129 0.0000 32,775.68
47

32,775.68
47

0.9000 0.1098 32,828.63
63

Mitigated Operational
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3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Demolition Demolition 1/1/2016 1/14/2016 5 10

2 Site Preparation Site Preparation 1/15/2016 2/25/2016 5 30

3 Grading Grading 2/26/2016 6/9/2016 5 75

4 Building Construction Building Construction 6/10/2016 4/11/2019 5 740

5 Paving Paving 4/12/2019 6/27/2019 5 55

6 Architectural Coating Architectural Coating 6/28/2019 9/12/2019 5 55

OffRoad Equipment

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

90.85 5.64 56.70 0.15 0.00 97.27 71.93 0.00 97.41 88.99 100.00 -4.42 8.59 -3.05 77.05 8.87

Residential Indoor: 729,000; Residential Outdoor: 243,000; Non-Residential Indoor: 189,486; Non-Residential Outdoor: 63,162 (Architectural 
Coating – sqft)

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 187.5

Acres of Paving: 0
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Demolition Concrete/Industrial Saws 1 8.00 81 0.73

Demolition Excavators 3 8.00 162 0.38

Demolition Rubber Tired Dozers 2 8.00 255 0.40

Site Preparation Rubber Tired Dozers 3 8.00 255 0.40

Site Preparation Tractors/Loaders/Backhoes 4 8.00 97 0.37

Grading Excavators 2 8.00 162 0.38

Grading Graders 1 8.00 174 0.41

Grading Rubber Tired Dozers 1 8.00 255 0.40

Grading Scrapers 2 8.00 361 0.48

Grading Tractors/Loaders/Backhoes 2 8.00 97 0.37

Building Construction Cranes 1 7.00 226 0.29

Building Construction Forklifts 3 8.00 89 0.20

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Tractors/Loaders/Backhoes 3 7.00 97 0.37

Building Construction Welders 1 8.00 46 0.45

Paving Pavers 2 8.00 125 0.42

Paving Paving Equipment 2 8.00 130 0.36

Paving Rollers 2 8.00 80 0.38

Architectural Coating Air Compressors 1 6.00 78 0.48

Trips and VMT
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 0.4410 0.0000 0.4410 0.0668 0.0000 0.0668 0.0000 0.0000

Off-Road 4.2876 45.6559 35.0303 0.0399 2.2921 2.2921 2.1365 2.1365 4,089.284
1

4,089.284
1

1.1121 4,112.637
4

Total 4.2876 45.6559 35.0303 0.0399 0.4410 2.2921 2.7331 0.0668 2.1365 2.2033 4,089.284
1

4,089.284
1

1.1121 4,112.637
4

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Demolition 6 15.00 0.00 20.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 7 18.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Grading 8 20.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 125.00 42.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Paving 6 15.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 1 25.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0629 0.5439 1.0400 1.5100e-
003

0.0349 8.4400e-
003

0.0434 9.5700e-
003

7.7600e-
003

0.0173 150.8902 150.8902 1.1200e-
003

150.9136

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0779 0.1534 1.3010 2.0800e-
003

0.1916 1.3800e-
003

0.1930 0.0508 1.2600e-
003

0.0521 172.5921 172.5921 0.0107 172.8158

Total 0.1408 0.6973 2.3410 3.5900e-
003

0.2265 9.8200e-
003

0.2363 0.0604 9.0200e-
003

0.0694 323.4823 323.4823 0.0118 323.7294

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 0.4410 0.0000 0.4410 0.0668 0.0000 0.0668 0.0000 0.0000

Off-Road 4.2876 45.6559 35.0303 0.0399 2.2921 2.2921 2.1365 2.1365 0.0000 4,089.284
1

4,089.284
1

1.1121 4,112.637
4

Total 4.2876 45.6559 35.0303 0.0399 0.4410 2.2921 2.7331 0.0668 2.1365 2.2033 0.0000 4,089.284
1

4,089.284
1

1.1121 4,112.637
4

Mitigated Construction On-Site
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0629 0.5439 1.0400 1.5100e-
003

0.0349 8.4400e-
003

0.0434 9.5700e-
003

7.7600e-
003

0.0173 150.8902 150.8902 1.1200e-
003

150.9136

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0779 0.1534 1.3010 2.0800e-
003

0.1916 1.3800e-
003

0.1930 0.0508 1.2600e-
003

0.0521 172.5921 172.5921 0.0107 172.8158

Total 0.1408 0.6973 2.3410 3.5900e-
003

0.2265 9.8200e-
003

0.2363 0.0604 9.0200e-
003

0.0694 323.4823 323.4823 0.0118 323.7294

Mitigated Construction Off-Site

3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 18.0663 0.0000 18.0663 9.9307 0.0000 9.9307 0.0000 0.0000

Off-Road 5.0771 54.6323 41.1053 0.0391 2.9387 2.9387 2.7036 2.7036 4,065.005
3

4,065.005
3

1.2262 4,090.754
4

Total 5.0771 54.6323 41.1053 0.0391 18.0663 2.9387 21.0049 9.9307 2.7036 12.6343 4,065.005
3

4,065.005
3

1.2262 4,090.754
4

Unmitigated Construction On-Site

CalEEMod Version: CalEEMod.2013.2.2 Date: 4/15/2015 1:02 PMPage 10 of 32



3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0934 0.1841 1.5612 2.5000e-
003

0.2299 1.6500e-
003

0.2316 0.0610 1.5100e-
003

0.0625 207.1105 207.1105 0.0128 207.3790

Total 0.0934 0.1841 1.5612 2.5000e-
003

0.2299 1.6500e-
003

0.2316 0.0610 1.5100e-
003

0.0625 207.1105 207.1105 0.0128 207.3790

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 18.0663 0.0000 18.0663 9.9307 0.0000 9.9307 0.0000 0.0000

Off-Road 5.0771 54.6323 41.1053 0.0391 2.9387 2.9387 2.7036 2.7036 0.0000 4,065.005
3

4,065.005
3

1.2262 4,090.754
4

Total 5.0771 54.6323 41.1053 0.0391 18.0663 2.9387 21.0049 9.9307 2.7036 12.6343 0.0000 4,065.005
3

4,065.005
3

1.2262 4,090.754
4

Mitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0934 0.1841 1.5612 2.5000e-
003

0.2299 1.6500e-
003

0.2316 0.0610 1.5100e-
003

0.0625 207.1105 207.1105 0.0128 207.3790

Total 0.0934 0.1841 1.5612 2.5000e-
003

0.2299 1.6500e-
003

0.2316 0.0610 1.5100e-
003

0.0625 207.1105 207.1105 0.0128 207.3790

Mitigated Construction Off-Site

3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 8.6733 0.0000 8.6733 3.5965 0.0000 3.5965 0.0000 0.0000

Off-Road 6.4795 74.8137 49.1374 0.0617 3.5842 3.5842 3.2975 3.2975 6,414.980
7

6,414.980
7

1.9350 6,455.615
4

Total 6.4795 74.8137 49.1374 0.0617 8.6733 3.5842 12.2576 3.5965 3.2975 6.8940 6,414.980
7

6,414.980
7

1.9350 6,455.615
4

Unmitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.1038 0.2045 1.7347 2.7800e-
003

0.2555 1.8400e-
003

0.2573 0.0678 1.6700e-
003

0.0694 230.1228 230.1228 0.0142 230.4211

Total 0.1038 0.2045 1.7347 2.7800e-
003

0.2555 1.8400e-
003

0.2573 0.0678 1.6700e-
003

0.0694 230.1228 230.1228 0.0142 230.4211

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 8.6733 0.0000 8.6733 3.5965 0.0000 3.5965 0.0000 0.0000

Off-Road 6.4795 74.8137 49.1374 0.0617 3.5842 3.5842 3.2975 3.2975 0.0000 6,414.980
7

6,414.980
7

1.9350 6,455.615
4

Total 6.4795 74.8137 49.1374 0.0617 8.6733 3.5842 12.2576 3.5965 3.2975 6.8940 0.0000 6,414.980
7

6,414.980
7

1.9350 6,455.615
4

Mitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.1038 0.2045 1.7347 2.7800e-
003

0.2555 1.8400e-
003

0.2573 0.0678 1.6700e-
003

0.0694 230.1228 230.1228 0.0142 230.4211

Total 0.1038 0.2045 1.7347 2.7800e-
003

0.2555 1.8400e-
003

0.2573 0.0678 1.6700e-
003

0.0694 230.1228 230.1228 0.0142 230.4211

Mitigated Construction Off-Site

3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.4062 28.5063 18.5066 0.0268 1.9674 1.9674 1.8485 1.8485 2,669.286
4

2,669.286
4

0.6620 2,683.189
0

Total 3.4062 28.5063 18.5066 0.0268 1.9674 1.9674 1.8485 1.8485 2,669.286
4

2,669.286
4

0.6620 2,683.189
0

Unmitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.7794 3.9141 12.8793 9.0700e-
003

0.2498 0.0639 0.3136 0.0709 0.0588 0.1297 894.5724 894.5724 7.7800e-
003

894.7358

Worker 0.6488 1.2782 10.8416 0.0174 1.5966 0.0115 1.6081 0.4234 0.0105 0.4339 1,438.267
2

1,438.267
2

0.0888 1,440.131
8

Total 1.4282 5.1923 23.7208 0.0264 1.8464 0.0754 1.9218 0.4943 0.0692 0.5636 2,332.839
6

2,332.839
6

0.0966 2,334.867
7

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.4062 28.5063 18.5066 0.0268 1.9674 1.9674 1.8485 1.8485 0.0000 2,669.286
4

2,669.286
4

0.6620 2,683.189
0

Total 3.4062 28.5063 18.5066 0.0268 1.9674 1.9674 1.8485 1.8485 0.0000 2,669.286
4

2,669.286
4

0.6620 2,683.189
0

Mitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.7794 3.9141 12.8793 9.0700e-
003

0.2498 0.0639 0.3136 0.0709 0.0588 0.1297 894.5724 894.5724 7.7800e-
003

894.7358

Worker 0.6488 1.2782 10.8416 0.0174 1.5966 0.0115 1.6081 0.4234 0.0105 0.4339 1,438.267
2

1,438.267
2

0.0888 1,440.131
8

Total 1.4282 5.1923 23.7208 0.0264 1.8464 0.0754 1.9218 0.4943 0.0692 0.5636 2,332.839
6

2,332.839
6

0.0966 2,334.867
7

Mitigated Construction Off-Site

3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.1024 26.4057 18.1291 0.0268 1.7812 1.7812 1.6730 1.6730 2,639.805
3

2,639.805
3

0.6497 2,653.449
0

Total 3.1024 26.4057 18.1291 0.0268 1.7812 1.7812 1.6730 1.6730 2,639.805
3

2,639.805
3

0.6497 2,653.449
0

Unmitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.7205 3.4771 12.1204 9.0500e-
003

0.2499 0.0542 0.3041 0.0710 0.0499 0.1208 879.9478 879.9478 7.2500e-
003

880.1001

Worker 0.5474 1.1328 9.4585 0.0174 1.5966 0.0108 1.6075 0.4234 9.9400e-
003

0.4334 1,382.421
4

1,382.421
4

0.0803 1,384.107
4

Total 1.2678 4.6100 21.5788 0.0264 1.8465 0.0651 1.9116 0.4944 0.0598 0.5542 2,262.369
2

2,262.369
2

0.0875 2,264.207
4

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.1024 26.4057 18.1291 0.0268 1.7812 1.7812 1.6730 1.6730 0.0000 2,639.805
3

2,639.805
3

0.6497 2,653.449
0

Total 3.1024 26.4057 18.1291 0.0268 1.7812 1.7812 1.6730 1.6730 0.0000 2,639.805
3

2,639.805
3

0.6497 2,653.449
0

Mitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.7205 3.4771 12.1204 9.0500e-
003

0.2499 0.0542 0.3041 0.0710 0.0499 0.1208 879.9478 879.9478 7.2500e-
003

880.1001

Worker 0.5474 1.1328 9.4585 0.0174 1.5966 0.0108 1.6075 0.4234 9.9400e-
003

0.4334 1,382.421
4

1,382.421
4

0.0803 1,384.107
4

Total 1.2678 4.6100 21.5788 0.0264 1.8465 0.0651 1.9116 0.4944 0.0598 0.5542 2,262.369
2

2,262.369
2

0.0875 2,264.207
4

Mitigated Construction Off-Site

3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.6687 23.2608 17.5327 0.0268 1.4943 1.4943 1.4048 1.4048 2,609.939
0

2,609.939
0

0.6387 2,623.351
7

Total 2.6687 23.2608 17.5327 0.0268 1.4943 1.4943 1.4048 1.4048 2,609.939
0

2,609.939
0

0.6387 2,623.351
7

Unmitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.6806 3.1337 11.5306 9.0300e-
003

0.2498 0.0483 0.2981 0.0709 0.0445 0.1154 864.6162 864.6162 6.9400e-
003

864.7620

Worker 0.4677 1.0133 8.3437 0.0173 1.5966 0.0104 1.6071 0.4234 9.6100e-
003

0.4330 1,330.590
1

1,330.590
1

0.0734 1,332.131
7

Total 1.1484 4.1470 19.8742 0.0264 1.8464 0.0588 1.9052 0.4943 0.0541 0.5484 2,195.206
3

2,195.206
3

0.0804 2,196.893
7

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.6687 23.2608 17.5327 0.0268 1.4943 1.4943 1.4048 1.4048 0.0000 2,609.938
9

2,609.938
9

0.6387 2,623.351
7

Total 2.6687 23.2608 17.5327 0.0268 1.4943 1.4943 1.4048 1.4048 0.0000 2,609.938
9

2,609.938
9

0.6387 2,623.351
7

Mitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.6806 3.1337 11.5306 9.0300e-
003

0.2498 0.0483 0.2981 0.0709 0.0445 0.1154 864.6162 864.6162 6.9400e-
003

864.7620

Worker 0.4677 1.0133 8.3437 0.0173 1.5966 0.0104 1.6071 0.4234 9.6100e-
003

0.4330 1,330.590
1

1,330.590
1

0.0734 1,332.131
7

Total 1.1484 4.1470 19.8742 0.0264 1.8464 0.0588 1.9052 0.4943 0.0541 0.5484 2,195.206
3

2,195.206
3

0.0804 2,196.893
7

Mitigated Construction Off-Site

3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.3516 20.9650 17.1204 0.0268 1.2850 1.2850 1.2083 1.2083 2,580.761
8

2,580.761
8

0.6279 2,593.947
9

Total 2.3516 20.9650 17.1204 0.0268 1.2850 1.2850 1.2083 1.2083 2,580.761
8

2,580.761
8

0.6279 2,593.947
9

Unmitigated Construction On-Site
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3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.6274 2.8485 10.9183 9.0100e-
003

0.2497 0.0444 0.2941 0.0709 0.0408 0.1118 849.5546 849.5546 6.7200e-
003

849.6958

Worker 0.4067 0.9145 7.4421 0.0173 1.5966 0.0102 1.6068 0.4234 9.3900e-
003

0.4328 1,282.420
5

1,282.420
5

0.0678 1,283.845
1

Total 1.0342 3.7630 18.3604 0.0263 1.8463 0.0546 1.9009 0.4943 0.0502 0.5446 2,131.975
2

2,131.975
2

0.0746 2,133.540
9

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.3516 20.9650 17.1204 0.0268 1.2850 1.2850 1.2083 1.2083 0.0000 2,580.761
8

2,580.761
8

0.6279 2,593.947
9

Total 2.3516 20.9650 17.1204 0.0268 1.2850 1.2850 1.2083 1.2083 0.0000 2,580.761
8

2,580.761
8

0.6279 2,593.947
9

Mitigated Construction On-Site
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3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.6274 2.8485 10.9183 9.0100e-
003

0.2497 0.0444 0.2941 0.0709 0.0408 0.1118 849.5546 849.5546 6.7200e-
003

849.6958

Worker 0.4067 0.9145 7.4421 0.0173 1.5966 0.0102 1.6068 0.4234 9.3900e-
003

0.4328 1,282.420
5

1,282.420
5

0.0678 1,283.845
1

Total 1.0342 3.7630 18.3604 0.0263 1.8463 0.0546 1.9009 0.4943 0.0502 0.5446 2,131.975
2

2,131.975
2

0.0746 2,133.540
9

Mitigated Construction Off-Site

3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.4259 14.9353 14.3652 0.0223 0.8094 0.8094 0.7447 0.7447 2,208.973
1

2,208.973
1

0.6989 2,223.649
9

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 1.4259 14.9353 14.3652 0.0223 0.8094 0.8094 0.7447 0.7447 2,208.973
1

2,208.973
1

0.6989 2,223.649
9

Unmitigated Construction On-Site
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3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0488 0.1097 0.8931 2.0800e-
003

0.1916 1.2200e-
003

0.1928 0.0508 1.1300e-
003

0.0519 153.8905 153.8905 8.1400e-
003

154.0614

Total 0.0488 0.1097 0.8931 2.0800e-
003

0.1916 1.2200e-
003

0.1928 0.0508 1.1300e-
003

0.0519 153.8905 153.8905 8.1400e-
003

154.0614

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.4259 14.9353 14.3652 0.0223 0.8094 0.8094 0.7447 0.7447 0.0000 2,208.973
1

2,208.973
1

0.6989 2,223.649
9

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 1.4259 14.9353 14.3652 0.0223 0.8094 0.8094 0.7447 0.7447 0.0000 2,208.973
1

2,208.973
1

0.6989 2,223.649
9

Mitigated Construction On-Site
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3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0488 0.1097 0.8931 2.0800e-
003

0.1916 1.2200e-
003

0.1928 0.0508 1.1300e-
003

0.0519 153.8905 153.8905 8.1400e-
003

154.0614

Total 0.0488 0.1097 0.8931 2.0800e-
003

0.1916 1.2200e-
003

0.1928 0.0508 1.1300e-
003

0.0519 153.8905 153.8905 8.1400e-
003

154.0614

Mitigated Construction Off-Site

3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 258.0111 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2664 1.8354 1.8413 2.9700e-
003

0.1288 0.1288 0.1288 0.1288 281.4481 281.4481 0.0238 281.9473

Total 258.2775 1.8354 1.8413 2.9700e-
003

0.1288 0.1288 0.1288 0.1288 281.4481 281.4481 0.0238 281.9473

Unmitigated Construction On-Site
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3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0814 0.1829 1.4884 3.4600e-
003

0.3193 2.0300e-
003

0.3214 0.0847 1.8800e-
003

0.0866 256.4841 256.4841 0.0136 256.7690

Total 0.0814 0.1829 1.4884 3.4600e-
003

0.3193 2.0300e-
003

0.3214 0.0847 1.8800e-
003

0.0866 256.4841 256.4841 0.0136 256.7690

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 258.0111 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2664 1.8354 1.8413 2.9700e-
003

0.1288 0.1288 0.1288 0.1288 0.0000 281.4481 281.4481 0.0238 281.9473

Total 258.2775 1.8354 1.8413 2.9700e-
003

0.1288 0.1288 0.1288 0.1288 0.0000 281.4481 281.4481 0.0238 281.9473

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 14.9284 56.5280 236.1992 0.3106 16.4363 0.8012 17.2375 4.4076 0.7375 5.1451 26,754.50
51

26,754.50
51

0.7560 26,770.38
12

Unmitigated 14.9284 56.5280 236.1992 0.3106 16.4363 0.8012 17.2375 4.4076 0.7375 5.1451 26,754.50
51

26,754.50
51

0.7560 26,770.38
12

4.1 Mitigation Measures Mobile

3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0814 0.1829 1.4884 3.4600e-
003

0.3193 2.0300e-
003

0.3214 0.0847 1.8800e-
003

0.0866 256.4841 256.4841 0.0136 256.7690

Total 0.0814 0.1829 1.4884 3.4600e-
003

0.3193 2.0300e-
003

0.3214 0.0847 1.8800e-
003

0.0866 256.4841 256.4841 0.0136 256.7690

Mitigated Construction Off-Site
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4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Single Family Housing 1,904.00 2,016.00 1754.00 7,156,977 7,156,977

City Park 4.61 4.61 4.61 11,372 11,372

Total 1,908.61 2,020.61 1,758.61 7,168,348 7,168,348

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Single Family Housing 16.80 7.10 7.90 44.00 18.80 37.20 86 11 3

City Park 14.70 6.60 6.60 33.00 48.00 19.00 66 28 6

5.0 Energy Detail

5.1 Mitigation Measures Energy

Exceed Title 24

4.4 Fleet Mix

LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

0.350740 0.035756 0.185326 0.163138 0.058792 0.008702 0.012811 0.169980 0.001415 0.001211 0.008722 0.000522 0.002885

Historical Energy Use: N
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

NaturalGas 
Mitigated

0.1998 1.7074 0.7266 0.0109 0.1381 0.1381 0.1381 0.1381 2,179.703
8

2,179.703
8

0.0418 0.0400 2,192.969
1

NaturalGas 
Unmitigated

0.2085 1.7817 0.7582 0.0114 0.1441 0.1441 0.1441 0.1441 2,274.485
7

2,274.485
7

0.0436 0.0417 2,288.327
9

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Single Family 
Housing

19333.1 0.2085 1.7817 0.7582 0.0114 0.1441 0.1441 0.1441 0.1441 2,274.485
7

2,274.485
7

0.0436 0.0417 2,288.327
9

City Park 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.2085 1.7817 0.7582 0.0114 0.1441 0.1441 0.1441 0.1441 2,274.485
7

2,274.485
7

0.0436 0.0417 2,288.327
9

Unmitigated
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Use only Natural Gas Hearths

6.1 Mitigation Measures Area

6.0 Area Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 15.1522 0.1921 16.6013 8.7000e-
004

0.3323 0.3323 0.3297 0.3297 0.0000 3,841.475
8

3,841.475
8

0.1022 0.0699 3,865.286
0

Unmitigated 315.9112 3.6084 348.4980 8.7000e-
004

45.7011 45.7011 45.6996 45.6996 4,467.434
2

2,359.122
9

6,826.557
0

0.0738 0.4369 6,963.543
3

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Single Family 
Housing

18.5275 0.1998 1.7074 0.7266 0.0109 0.1381 0.1381 0.1381 0.1381 2,179.703
8

2,179.703
8

0.0418 0.0400 2,192.969
1

City Park 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.1998 1.7074 0.7266 0.0109 0.1381 0.1381 0.1381 0.1381 2,179.703
8

2,179.703
8

0.0418 0.0400 2,192.969
1

Mitigated
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6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

3.8878 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

10.4073 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 301.1084 3.4163 331.9157 0.0000 45.6102 45.6102 45.6087 45.6087 4,467.434
2

2,329.411
8

6,796.845
9

0.0447 0.4369 6,933.219
8

Landscaping 0.5076 0.1921 16.5823 8.7000e-
004

0.0909 0.0909 0.0909 0.0909 29.7111 29.7111 0.0292 30.3236

Total 315.9112 3.6084 348.4980 8.7000e-
004

45.7011 45.7011 45.6996 45.6996 4,467.434
2

2,359.122
9

6,826.557
0

0.0738 0.4369 6,963.543
3

Unmitigated
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8.1 Mitigation Measures Waste

Institute Recycling and Composting Services

7.1 Mitigation Measures Water

7.0 Water Detail

8.0 Waste Detail

10.0 Vegetation

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

3.8878 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

10.4073 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.3494 2.0000e-
005

0.0191 0.0000 0.2414 0.2414 0.2389 0.2389 0.0000 3,811.764
7

3,811.764
7

0.0731 0.0699 3,834.962
5

Landscaping 0.5076 0.1921 16.5823 8.7000e-
004

0.0909 0.0909 0.0909 0.0909 29.7111 29.7111 0.0292 30.3236

Total 15.1522 0.1921 16.6013 8.7000e-
004

0.3323 0.3323 0.3297 0.3297 0.0000 3,841.475
8

3,841.475
8

0.1022 0.0699 3,865.286
0

Mitigated

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type
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Appendix C 
Biological Resources: Biological Resource 

Analysis (Olberding, April 2011)
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SUMMARY 

On April 7, 2011, a field reconnaissance investigation of the Southside Road Property (Property) 
was conducted for the purpose of identifying sensitive plant and wildlife species, sensitive 
habitats, and biological constraints.  The survey area for this report incorporates 34 acres within 
San Benito County, California. 

In summary, based on the initial reconnaissance survey, it was found that the Property contains 
no areas that exhibited positive indicators of wetland soils, hydrology or vegetation.  Based on 
the results of our reconnaissance survey, the site lacked all criteria used by the US Army Corps 
of Engineers (Corps) to determine wetland status.  The San Benito River occurs along the 
western portion of the Property.  This feature is considered a regulated water subject to the 
jurisdiction of the Corps, the Department of Fish and Game (CDFG), and the Regional Water 
Quality Control Board (RWQCB).  Activities within the river channel would be subject to 
permits from these agencies. 

Two special-status plants were identified as having the potential to occur on the Property based 
on the results of a data base search with CDFG.  These plants include the San Joaquin spearscale 
(Atriplex joaquiniana) (blooms April to October) and Pinnacles buckwheat (Eriogonum nortonii) 
(blooms May to June).  However, both species are presumed absent from the site.  Our 
reconnaissance survey included the beginning of the blooming season for San Joaquin 
spearscale.  We did not identify this species. Based on only marginally suitable habitat types, 
annual disturbance associated with disking, and lack of recent occurrences, neither plant would 
be expected to occur on site.  No further surveys are needed. 

Critical habitat for steelhead (Oncorhynchus mykiss irideus) occurs within San Benito River, 
located directly west of the Property (Attachment 1, Figure 7).  While the river does not cut 
through the Property, BMP measures must be employed to avoid construction runoff into the 
adjacent river channel.  These measures are discussed in more detail within the 
Recommendations section of this report. 

The site was evaluated for the potential presence of both the California tiger salamander 
(Ambystoma californiense) and the California red-legged frog (Rana draytonii).  These two 
species are listed as threatened by the U.S. Fish and Wildlife Service (USFWS).  The California 
tiger salamander is also listed by the state of California as a threatened species. Our site 
assessment concluded that CTS would not be present based on the lack of breeding habitat, lack 
of occurrences in the immediate vicinity, dispersal barriers, adjacent development and historic 
use of the Property as agricultural land.  CRLF have a potential to occur on site (dispersal and 
foraging only) as they have been recorded along the San Benito River system in proximity to the 
Property.  However, the past use of the site for agricultural production had diminished the habitat 
provided. Protocol surveys would be required to determine presence/absence of this species.  

Focused surveys for the western pond turtle (Emys marmorata) and American badger (Taxidea 
taxus) are recommended due to the presence of suitable habitat types and recent occurrences in 
the area.  Survey windows and appropriate buffer areas are discussed in more detail within the 
Recommendations section of this report. 
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Several migratory songbird and raptor species were determined to have a potential to nest and 
forage within the trees and shrubs on and adjacent to the Property based on suitable habitat types.  
Surveys should be conducted if construction activities are to occur after February and prior to 
September.  Surveys are recommended if grading or construction traffic is to occur within a 100-
foot distance of any known nesting site.  If found to occur, a buffer of at least 100 feet must be 
established around the nest site and protected until August 31 or until the young have fledged.  
No raptor nests were observed on the Property during the April 2011 survey, but two songbird 
nests were observed within 300 feet of the northwest Property boundary.  A nesting bird and 
raptor survey during the nesting season would be required 14 days prior to the removal of 
vegetation and/or construction to determine absence or presence of nesting species based on 
suitable habitats. 
  
Prior to the removal or pruning of any oak and the grading of open space protected under the San 
Benito County Oak Protection Policies and Open Space and Conservation (see Section 4.2.3 of 
this report), an arborist must first survey the site to determine the heritage status and diameter at 
breast height (dbh) of the on-site trees.  Any person or entity desiring to remove or prune one or 
more oak trees may require a permit from the County (San Benito 2003). 
 



 3 
 

1.0 INTRODUCTION 
 
At the request of DeNova Homes, Inc., Olberding Environmental conducted a biological 
resources analysis of the Property which is located in San Benito County, California. This 
biological resources analysis includes a review of pertinent literature on relevant background 
information and habitat characteristics of the site including the California Natural Diversity 
Database (CNDDB 2011) and the California Native Plant Society’s (CNPS) Inventory of Rare 
and Endangered Vascular Plants of California, and a review of information related to species of 
plants and animals that could potentially utilize the described habitats observed.  A general field 
reconnaissance investigation of the Property was conducted on April 7, 2011.  This report 
documents the methods, results and conclusions for the reconnaissance-level surveys for the 
Property. 
 
 
2.0 LOCATION 
 
The 34-acre Property is located to the northwest of the intersection of Southside Road and 
Hospital Road, roughly 2.2 miles southeast of downtown Hollister in San Benito County, 
California.  Attachment 1, Figure 1 depicts the regional location of the Property in San Benito 
County.  Figure 2 illustrates the vicinity of the Property in relationship to the City of Hollister.  
Figure 3 identifies the location of the Property on the USGS 7.5 Quadrangle Map for Hollister.  
An aerial photograph of the Property is contained in Figure 4, Attachment 1. 
 
Access to the Property is attained by taking Highway-85 South to Highway-101 South.  Take 
exit 353 to merge onto Highway-25 toward Hollister.  After 0.2 miles, turn left at Highway-25 
South and follow it for 11.1 miles.  Turn right at Highway-156 BUS West/San Felipe Road and 
continue to follow Highway-156 BUS West for 0.9 miles.  Continue onto San Benito Street for 
1.7 miles.  Turn left at Union Road for 0.7 miles, then take the second right onto Southside Road.  
Take the first right onto Hospital Road and arrive at the Property.  The Property is located to the 
northwest of Southside Road and Hospital Road. 
 
 
3.0 PROPERTY DESCRIPTION 
 
The Property consists of 34 acres of slightly undulating fallow agricultural land, the majority of 
which is dominated by non-native annual and perennial grasses (Attachment 3, Site 
Photographs).  Elevation ranges on the Property from 317 feet to 320 feet from north to south, 
respectively, and from 311 feet to 341 feet from west to east, respectively.  The topographical 
variations on the site favor a drainage system towards the northwest.  San Benito River flows to 
the northwest and lies adjacent to the Property along its western boundary.  The river displayed 
strong flows to the northwest during the survey (Attachment 3, Site Photographs). 
 
Almond orchards can be found to the east and north of the Property.  Residential development 
occurs to the southeast with a narrow migratory corridor to the southwest along the river.  
Southside Road makes up the eastern Property boundary, while Hospital Road makes up the 
southern boundary.  A dirt access road makes up the northern Property boundary.  Plants and 
animals observed during the April 2011 field survey can be viewed in Attachment 2, Table 1. 
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4.0 REGULATORY SETTING 
 
4.1 Federal Regulatory Setting 
  
4.1.1 Plants and Wildlife 
 
The federal Endangered Species Act (ESA) of 1973 (16 USC 1531 et seq., as amended) prohibits 
federal agencies from authorizing, permitting, or funding any action that would result in 
biological jeopardy to a plant or animal species listed as Threatened or Endangered under the 
Act. Listed species are taxa for which proposed and final rules have been published in the 
Federal Register (U.S. Fish and Wildlife Service [USFWS], 2011b).  If a proposed project may 
jeopardize listed species, Section 7 of the ESA requires consideration of those species through 
formal consultations with the USFWS.  Federal Proposed species (USFWS 2011a) are species 
for which a proposed listing as Threatened or Endangered under ESA has been published in the 
Federal Register.  If a proposed project may jeopardize proposed species, Section 7 of the ESA 
affords consideration of those species through informal conferences with USFWS.  The USFWS 
defines federal Candidate species as “those taxa for which we have on file sufficient information 
on biological vulnerability and threats to support issuance of a proposed rule to list, but issuance 
of the proposed rule is precluded by other higher priority listing actions” (USFWS, 2007c).  
Federal Candidate species are not afforded formal protection, although USFWS encourages other 
federal agencies to give consideration to Candidate species in environmental planning. 
 
4.1.2 Wetlands/Waters 
 
The federal government, acting through the Corps and the Environmental Protection Agency 
(EPA), has jurisdiction over all “waters of the United States” as authorized by §404 of the Clean 
Water Act (CWA) and §10 of the Rivers and Harbors Act of 1899 (33 CFR Parts 320-330).  
Projects that cause the discharge of dredged or fill material into waters of the United States 
require permitting by the Corps. Actions affecting small areas of jurisdictional waters of the 
United States may qualify for a Nationwide Permit (NWP), provided conditions of the permit are 
met, such as avoiding impacts to threatened or endangered species or to important cultural sites.  
Projects that affect larger areas or which do not meet the conditions of an NWP require an 
Individual Permit.  The process for obtaining an Individual Permit requires a detailed alternatives 
analysis and development of a comprehensive mitigation and monitoring plan. 
 
Waters of the United States are classified as wetlands, navigable waters, or other waters.  
Wetlands are transitional habitats between upland terrestrial areas and deeper aquatic habitats 
such as rivers and lakes.  Under federal regulation, wetlands are defined as “those areas that are 
inundated or saturated by surface or ground water at a frequency and duration sufficient to 
support, and that under normal conditions do support, a prevalence of vegetation typically 
adapted for life in saturated soil conditions” (33 CFR Part 328.3[b]).  Swamps, marshes, bogs, 
fens and estuaries are all defined as wetlands, as are seasonally saturated or inundated areas such 
as vernal pools, alkali wetlands, seeps, and springs.  In addition, portions of the riparian habitat 
along a river or stream may be a wetland where the riparian vegetation is at or below the 
ordinary high water mark and thus also meets the wetland hydrology and hydric soil criteria. 
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Navigable waters include all waters subject to the ebb and flow of the tides, including the open 
ocean, tidal bays, and tidal sloughs.  Navigable waters also include some large, non-tidal rivers 
and lakes, which are important for transportation in commerce.  The jurisdictional limit over 
navigable waters extends laterally to the entire water surface and bed of the waterbody landward 
to the limits of the mean high tide line.  For non-tidal rivers or lakes, which have been designated 
(by the Corps) to be navigable waters, the limit of jurisdiction along the shoreline is defined by 
the ordinary high water mark.  Other waters refer to waters of the United States other than 
wetlands or navigable waters.  Other waters include streams and ponds, which are generally open 
water bodies and are not vegetated.  Other waters can be perennial or intermittent water bodies 
and waterways.  The Corps regulates other waters to the outward limit of the ordinary high water 
mark.  Streams should exhibit a defined channel, bed and banks to be delineated as other waters. 
 
The Corps does not generally consider “non-tidal drainage and irrigation ditches excavated on 
dry land” to be jurisdictional waters of the United States (and such ditches would therefore not 
be regulated by the Corps (33 CFR Parts 320-330, November 13, 1986).  Other areas generally 
not considered jurisdictional waters include: 1) artificially irrigated areas that would revert to 
upland habitat if the irrigation ceased; 2) artificial lakes and ponds created by excavating and/or 
diking of dry land to collect and retain water, used exclusively for such purposes as stock 
watering, irrigation, settling basins, or rice growing; 3) waste treatment ponds; 4) ponds formed 
by construction activities including borrow pits until abandoned; and 5) ponds created for 
aesthetic reasons such as reflecting or ornamental ponds (33 CFR Part 328.3).  However, the 
preamble also states that “the Corps reserves the right on a case-by-case basis to determine that a 
particular waterbody within these categories” can be regulated as a jurisdictional water.  The 
EPA also has authority to determine jurisdictional waters of the U.S. on a case-by-case basis.  
Riparian habitat that is above the ordinary high water mark and does not meet the three-
parameter criteria for a wetland, would not be regulated as jurisdictional waters of the United 
States. 
 
4.1.3 Migratory Bird Treaty Act 
 
Raptors are migratory bird species protected by international treaty under the Migratory Bird 
Treaty Act (MBTA) of 1918 (16 U.S.C. 703-711).  The MBTA makes it unlawful to take, 
possess, buy, sell, purchase, or barter any migratory bird listed in 50 C.F.R. Part 10, including 
feathers or other parts, nests, eggs, or products, except as allowed by implementing regulations 
(50 C.F.R. 21). Sections 3503, 3503.5, and 3800 of the California Department of Fish and Game 
Code prohibit the take, possession, or destruction of birds, their nests or eggs.  Implementation of 
the take provisions requires that project-related disturbance at active nesting territories be 
reduced or eliminated during critical phases of the nesting cycle (March 1 - August 15, 
annually).  Disturbance that causes nest abandonment and/or loss of reproductive effort (e.g., 
killing or abandonment of eggs or young) or the loss of habitat upon which the birds depend is 
considered "taking" and is potentially punishable by fines and/or imprisonment.  Such taking 
would also violate federal law protecting migratory birds (e.g., MBTA). 
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4.2 State Regulatory Setting 
 
4.2.1 Plants and Wildlife 
 
Project permitting and approval requires compliance with California Environmental Quality Act 
(CEQA), the 1984 California Endangered Species Act (CESA), and the 1977 Native Plant 
Protection Act (NPPA).  The CESA and NPPA authorize the California Fish and Game 
Commission to designate Endangered, Threatened and Rare species and to regulate the taking of 
these species (§§2050-2098, Fish & Game Code).  The California Code of Regulations (Title 14, 
§670.5) lists animal species considered Endangered or Threatened by the State. 
 
The Natural Heritage Division of the CDFG administers the state rare species program.  The 
CDFG maintains lists of designated Endangered, Threatened, and Rare plant and animal species 
(CDFG 2011a, b).  Listed species either were designated under the NPPA or designated by the 
Fish and Game Commission.  In addition to recognizing three levels of endangerment, the CDFG 
can afford interim protection to candidate species while they are being reviewed by the Fish and 
Game Commission. 
 
The CDFG also maintains a list of animal species of special concern (CDFG 2011b), most of 
which are species whose breeding populations in California may face extirpation.  Although 
these species have no legal status, the CDFG recommends considering them during analysis of 
proposed project impacts to protect declining populations and avoid the need to list them as 
endangered in the future. 
 
Under the provisions of §15380(d) of the CEQA Guidelines, the project lead agency and CDFG, 
in making a determination of significance, must treat non-listed plant and animal species as 
equivalent to listed species if such species satisfy the minimum biological criteria for listing.  In 
general, the CDFG considers plant species on List 1A (Plants Presumed Extinct in California), 
List 1B (Plants Rare, Threatened, or Endangered in California and elsewhere), or List 2 (Plants 
Rare, Threatened, or Endangered in California, But More Common Elsewhere) of the California 
Native Plant Society's (CNPS) Inventory of Rare and Endangered Vascular Plants of California 
(Skinner and Pavlik 1994) as qualifying for legal protection under §15380(d).  Species on CNPS 
List 3 or 4 may, but generally do not, qualify for protection under this provision. 
 
Sensitive habitats include riparian corridors, wetlands, critical habitats for legally protected 
species and CDFG Species of Special Concern, areas of high biological diversity, areas 
providing important wildlife habitat, and unusual or regionally restricted habitat types.  Habitat 
types considered sensitive include those listed on the CNDDB working list of “high priority” 
habitats (i.e., those habitats that are rare or endangered within the borders of California) (Holland 
1986). 
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4.2.2 Wetlands/Waters 
 
The RWQCB regulates activities in wetlands and other waters through §401 of the Clean Water 
Act.  Section 401 requires a state water quality certification for projects subject to 404 
regulation.  Requirements of the certification include mitigation for loss of wetland habitat.  In 
the San Francisco Bay region, the RWQCB may take the lead over the Corps in determining 
wetland mitigation requirements.  California Fish and Game Code §§1600-1607 require the 
CDFG be notified of any activity that could affect the bank or bed of any stream that has value to 
fish and wildlife.  Upon notification, the CDFG has the discretion to execute a Streambed 
Alteration Agreement.  The CDFG defines streams as follows: 
 
 “... a body of water that flows at least periodically...through a bed or channel having 

banks and supporting fish and other aquatic life.  This includes watercourses having a 
subsurface flow that supports or has supported riparian vegetation.”  

 (Stream Bed Alteration Program, California Department of Fish and Game). 

 
In practice, CDFG authority is extended to any “blue line” stream shown on a USGS topographic 
map, as well as unmapped channels with a definable bank and bed.  Wetlands, as defined by the 
Corps, need not be present for CDFG to exert authority. 
 
4.2.3 San Benito County Oak Protection Policies and Open Space and Conservation 
 
OAK WOODLANDS:  The County will promote restoration, restocking, and protection of oak 
woodland habitat on public and private lands in the County through habitat conservation 
planning, inter-agency coordination, and development review procedures. Coordination with 
neighboring counties where oak hardwood communities intermingle is necessary to inventory 
resources, educate private and public landowners, and develop programs for regeneration and 
maintenance of these significant plant communities. Development near oak woodlands shall be 
clustered to avoid, where practical, the loss of trees, and transitional buffers shall be developed to 
help maintain viable ecosystems. Where removal of trees cannot be avoided, a mitigation plan 
shall be developed for tree replacement on- or off-site. Oak woodlands should be included in a 
sensitive resource overlay (San Benito 2003). 
 
TREE REMOVAL:  Grading, erosion, and native tree removal for all development proposals 
shall be controlled to minimize erosion. All native trees must be illustrated on site plans along 
with proposed grading plans and location of utilities. A revegetation plan shall be submitted with 
the grading plans detailing the type of plants to be re-established, details of the preparatory 
measures, and methods of planting and maintenance. The plan shall include provisions for 
remedial action in the event the revegetation plan fails (San Benito 2003).  
 
WILDLIFE HABITAT:  In rural areas, road and development sites shall be designed to 
maintain habitat connectivity 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. Where 
mitigation is not feasible off-site mitigation measures shall be developed (San Benito 2003).  
 
OPEN SPACE:  Plan amendments and studies that result in a net increase in general plan 
buildout shall include methods to conserve open space for natural resources including wildlife 
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habitat such as conservation easements and/or other similar resource protection measures. 
Proposed development areas shall protect resources on-site and contiguous to the project with 
clustering, conservation easements, and other similar programs (San Benito 2003). 
 
 
5.0 METHODS OF ANALYSIS FOR GENERAL BIOLOGICAL RESOURCES 
 
A special-status plant and wildlife species database search and review was conducted using the 
CNDDB and other sources.  An additional search was conducted for special-status plants using 
California Native Plant Society Inventory On-Line (CNPS).  Special-status species reports were 
accessed by searching the CNDDB database by the Hollister, San Felipe, Three Sisters, and Tres 
Pinos 7.5-minute quadrangles, which surround the Property, and by examining those species that 
have been identified in the vicinity of the Property.  The CNDDB report was used to focus 
special-status species analysis of the site prior to the reconnaissance surveys. 
 
An Olberding Environmental biologist conducted a reconnaissance-level survey of the Property 
on April 7, 2011.  The survey consisted of walking throughout the area and evaluating it and 
adjacent lands for potential biological resources.  Existing conditions, observed plants and 
wildlife, adjacent land use, soils and potential biological resource constraints were recorded 
during the visit.  Plant and wildlife species observed within and adjacent to the Property during 
the reconnaissance survey are included in Attachment 2, Table 1.  
 
The objectives of the field survey were to determine the potential presence or absence of special-
status species habitat listed in the CNDDB database report (CNDDB 2011) and to identify any 
wetland areas that could be potentially regulated by the Corps.  In addition, the Olberding 
Environmental biologist looked for other potential sensitive species or habitats, which may not 
have been obvious from background database reports or research.  Surveys conducted after the 
growing season or conducted outside of the specific flowering period for a special-status plant 
cannot conclusively determine the presence or absence of such plant species; therefore, site 
conditions and habitat type were used to determine potential for occurrence.  When suitable 
habitat was observed to support a special-status plant or animal species it was noted in the 
discussion for that particular species.  Regulatory agencies evaluate the possibility of occurrence 
based on habitats observed on-site and the degree of connectivity with other special-status 
animal habitats in the vicinity of the Property.  These factors are discussed in each special-status 
plant or animal section.  Potential for occurrence of each special-status or protected plant and 
animal species was evaluated using the following criteria. 
 

• Present: The species has been recorded by CNDDB or other literature as occurring on 
the Property and/or was observed on the Property during the reconnaissance survey or 
protocol surveys. 

• May Occur: The species has been recorded by CNDDB or other literature as occurring 
within five miles of the Property, and/or was observed within five miles of the Property, 
and/or suitable habitat for the species is present on the Property or its immediate vicinity. 

• Not Likely to Occur: The species has historically occurred on or within five miles of the 
Property, but has no current records.  The species occurs within five miles of the Property 
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but only marginally suitable habitat conditions are present.  The Property is likely to be 
used only as incidental foraging habitat or as an occasional migratory corridor. 

• Presumed Absent: The species will not occur on the Property due to the absence of 
suitable habitat conditions, and/or the lack of current occurrences.  Alternatively if 
directed or protocol-level surveys were done during the proper occurrence period and the 
species was not found it will be presumed absent. 

 
Sources consulted for agency status information include USFWS (2011a, 2011b) for federally 
listed species and CDFG (2011a, b) for State of California listed species.  Based on information 
from the above sources, Olberding Environmental developed a target list of special-status plants 
and animals with the potential to occur within or in the vicinity of the Property (Attachment 2, 
Table 2). 
 
5.1 Soils Evaluation 
 
The soils present on a Property may determine if habitat on the site is suitable for certain special-
status plants and animals.  The host plants of some special-status invertebrates may also require 
specific soil conditions.  In the absence of suitable soil conditions, special-status plants or 
animals requiring those conditions would be presumed absent.  Information regarding soil 
characteristics for the Property was obtained by viewing the Natural Resources Conservation 
Service (NRCS) Web Soil Survey report for the Property (NRCS 2011). 
 
5.2 Plant Survey Methods 
 
The purposes of the botanical surveys were (1) To characterize the habitat types (plant 
communities) of the study area; (2) to determine whether any suitable habitat for any special-
status plant species, occurs within the study area; and (3) to determine whether any sensitive 
habitat types (wetlands) occur within the study area, (4) and to determine if any special-status 
plant species occur in the Property area.  Site conditions and plant habitat surveys are important 
tools in determining the potential occurrence of plants not recorded during surveys (e.g., special-
status plants) because presence cannot conclusively be determined if field surveys are conducted 
after the growing season or conducted outside a specific flowering period. 
 
5.2.1 Review of Literature and Data Sources 
 
A biologist from Olberding Environmental conducted focused surveys of literature and special-
status species databases in order to identify special-status plant species and sensitive habitat 
types with potential to occur in the study area.  Sources reviewed include: CNDDB occurrence 
records (CNDDB 2011) and CNPS Inventory (Skinner and Pavlik 1994) for the Hollister, San 
Felipe, Three Sisters, and Tres Pinos USGS 7.5 quadrangles; and standard flora (Hickman 1993).  
From the above sources, a list of special-status plant species with potential to occur in the 
Property vicinity was developed (Attachment 2, Table 2). 
 
5.2.2 Field Surveys 
 
An Olberding Environmental biologist conducted a reconnaissance-level survey to determine 
habitat types and the potential for special-status plants based on the observed habitat types in 
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April 2011.  All vascular plant species that were identifiable at the time of the survey were 
recorded and identified using keys and descriptions in Hickman (1993). The habitat types 
occurring within the Property were characterized according to pre-established categories.  In 
classifying the habitat types on the site, the generalized plant community classification schemes 
of A Manual of California Vegetation (Sawyer and Keeler-Wolf 1995) were consulted.  The final 
classification and characterization of the habitat types of the study area were based on field 
observations. 
 
5.3 Wildlife Survey Methods 
 
The purposes of the wildlife surveys were to identify special-status wildlife species and/or 
potential special-status wildlife habitats within the study area. 
 
5.3.1 Review of Literature and Data Sources 
 
A focused review of literature and data sources was conducted in order to determine which 
special-status wildlife species had potential to occur in the vicinity of the Property.  Current 
agency status information was obtained from USFWS (2011a, b) for species listed as Threatened 
or Endangered, as well as Proposed and Candidate species for listing, under the federal ESA; and 
from CDFG (2011a, b) for species listed as Threatened or Endangered by the state of California 
under the CESA, or listed as “species of special concern” by CDFG.  From the above sources, a 
list of special-status wildlife species with potential to occur in the Property vicinity was 
developed (Attachment 2, Table 2).  
 
5.3.2 Field Surveys 
 
General Wildlife Survey – An Olberding Environmental biologist conducted surveys of species 
habitat within the entire study area, including visible portions of the adjacent properties on April 
7, 2011.  The purpose of the habitat surveys was to evaluate wildlife habitats and the potential 
for any protected species to occur on or adjacent to the Property.  
 
Reconnaissance-Level Raptor Survey – Reconnaissance-level raptor surveys were conducted 
and on the Property on April 7, 2011.  Observation points were established on the periphery of 
the area to view raptor activity over a fifteen to thirty-minute time period.  This survey was 
conducted with the use of binoculars and notes were taken for each species occurrence.  
Additionally, utility poles and perch sites in the vicinity of the Property were observed.  All 
raptor activity within and adjacent to the area was recorded during the reconnaissance-level 
observation period. 
 
Reconnaissance-Level Burrowing Owl (Athene cunicularia) Survey – Reconnaissance-level 
burrowing owl surveys were also conducted on the Property on April 7, 2011 to identify 
potential burrow sites or burrowing owl use of on-site habitat.  The general presence and density 
of suitable burrow sites (e.g., rodent burrows) was evaluated for the area.  Rodent burrows 
encountered during the site visit were investigated for presence of potential burrowing owl 
residence. Each potential burrow observed was evaluated for the presence of castings, 
whitewash, bones, feathers or other signs of burrowing owl habitation.  Observations were 
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recorded.  Utility poles and any other potential perching sites were investigated for signs of 
castings at the base of the posts. 
 
 
6.0 RESULTS FOR GENERAL BIOLOGICAL RESOURCES 
 
The search and review of the CNDDB database reports revealed the occurrence of special-status 
plant and wildlife species that occur in fallow agricultural, scrub, and riparian habitats (CNDDB 
2011).  The CNDDB database and background data were reviewed for the Hollister, San Felipe, 
Three Sisters, and Tres Pinos 7.5 minute quadrangles (Attachment 2, Table 2).  A map showing 
the locations of special-status plants and animals reported in the vicinity of the Property is 
included as Attachment 1, Figures 5 and 6, respectively.  An additional map showing USFWS 
designated critical habitat areas of special-status animals in the vicinity of the Property is 
included as Attachment 1, Figure 7.  Those animals listed in Attachment 2, Table 2 were 
reviewed for their potential to occur on the Property based on general habitat types.  Some of the 
plant and animal species identified by the CNDDB in the quadrangles require a specific habitat 
microclimate that was found not to occur within the Property. 
 
6.1 Soil Evaluation Results 
 
The USDA Natural Resources Conservation Service (formerly the Soil Conservation Service) 
mapped five soil types on the Property (NRCS 2011).  A detailed map of these soils for the 
Property can be found in Attachment 1, Figure 8.  The numbers in parentheses next to the soil 
types below represent the approximate percentage amount on the Property.  The soils mapped 
included the following types: 
 

• MeA:  Metz sandy loam, 0 to 2 percent slopes (38.5%) – The Metz series consists of 
very deep, somewhat excessively drained soils that formed in alluvial material from 
mixed, but dominantly sedimentary rocks.  Metz soils are on floodplains and alluvial 
fans and have slopes of 0 to 15 percent.  Metz soils are on floodplains and alluvial fans 
at elevations of 25 to 2,500 feet.  The composition of this soil type within the Property 
consists of 85 percent Metz and similar soils and 15 percent of minor components 
including Mocho (5%), Sorrento (5%), and Unnamed (5%). 

 
The Metz series is somewhat excessively drained, shows negligible to low runoff and 
moderately rapid permeability.  Some areas subject to flooding are protected by dikes 
and dams.   Much of the soil is irrigated and used for growing pasture, hay, truck 
crops, field crops and fruit.  Some areas are grazed and in willows, annual grasses and 
forbs.  This series shows no frequency of ponding, occasional frequency of flooding, 
and is nonsaline to slightly saline.  Its stratified layers consist of the following (colors 
are for dry soil unless otherwise stated): 
 
Ap--0 to 12 inches; light brownish gray fine sandy loam, dark grayish brown moist; 
hard, friable, slightly sticky; moderately alkaline (pH 8.0). 

 
C1--12 to 29 inches; light brownish gray fine sand, dark grayish brown moist; 
massive; soft, very friable; moderately alkaline (pH 8.0). 
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C2--29 to 38 inches; light brownish gray sand, grayish brown moist; single grain; 
loose; moderately alkaline (pH 8.0). 
 
C3--38 to 52 inches; light brownish gray very fine sandy loam, olive brown moist; 
strong brown mottles; slightly hard, very friable, slightly sticky; moderately alkaline 
(pH 8.0). 
 
C4--52 to 118 inches; light brownish gray fine sand, dark grayish brown moist; single 
grain; loose; moderately alkaline (pH 8.0). 
 

• SnA:  Sorrento silt loam, 0 to 2 percent slopes (36.5%) – Sorrento soils are on 
alluvial fans and established floodplains at elevations of 25 to 2,100 feet.  They formed 
in medium textured alluvium, mostly from sedimentary formations.  Slopes are 0 to 15 
percent.  The composition of this soil type within the Property consists of 85 percent 
Sorrento and similar soils and 15 percent of minor components including Metz (4%), 
Mocho (4%), Pacheco (4%), and Yolo (3%). 

 
The Sorrento series is well drained, very deep, shows negligible to medium runoff and 
moderate to moderately slow permeability depending upon dominant texture and 
amount of stratification in the lower part of the profile.  It is used mainly for growing 
irrigated fruit, nut, field, forage, and truck crops, and some dry grain.  Uncultivated 
areas are mostly annual grasses and forbs with sycamore along drainageways.  This 
series shows no frequency of ponding or flooding and is nonsaline.  Its stratified layers 
consist of the following (colors are for dry soil unless otherwise stated): 

 
Ap1--0 to 7 inches; grayish brown heavy loam, very dark grayish brown moist; strong 
fine and medium granular structure; slightly hard, very friable, sticky; moderately 
alkaline (ph 8.0). 
 
Ap2--7 to 19 inches; grayish brown heavy loam, very dark grayish brown moist; hard, 
friable, sticky; moderately alkaline (ph 8.0). 
 
A--19 to 26 inches; grayish brown heavy loam, dark grayish brown moist; hard, 
friable, sticky; moderately alkaline (ph 8.0). 
 
ABk--26 to 37 inches; grayish brown mixed with light brownish gray heavy loam, 
dark grayish brown mixed with dark brown moist; massive; hard, friable, sticky; 
moderately alkaline (ph 8.1). 
 
Bk1--37 to 48 inches; pale brown heavy loam, dark yellowish brown moist; hard, 
friable, sticky; moderately alkaline (ph 8.2). 
 
Bk2--48 to 58 inches; light yellowish brown fine sandy loam, yellowish brown moist; 
slightly hard, friable, slightly sticky; moderately alkaline (ph 8.2). 
 
2C3--58 to 74 inches; light yellowish brown loamy fine sand, yellowish brown moist; 
soft, very friable, nonsticky; moderately alkaline (ph 8.2). 
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• Sc:  Sandy alluvial land (13.2%) – Sandy alluvial soils are found on basin floors from 
mixed alluvium sources and occur on slopes of 1 to 4 percent.  This series is somewhat 
excessively drained, occasionally flooded and its available water capacity is high 
(about 9.3 inches).  The composition of this soil type within the Property consists of 95 
percent sandy alluvial and similar soils and 5 percent of minor components including 
unnamed (5%).  The typical profile of this series consists of: 

 
0 to 12 inches; loamy sand. 
12 to 48 inches; loamy sand, fine sand, sand. 
48 to 60 inches; stratified gravelly sand to gravelly loamy sand. 
 

• Rw:  Riverwash (10.5%) – Riverwash soils are found in streams from mixed alluvium 
sources and occur on slopes of 0 to 5 percent.  Its depth to the water table is about 0 to 
24 inches.  This series is frequently flooded and its available water capacity is very low 
(about 2.9 inches).  The typical profile of this series consists of: 

 
0 to 6 inches; coarse sand. 
6 to 60 inches; stratified coarse sand to sandy loam. 
 

• ReA:  Reiff sandy loam, 0 to 2 percent slopes (1.2%) – The Reiff series consists of 
very deep, well drained soils formed in coarse to medium textured alluvium weathered 
from mixed sources.  Reiff soils are on flood plains and alluvial fans.  Slopes are 0 to 9 
percent at elevations of 30 to 500 feet.  The composition of this soil type within the 
Property consists of 85 percent Reiff and similar soils and 15 percent of minor 
components including Pacheco (8%) and Mocho (7%). 

 
The Reiff series is well drained, shows very slow to slow runoff and moderately rapid 
permeability.  Areas in Sacramento and San Joaquin Counties are subject to occasional 
periods of flooding in December to April.  This soil is used for row, field and orchard 
crops such as tomatoes, sugar beets, flowers, alfalfa, corn, beans, grapes, almonds, 
walnuts, avocados and citrus.  Uncultivated areas have annual grasses and forbs, such 
as soft chess, filaree, wild oats, mustard and valley oak.  This series shows no 
frequency of ponding, rare frequency of flooding, and is nonsaline.  Its stratified layers 
consist of the following (colors are for dry soil unless otherwise stated): 

 
Ap--0 to 3 inches; grayish brown very fine sandy loam, very dark grayish brown 
moist; hard, friable, slightly sticky; slightly acid (pH 6.5). 
 
A--3 to 16 inches; grayish brown loam, very dark grayish brown moist; hard, friable, 
slightly sticky; neutral (pH 7.0). 
 
AC--16 to 24 inches; grayish brown fine sandy loam, very dark grayish brown moist; 
slightly hard, friable, slightly sticky; mildly alkaline (pH 7.5). 
 
C1--24 to 43 inches; brown fine sandy loam, dark brown moist; slightly hard, very 
friable, slightly sticky; moderately alkaline (pH 8.0). 
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C2--43 to 60 inches; brown fine sandy loam, dark grayish brown moist; soft, very 
friable, slightly sticky; moderately alkaline (pH 8.0). 

 
6.2 Plant Survey Results 
 
6.2.1 Floristic Inventory and Habitat Characterization 
 
In classifying the habitat types in the Property area, generalized plant community classification 
schemes were used (Sawyer and Keeler-Wolf 1995).  The final classification and 
characterization of the habitat types of the study area were based on field observations. 
 
The Property supports three habitat types that consist of fallow agricultural, scrub, and riparian 
habitats.  Each habitat is described in further detail below.  A description of the plant species 
present within each habitat type is provided below.  Dominant plant species are noted.  A 
complete list of plant species observed on the Property can be found in Attachment 2, Table 1. 
 
Fallow Agricultural Habitat 
 
Fallow agricultural and non-native annual grassland habitat dominates the 34-acre Property.  The 
vegetation observed in this habitat consists of species typical to the local fallow agricultural and 
grassland communities.  The dominant grasses observed throughout the Property consist of non-
native species including black mustard (Brassica nigra) and rip-gut brome (Bromus diandrus).  
Other non-natives observed include wild oat (Avena fatua), soft chess (Bromus hordeaceous), 
and Italian rye grass (Lolium multiflorum).  Forb (i.e., wildflower) species found intermixed with 
the grasses consist of non-native annual and biennial weeds such as milk thistle (Silybum 
marianum), red-stem filaree (Erodium cicutarium), horehound (Marrubium vulgare), and wild 
radish (Raphanus raphanistrum). 
 
Scrub Habitat 
 
Scrub habitat was observed adjacent and to the west of the Property and occurs in between the 
Property and the San Benito River.  Dominant vegetation observed in this habitat includes coyote 
brush (Baccharis pilularis), pine (Pinus sp.), and California juniper (Juniperus californica). 
 
Riparian Habitat 
 
Riparian habitat occurs along the San Benito River which flows along the western Property 
boundary in between the Property and the scrub habitat.  Outside the primary river channel, the 
wider alluvial river system was mostly dry at the time of the April 2011 survey, with sparse areas 
of standing water within the deeper depressions.  Vegetation dominating this habitat include red 
willow (Salix laevigata), arroyo willow (Salix lasiolepis), Mexican elderberry (Sambucus 
mexicana), California black walnut (Juglans californica), and Fremont’s cottonwood (Populus 
fremontii ssp. fremontii). 
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6.2.2 Special-Status Plant Species 
 
Special-status plant species include species listed as Rare, Threatened, or Endangered by the 
USFWS (2011a) or by the State of California (CDFG 2011a).  Federal Proposed and Candidate 
species (USFWS 2011b) are also special-status species. Special-status species also include 
species listed on List 1A, List 1B, or List 2 of the CNPS Inventory (Skinner and Pavlik 1994; 
CNPS 2011).  All species in the above categories fall under state regulatory authority under the 
provisions of CEQA, and may also fall under federal regulatory authority.  Considered special-
status species are species included on List 3 (Plants About Which We Need More Information—A 
Review List) or List 4 (Plants of Limited Distribution—A Watch List) of the CNPS Inventory.  
These species are considered to be of lower sensitivity and generally do not fall under specific state 
or federal regulatory authority.  Specific mitigation considerations are not generally required for List 
3 and List 4 species.   
 
Attachment 2, Table 2 includes a list of special-status plants with the potential to occur within or 
in the immediate vicinity of the Property based on a review of the USGS 7.5 minute quadrangles 
for Hollister, San Felipe, Three Sisters, and Tres Pinos.  The special-status plant species 
identified by the CNDDB as potentially occurring on the Property are known to grow only from 
specific habitat types.  The specific habitats or “micro-climate” necessary for some of the plant 
species to occur are not found within the boundaries of the subject Property.  The habitats 
necessary for the CNDDB reported plant species consist of playas, valley and foothill grassland, 
meadows and seeps, chenopod scrub, cismontane woodland, chaparral, coastal salt marshes, 
marshes and swamps, vernal pools, sandy soils, adobe clay soils, alkaline soils, rocky soils, and 
alkaline meadows.  The following special-status plant species were reviewed for their potential 
to occur on the Property (Attachment 1, Figure 5). 
 
San Joaquin Spearscale (Atriplex joaquiniana).  CNPS List 1B. 
 
San Joaquin spearscale is an annual herb in the family Chenopodiaceae.  Leaves of the San 
Joaquin spearscale are ovate to triangular, with fine gray scales above.  Flowers are dense and 
spike or panicle-like with dark brown seeds.  It is found in Alameda, Contra Costa, Merced, 
Monterey, Napa, Sacramento, San Benito, Solano, and Yolo Counties.  It is considered 
extirpated in Santa Clara, San Joaquin, and Tulare Counties.  Habitat for the San Joaquin 
spearscale includes chenopod scrub, meadows, seeps, playas, and valley and foothill grasslands 
with alkaline soils.  Blooming occurs between April and October. 
 
The most recent occurrence of this species in the vicinity of the Property took place in 1995 
(Occurrence #34), approximately 2.9 miles southwest of the Property.  The grassland and 
alkaline soils within the Property provide marginally suitable habitat to support this species.  
However, the lack of recent occurrences and the history of agriculture on the site would preclude 
the presence of this species on the Property.  This species was not observed during the April 
2011 survey and is presumed absent from the Property. 
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6.3 Wildlife Survey Results 
 
6.3.1 General Wildlife Species and Habitats 
 
A complete list of wildlife species observed on the Property can be found in Attachment 2, Table 
1.  Wildlife species commonly occurring within habitat types present on the Property are 
discussed below: 
 
Fallow Agricultural Habitat 
 
Given the amount of cover offered by the dominant fallow agricultural field and grassland 
habitats, a variety of wildlife species could be expected to occur on the Property.   Seed eating 
rodents such as the field mouse (Peromyscus sp.), California ground squirrel (Spermophilus 
beecheyi), and California vole (Microtus californicus) could be expected to occur.  The black-
tailed jackrabbit (Lepus californicus) and Botta’s pocket gopher (Thomomys bottae) were 
observed during the April 2011 survey.  Signs of black-tailed deer (Odocoileus hemionus) and 
raccoon (Procyon lotor) were also observed.   
 
Given the abundance of rodents on the Property and the proximity of the San Benito River, the 
site is also likely to attract a variety of raptor species.  The red-tailed hawk (Buteo jamaicensis), 
red-shouldered hawk (Buteo lineatus), and white-tailed kite (Elanus leucurus) were observed 
foraging over the fallow agricultural field during the April 2011 survey.  Other bird species 
observed foraging throughout the survey include house finch (Carpodacus mexicanus), 
American crow (Corvus brachyrhynchos), and mockingbird (Mimus polyglottos).  While the 
habitat is suitable for the gopher snake (Pituophis melanoleucus), the only reptile observed 
during the survey was the western fence lizard (Sceloporus occidentalis). 
 
Scrub Habitat 
 
As the scrub habitat lies adjacent and to the west of the Property, much of the same suite of 
animals observed foraging over the majority of the agricultural/grassland habitat on the Property 
were observed within the scrub habitat as well.  Other species observed within this habitat 
include western scrub-jay (Aphelocoma californica), turkey vulture (Cathartes aura), California 
quail (Callipepla californica), and brush rabbit (Sylvilagus bachmani).  While the majority of the 
Property does not provide nesting habitat for several bird species, the dense shrubs within the 
adjacent scrub habitat does.  Two small nests were observed roughly 300 feet off the Property 
boundary to the northwest. 
 
Riparian Habitat 
 
Given the proximity of the riparian habitat to the previously mentioned habitats on the Property 
and the occurrence of the San Benito River west of the Property, the adjacent riparian habitat is 
suitable to a wide range of wildlife species.  All species observed within the previously 
mentioned habitats and listed within Attachment 2, Table 1 were observed within the riparian 
habitat along San Benito River adjacent and to the west of the Property.  Additional species 
observed within this habitat include red-winged blackbird (Agelaius phoeniceus), mallard (Anas 
platyrhynchos), great egret (Ardea alba), killdeer (Charadrius vociferous), and black phoebe 
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(Sayornis nigricans).  A large woodrat (Neotoma sp.) nest was also observed during the survey, 
roughly 300 feet off the northwestern Property boundary.  The common garter snake 
(Thamnophis sirtalis) and several amphibian species are also likely to occur in this habitat. 
 
6.3.2 Special-Status Wildlife Species 
 
Attachment 2, Table 2 includes a list of special-status wildlife species with potential to occur in 
the Property area.  Special-status wildlife species include species listed as Rare, Threatened, or 
Endangered by the USFWS (2011a, b), as well as those species covered by the MBTA, or those 
species given special protection by the State of California (CDFG 2011b).  
 
The search and review of the CNDDB database reports revealed the occurrence of special-status 
species that could potentially occur in the fallow agricultural, scrub, and riparian habitats 
supported by the Property (Attachment 1, Figure 6).  In addition, some state-protected raptors 
could forage and nest on the Property.  Attachment 2, Table 2 provides a summary of the species, 
their status, and habitat requirements.  Some species do not have any special protection, but are 
included in the CNDDB due to their local rarity.  For the analysis of the site, the following 
specific discussions on the special-status wildlife included the following species: 
 
FISH 
 
South/Central California Coast Steelhead DPS (Oncorhynchus mykiss irideus).  Federally 
Threatened, California Species of Special Concern.  
 
The South/Central California Coast steelhead is listed as threatened under the Endangered 
Species Act.  This Distinct Population Segment (DPS) includes all naturally spawned 
populations in the coastal basins from the Pajaro River, south to but not including the Santa 
Maria River.  Two life history forms of this species include the anadromous form, which spends 
part of its time in freshwater and part in the ocean, and the freshwater resident form, known as 
the rainbow trout.  Spawning occurs in cool streams with low turbidity and suitable sites for egg 
deposition.  Juveniles spend between one and four years in freshwater and then migrate to ocean 
waters for one to two years before returning to freshwater to spawn.  Threats to this species 
include damming, degradation of water quality and introduction of non-native species. 
 
The San Benito River falls within critical habitat for the South/Central California Coast 
Steelhead DPS (Attachment 1, Figure 7).  While critical habitat does not occur within the 
Property, special BMP measures must be taken to ensure nothing enters the river from 
construction activities.  These BMP measures will be discussed in the Recommendations section 
of this report. 
 
AMPHIBIANS 
 
California Tiger Salamander (Ambystoma californiense).  Federally Threatened, State 
Threatened. 
 
Adult California tiger salamanders (CTS) inhabit rolling grassland and oak savannah.  Adults 
spend most of the year in subterranean retreats such as rodent burrows, but may be found on the 
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surface during dispersal to and from breeding sites.  The preferred breeding sites are vernal pools 
and other temporary ponds.  However, CTS may use permanent manmade ponds as breeding 
habitat.  CTS adults begin migrating to ponds after the first heavy rains of fall and can be found 
in or around the breeding ponds during and after winter rainstorm events.  In extremely dry 
years, CTS may not reproduce.   
 
After mating, females lay several small clusters of eggs, which contain from one to over 100 
eggs.  The eggs are deposited on both emergent and submerged vegetation, as well as submerged 
detritus.  A minimum of ten weeks is required to complete larval development through 
metamorphosis, at which time the larvae will normally weigh about ten grams.  Larvae 
remaining in pools for a longer time period can grow to much larger sizes.  Upon 
metamorphosis, juvenile CTS migrate in large masses at night from the drying breeding sites to 
refuge sites.  Prior to this migration, the juveniles spend anywhere from a few hours to a few 
days near the pond margin.  Adult CTS are largely opportunistic feeders, preying upon arthropod 
and annelid species that occur in burrow systems, as well as aquatic invertebrates found within 
seasonal pools.  The larvae feed on aquatic invertebrates and insects, showing a distinct 
preference for larvae of the Pacific tree frog. 
 
The CNDDB lists 7 occurrences of this species from 2004 to 2007 within the vicinity of the 
Property.  The closest occurrence was made in 2006 (Occurrence #885), roughly 2.4 miles 
northwest of the Property (Attachment 1, Figure 6).  USFWS critical habitat for this species also 
occurs approximately one mile to the east of the Property (Attachment 1, Figure 7).  Despite 
these occurrences, CTS are unlikely to occur on the Property based on lack of suitable habitat 
and migratory obstacles associated with adjacent development.  Vernal pools, stock ponds and 
seasonal wetlands, which this species relies upon to breed, are absent from the Property.  The 
San Benito River acts as a potential obstacle to migration and would not be considered breeding 
habitat based on its heavy flow at the time of the survey (eggs would be washed downstream).  A 
quarry occurs to the north of the site and two roads border the Property to the east and southeast.  
The only corridor that leads to the Property occurs to the southwest and is also surrounded by 
sporadic development. The site has been historically used for agricultural purposes, diminishing 
the suitability of the site for CTS uses. In addition, only minimal refuge habitat in the form of 
open small mammal burrows occurs throughout the Property for this species.  Based on the April 
2011 survey, CTS are presumed absent. 
 
California Red-Legged Frog (Rana draytonii).  Federally Threatened, California Species of 
Special Concern. 
 
The CRLF is a rather large frog, measuring one and a half to five inches in length.  They are 
reddish-brown to gray in color, with many poorly defined dark specks and blotches.  Dorsolateral 
folds are present.  The underside of the CRLF is washed with red on the lower abdomen and hind 
legs.  The CRLF has a dark mask bordered by a light stripe on the jaw, smooth eardrums, and not 
fully webbed toes.  The male has enlarged forearms and swollen thumbs.  Its vocals consist of a 
series of weak throaty notes, rather harsh, and lasting two to three seconds.  Breeding occurs 
from December to March with egg masses laid in permanent bodies of water. 
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The CRLF is found in lowlands, foothill woodland and grasslands, near marshes, lakes, ponds or 
other water sources.  These amphibians require dense shrubby or emergent vegetation closely 
associated with deep still or slow moving water.  Generally these frogs favor intermittent streams 
with water at least two and a half feet deep and where the shoreline has relatively intact emergent 
or shoreline vegetation.  CRLF is known from streams with relatively low gradients and those 
waters where introduced fish and bullfrogs are absent.  CRLF are known to take refuge upland in 
small mammal burrows during periods of high water flow.  CRLF occurs west of the Sierra 
Nevada-Cascade and in the Coast Ranges along the entire length of the state.  Historically, they 
occurred throughout the Central Valley and Sierra Nevada foothills south to northern Baja 
California.  Now they are found from Sonoma and Butte Counties south to Riverside, but mainly 
in Monterey, San Luis Obispo, and Santa Barbara Counties. 
 
The CNDDB lists 10 occurrences of this species from 2005 to 2008 within the vicinity of the 
Property.  The closest occurrence was made in 2005 (Occurrence #84), roughly 1.9 miles 
southeast of the Property (Attachment 1, Figure 6).  USFWS critical habitat for this species also 
occurs approximately two miles southwest of the Property (Attachment 1, Figure 7).  Despite 
these occurrences, CRLF are unlikely to occur on the Property based on lack of suitable habitat.  
Deep pools with emergent vegetation, which this species relies upon for survival, are absent from 
the Property and not found in the alluvial river system to the west.  A quarry occurs to the north 
of the site but was not observed to contain standing water based on an aerial photograph review.   
A possible dispersal corridor does occur along the San Benito River to the southwest but is 
surrounded by sporadic development. The site has been historically used for agricultural 
purposes, diminishing the suitability of the site for CRLF uses. Only minimal refuge habitat in 
the form of open small mammal burrows occurs throughout the Property for this species. Based 
on the April 2011 survey, CRLF may occur on portions of the Property.  
 
REPTILES 
 
Western Pond Turtle (Emys marmorata).  California Species of Special Concern. 
 
The western pond turtle is a thoroughly aquatic turtle that may be found in marshes, ponds, 
streams and irrigation ditches where aquatic vegetation is present.  The turtles, which range from 
nine to ten inches in size, require basking sites and suitable upland habitat for egg laying.  
Suitable breeding upland habitats may consist of sandy banks or grassy open fields.  The western 
pond turtle has a dark brown to olive-colored carapace with hexagonal scales that lack prominent 
markings. 
 
Nesting and incubation occur from April to September, with a peak time for mating and egg 
laying occurring from March to May.  After a 73 to 80-day gestation or incubation period, 5 to 
13 eggs will be laid from July to October.  Eggs are produced either once or twice a year.  
Females may travel some distance from water for egg-laying, moving as much as 0.8 kilometers 
(a half mile) away from and up to 90 meters (300 feet) above the nearest source of water.  Most 
nests are with 90 meters (300 feet) of water.  The female usually leaves the water in the evening 
and may wander far before selecting a nest site, often in an open area of sand or hardpan that is 
facing southwards.  The nest is flask-shaped with an opening of about five centimeters (two 
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inches).  Females spend considerable time covering up the nest with soil and adjacent low 
vegetation, making it difficult for a person to find unless it has been disturbed by a predator. 
 
Activity slows from November to February.  During the winter when water and air temperatures 
cool, usually from September to March, the turtles begin to hibernate.  During hibernation, 
turtles either bury themselves in the mud at the bottom of ponds or will bury themselves on land 
in duff (top layer of decomposing vegetation and soil).  Some turtles travel more than a half mile 
to over-winter on land, though many select the nearest wooded or shrubby area they can bury in.  
Turtles then emerge from hibernation in the spring to start the yearly cycle again. 
 
The most recent occurrence of this species in the vicinity of the Property took place in 2001 
(Occurrence #188), approximately 3.1 miles northwest of the Property (Attachment 1, Figure 6).  
While this species requires permanent water sources, standing pools within the alluvial river bed 
and the San Benito River channel offer moderately suitable habitat to support this species.  The 
sandy upland soils and accompanying agricultural and grassland habitats also offer suitable 
nesting areas for this species.  While the western pond turtle was not observed during the April 
2011 survey, it may occur. 
 
San Joaquin Whipsnake (Masticophis flagellum ruddocki).  California Species of Special 
Concern. 
 
The San Joaquin Whipsnake resides in open, dry habitats with little or no tree cover.  They can 
be found in valley grassland and saltbush scrub in the San Joaquin Valley with mammal burrows 
for refuge and oviposition sites.  Adults of this species can reach three to five feet in length.  It is 
a very fast-moving, slender snake with smooth scales, a large head and eyes, and a thin neck.  
The coloration of this species varies from tan, olive brown, to yellowish brown, lacking the dark 
head and neckbands of other subspecies.  This species hunts during the day, seeking small 
mammals, nestling and adult birds, bird eggs, lizards, snakes, amphibians, and carrion. 
 
The most recent occurrence of this species in the vicinity of the Property took place in 1996 
(Occurrence #1), approximately 2.6 miles northwest of the Property.  The fallow agricultural and 
grassland habitats on the Property offer marginally suitable habitat to support this species.  In 
addition, the adjacent scrub habitat can also be used as potential habitat.  However, given the 
lack of open small mammal burrows, surrounding development, dispersal barriers and lack of 
recent occurrences, this species is presumed absent from the Property. 
 
BIRDS 
 
Great Egret (Ardea alba).  Rookeries. 
 
The great egret can be distinguished from the snowy egret by its larger size, yellow beak and 
black legs and toes.  It can be found feeding in shallow aquatic habitats such as drainage ditches, 
irrigated fields, and shorelines of streams, lakes and salt ponds.  Great egrets are colonial nesters 
and will nest in emergent marsh habitats as well as in tall trees.  The nesting colonies of great 
egrets are protected in California. 
 



 21 
 

The great egret was observed foraging within the standing water present in the riparian habitat 
adjacent to the Property during the April 2011 survey.  Nesting habitat also occurs within this 
habitat, although no rookeries were observed. 
 
Great Blue Heron (Ardea herodias).  Rookeries. 
 
This tall, grayish blue wading bird is frequently observed near streams and wet meadow foraging 
for frogs, small fish and other prey items.  Typical nesting habitat for the great blue heron 
consists of tall eucalyptus trees adjacent to foraging sites.  This colonial nester can also be found 
nesting in electrical towers adjacent to salt ponds.  The nesting colonies of great blue herons are 
protected in California.   
 
Great blue herons were not observed on the Property during the reconnaissance survey; however 
they may forage in the moist depressions after periods of heavy rainfall and nest along the San 
Benito River adjacent to the Property. 
 
Burrowing Owl (Athene cunicularia).  Federal Species of Special Concern, California 
Species of Special Concern. 
 
The U.S. Fish and Wildlife Service has identified the burrowing owl is as a “candidate” species.  
Candidate species are animals and plants that may warrant official listing as threatened or 
endangered, but there is no conclusive data to give them this protection at the present time.  As a 
candidate species, burrowing owls receive no legal protection under the Endangered Species Act 
(ESA).  However, this species does receive some legal protection from the U.S. through the 
Migratory Bird Treaty Act, which forbids the destruction of the birds and active nests. In 
California, the burrowing owl considered a “species of special concern.” 
 
Burrowing owls are ground dwelling members of the owl family and are small brown to tan 
colored birds with bold spots and barring.  Burrowing owls generally require open annual 
grassland habitats in which to nest, but can be found on abandoned lots, roads, airports, and other 
urban areas.  Burrowing owls generally use abandoned California ground squirrel holes for their 
nesting burrow, but are also known to use pipes or other debris for nesting purposes.  Burrowing 
owls prefer annual grassland habitats with low vegetative cover.  The breeding season for 
burrowing owls occurs from March through August.  Burrowing owls often nest in loose 
colonies about 100 yards apart.  They lay three to twelve eggs from mid-May to early June.  The 
female incubates the clutch for about 28 days, while the male provides her with food.  The young 
owls begin appearing at the burrow’s entrance two weeks after hatching and leave the nest to 
hunt for insects on their own after about 45 days.  The chicks can fly well at six weeks old. 
 
The CNDDB lists 5 occurrences of this species from 2006 to 2009 within the vicinity of the 
Property.  The closest occurrence was made in 2006 (Occurrence #1030), roughly 4.1 miles west 
of the Property (Attachment 1, Figure 6).  The majority of the fallow agricultural and grassland 
habitat on the Property is large and free of canopy cover.  While only a few small mammal 
burrows were observed on the site, this species generally prefers to nest within lower vegetation 
in order to spot potential predators.  Due to these factors, the burrowing owl is considered  
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unlikely to occur on the Property due to the height of the cover vegetation present. This species 
is presumed to be absent. 
 
Red-Tailed Hawk (Buteo jamaicensis).  State Protected. 
 
The red-tailed hawk is a large Buteo that is distinct due to the red color of its tail feathers in 
contrast to the brown color of its body.  Not all red-tailed hawks exhibit the distinct coloration on 
their tail and gradations may occur especially in young birds.  Red-tailed hawks hunt rodents by 
soaring over grassland habitat.  Nest trees for red-tailed hawks are usually tall trees with a well 
developed canopy that includes a strong branching structure on which to build a nest. 
 
Foraging habitat exists for the red-tailed hawk throughout the 34-acre Property in the form of the 
fallow agricultural and scrub habitats on the site.  Prey items such as passerines, squirrels, and 
other small mammals were observed foraging throughout the Property during the survey.  
Nesting habitat also occurs within the pine and riparian trees on and adjacent to the Property.  
While no raptor nests were observed during the survey, one red-tailed hawk was observed 
foraging over the fallow agricultural habitat. 
 
Red-Shouldered Hawk (Buteo lineatus).  State Protected. 
 
The red-shouldered hawk is a medium-sized, slender Buteo with long legs and a long tail and is 
smaller than the red-tailed hawk.  Upperparts are dark with pale spotting, and rusty-reddish 
feathers on the wing create the distinctive shoulder patch.  The tail has several wide, dark bars; 
the intervening narrow stripes and the tip of the tail are white, and there is variation in the 
number of tail bars among adults and juveniles.  The habitat that the red-shouldered hawk prefers 
varies from bottomland hardwoods and riparian areas to upland deciduous or mixed deciduous-
conifer forest, and almost always includes some form of water, such as a swamp, marsh, river, or 
pond.  In the west, the red-shouldered hawk sometimes occurs in coniferous forests, and has been 
expanding its range of occupied habitats to include various woodlands, including stands of 
eucalyptus trees amid urban sprawl. 
 
Foraging habitat exists for the red-shouldered hawk throughout the Property in the form of the 
fallow agricultural and riparian habitats on the site.  Prey items were observed foraging 
throughout the Property during the survey.  Nesting habitat also occurs within the pine and 
riparian trees on and adjacent to the Property.  While no raptor nests were observed during the 
survey, one red-shouldered hawk was observed foraging within the riparian habitat. 
 
Snowy Egret (Egretta thula).  Rookeries. 
 
The snowy egret is commonly found foraging along the shorelines of various wetland habitats.  
This medium-sized wader is a colonial nester, often nesting in mixed-species colonies with great 
egrets (Ardea alba) and black crowned night herons (Nycticorax nycticorax).  It can be identified 
by its pure white plumage, black bill, black legs and yellow toes.  The nesting colonies of snowy 
egrets are protected in California.  Typical nesting habitat includes dense bulrush marsh or low 
trees. 
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Snowy egrets were not observed on the Property during the reconnaissance survey; however they 
may forage in the moist depressions after periods of heavy rainfall and nest along the San Benito 
River adjacent to the Property. 
 
White-Tailed Kite (Elanus leucurus).  Federal Species of Concern, CDFG: Fully Protected. 
 
The white-tailed kite is falcon-shaped with a long white tail.  This raptor has black patches on the 
shoulders that are highly visible while the bird is flying or perching.  White-tailed kites forage in 
annual grasslands, farmlands, orchards, chaparral, and at the edges of marshes and meadows.  
They are found nesting in trees and shrubs such as willows (Salix sp.), California sycamore 
(Platanus racemosa), and live oak (Quercus agrifolia) often near marshes, lakes, rivers, or 
ponds.  This raptor often hovers while inspecting the ground below for prey.  Annual grasslands 
are considered good foraging habitat for white-tailed kites, which will forage in human-impacted 
areas. 
 
Foraging habitat exists for the white-tailed throughout the Property in the form of the fallow 
agricultural and scrub habitats on the site.  Prey species were also observed foraging throughout 
the Property during the survey.  Nesting habitat also occurs within the riparian trees on and 
adjacent to the Property.  While no raptor nests were observed during the survey, one white-
tailed kite was observed foraging over the fallow agricultural habitat. 
 
California Horned Lark (Eremophila alpestris actia).  California Species of Special 
Concern. 
 
The California horned lark is one of five subspecies of the horned lark.  Males of this species 
have a distinct crest of black feathers originating above the eye that gives the appearance of 
“horns.”  The subspecies actia is distinguished from other subspecies by the pale yellow shading 
that is restricted to the face and throat.  This species typically inhabits dry, open grasslands and 
alkali flats.  California horned larks prefer open terrain where they construct nests on the ground, 
often in sparsely vegetated areas.  The highest nesting densities are generally found in annual 
grassland and oak savannah habitats in the foothill regions. 
 
The most recent occurrence of this species was made in 1997 (Occurrence #53), roughly 1.8 
miles east of the Property (Attachment 1, Figure 6).  While the fallow agricultural field on the 
Property offers marginally suitable habitat to support this species, the California horned lark 
generally prefers more sparsely vegetated areas than that supported by the Property.  In addition, 
the lack of recent occurrences would likely preclude the use of the site by this species.  Based on 
these factors, this species is considered unlikely to occur on the Property. 
 
Merlin (Falco columbarius).  State Protected. 
 
Also known as the “Pigeon Hawk,” the merlin is a small, fast falcon which catches its main prey 
(small birds) in flight.  Merlins average about 12 inches in length with a 25-inch wingspan.  
Adult birds exhibit a dark tail with light-colored bands and a white tip, heavily streaked 
underparts, a white forehead, and a white line above the eye.  Males are blue-gray above while 
females are brown.  Favoring the open country near water and tree stands, they prefer the 
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seacoast, tidal estuaries, open woodlands, savannahs, edges of grasslands and deserts, farms and 
ranches, sand dunes, marshlands, and chaparral.  Merlins rarely live in forested areas throughout 
much of their range, but frequently breed in coniferous forests with adjacent open spaces.  They 
also have become adapted to living in urban areas and may overwinter in cities, taking advantage 
of the steady supply of house sparrows and rock doves that urban centers provide.  Feeding 
primarily on small birds, merlins also prey upon small mammals, insects, and reptiles. 
 
Merlins summer in Canada and the northern U.S. Rockies, and winter through the western half of 
the country and along the East Coast.  Merlins do not breed in California, preferring to breed in 
Alaska and Canada.  They can be found in California from September to May.  Nests are 
typically modified crow or hawk nests within conifer trees.  Nests can also be constructed in 
cavities, on cliffs, in a deserted building, or on the ground.  Breeding occurs once annually from 
April to July, peaking in May and June with nestlings hatching about one month after being laid. 
 
The most recent occurrence of this species was made in 2004 (Occurrence #14), roughly 3.9 
miles southwest of the Property (Attachment 1, Figure 6).  While merlins do not breed in 
California, this species may forage within the fallow agricultural, scrub, and riparian habitats on 
the Property. 
 
American Kestrel (Falco sparverius).  State Protected. 
 
The American kestrel is the smallest of raptor species and is distinct due to the black barring on 
its face.  The female kestrel is slightly larger than the male bird and is differentiated by its brown 
and red coloration.  The male kestrel is slightly smaller than the female and has gray wing 
patches near the top of the wing.  Kestrels utilize cavities in trees for nesting and hunt small 
rodents and birds. 
 
Like the white-tailed kite, the American kestrel has adapted to foraging near human-impacted 
areas.  Tree cavities that would serve as nest trees for this species do not occur on the Property.  
While no raptor nests were observed during the survey, the American kestrel may occur in a 
foraging capacity. 
 
MAMMALS 
 
Special-Status Bats 
 
Bats (Order - Chiroptera) are the only mammals capable of “true” flight. They are nocturnal 
feeders and locate their prey which consists of small to medium sized insects by echolocation. 
Bats consume vast amounts of insects making them very effective pest control agents. They may 
eat as much as their weight in insects per day.  Maternity roosts comprised of only females, may 
be found in buildings or mine shafts with temperatures up to 40 degrees Celsius and a high 
percentage of humidity to ensure rapid growth in the young.  Female bats give birth to only one 
or two young annually and roost in small or large numbers.  Males may live singly or in small 
groups, but scientists are still unsure of the whereabouts of most males in summer. 
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Special-status bats with the potential to forage on the Property are listed below.  These bats roost 
in rock crevices, caves, tree hollows, dense riparian areas, and buildings.  Bats usually seek 
buildings or other protected sites with warm roosting areas away from human disturbance. 
 
Western mastiff bat (Eumops perotis californicus), California Special Concern species; 
Western red bat (Lasiurus blossevillii), California Special Concern species; 
Hoary bat (Lasiurus cinereus), Locally Rare 
 
The most recent occurrence of the western mastiff bat in the vicinity of the Property took place 
in 1998 (Occurrence #242), roughly 2.1 miles northwest of the Property.  The most recent 
occurrence of the western red bat in the vicinity of the Property took place in 1998 (Occurrence 
#83), roughly 2.1 miles northwest of the Property.  The most recent occurrence of the hoary bat 
in the vicinity of the Property took place in 1937 (Occurrence #94), roughly 14.6 miles northwest 
of the Property.  The habitats on the Property offer moderately suitable habitat to support each of 
these bat species.  However, given bats’ sensitivity to human disturbance and the close proximity 
of development, the rock quarry, and lack of recent occurrences, these species are considered 
unlikely to occur. 
 
American Badger (Taxidea taxus).  California Species of Special Concern. 
 
This large member of the weasel family has a flat body with short legs ideally suited to digging 
burrows.  Found in open plains, prairies, forests and grasslands, this species feeds on ground 
squirrels, mice, and gophers.  Badgers mate between July and August, but do not give birth until 
March. 
 
The most recent occurrence of this species in the vicinity of the Property took place in 1997 
(Occurrence #189), roughly 4.3 miles southeast of the Property.  Foraging habitat and friable, 
burrowing soils exist throughout the Property for the American badger.  The narrow migratory 
corridor to the south of the Property may allow this species to occur on the site.  This species was 
not observed during the April 2011 survey, but may occur. 
 
San Joaquin Kit Fox (Vulpes macrotis mutica).  Federally Endangered, State Threatened. 
 
The San Joaquin kit fox (SJKF) has a slim body with large, conspicuous ears, and a long, bushy, 
black tipped tail.  It is the smallest canid species in North America.  The SJKF lives in annual 
grassland habitats where friable soils are present in which they may excavate den sites.  The 
general habitat requirement for the kit fox is annual grasslands or grassy open habitat stages with 
scattered shrubby vegetation.  Food requirements for the SJKF are rodents, insects, and even 
garbage in urbanized areas.  Grassland habitats with a large rodent prey base and loose textured 
soils are thought to provide the best habitat for the SJKF. 
 
The most recent occurrence of this species in the vicinity of the Property took place in 1992 
(Occurrence #605), roughly 3.2 miles northwest of the Property.  Foraging habitat and friable, 
burrowing soils exist throughout the Property for this species.  In addition, San Benito County 
lies within the historic range for the SJKF.  While moderate habitat occurs for this species and a 
narrow migratory corridor occurs to the south of the Property, SJKF is presumed to be absent 



 26 
 

based on the lack of recent occurrences, fragmentation of habitat, and limited migratory corridors 
leading to the Property. 
 
 
7.0 CONCLUSIONS 
  
7.1 Wetlands 
 
Results of the biological resources analysis survey conducted by Olberding Environmental on 
April 7, 2011 identified no areas within the Property that exhibited positive indicators of wetland 
soils, hydrology, or vegetation.  San Benito River occurs along the western portion of the 
Property (Attachment 3, Site Photographs).  San Benito River is a blue line water course 
regulated by the Corps, CDFG and RWQCB. Any activities which result in the placement of fill 
into the San Benito River channel would require permitting from the Corps, CDFG and 
RWQCB.  A formal delineation would be required to identify the extent of each agencies 
jurisdiction.  
 
7.2 Special-Status Plants 
 
The San Joaquin spearscale and the Pinnacles buckwheat were identified by the CNDDB as having 
the potential to occur based on historic occurrences and suitable habitat types.  However, due to 
the lack of recent occurrences in the area and only marginal habitat types, both the San Joaquin 
spearscale and the Pinnacles buckwheat are presumed absent from the Property (Attachment 2, 
Table 2).  
 
7.3 Special-Status Wildlife 
 
Special-Status Fish – Critical habitat for steelhead occurs within the San Benito River.  While 
the river does not flow through the Property, BMP measures must be employed to avoid 
construction runoff into the river. Any proposed activities within the river channel would trigger 
Endangered Species Act Section 7 Consultation with the National Marine Fisheries Service. 
 
Special-Status Amphibians – CTS would not be present based on the lack of breeding habitat, 
lack of occurrences in the immediate vicinity, dispersal barriers, adjacent development and 
historic use of the Property as agricultural land.  CRLF have a potential to occur on site 
(dispersal and foraging only) as they have been recorded along the San Benito River system in 
proximity to the Property.  However, the past use of the site for agricultural production had 
diminished the habitat provided. Protocol surveys would be required to determine 
presence/absence of this species. 
 
Special-Status Reptiles – Pools within San Benito River and the active channel offer suitable 
habitat to support the western pond turtle.  The sandy upland soils and habitat also offer suitable 
nesting areas for this species.  While the western pond turtle was not observed during the April 
2011 survey, it may occur.   
 
Special-Status Raptor Species – Foraging habitat for the burrowing owl, red-tailed hawk, red-
shouldered hawk, white-tailed kite, merlin, and American kestrel exists throughout the Property.  
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Prey items such as passerines, squirrels, and other small mammals were observed foraging on the 
Property throughout the survey.  Nesting habitat occurs within the riparian habitat to the west of 
the Property for each of these species except for the burrowing owl and merlin.  Merlins do not 
breed in California and the vegetation height and lack of small mammal burrows would preclude 
the use of the site to nesting burrowing owls.  The red-tailed hawk, red-shouldered hawk, and 
white-tailed kite were observed foraging over the Property during the April 7, 2011 survey. 
 
Special-Status Bird Species – Foraging habitat for the great egret, great blue heron, snowy 
egret, and California horned lark exists within the riparian habitat to the west of the Property.  
Nesting habitat occurs for each of these species within this habitat as well, with the exception of 
the California horned lark.  While the fallow agricultural field on the Property offers marginally 
suitable habitat to support this species, the California horned lark generally prefers more sparsely 
vegetated areas than that supported by the Property.  One great egret was observed foraging 
within the riparian habitat and two songbird nests were observed within 300 feet of the northwest 
Property boundary during the April 2011 survey. 
 
Special-Status Mammals – The habitats on the Property offer suitable habitat to support the 
western mastiff bat, western red bat, and hoary bat.  However, given bats’ sensitivity to human 
disturbance and the close proximity of development, the rock quarry, and lack of recent 
occurrences, none of these species are likely to occur on the Property. Foraging habitat and 
friable, burrowing soils exist throughout the Property for the American badger.  One large 
woodrat nest was observed within 300 feet of the northwest Property boundary. 
 
7.4 San Benito County Oak Protection Policies and Open Space and Conservation 
 
Development near oak woodlands shall be clustered to avoid, where practical, the loss of trees, 
and transitional buffers shall be developed to help maintain viable ecosystems. Where removal of 
trees cannot be avoided, a mitigation plan shall be developed for tree replacement on- or off-site. 
Grading, erosion, and native tree removal for all development proposals shall be controlled to 
minimize erosion. A revegetation plan shall be submitted with the grading plans detailing the 
type of plants to be re-established, details of the preparatory measures, and methods of planting 
and maintenance.  In rural areas, road and development sites shall be designed to maintain 
habitat connectivity of open space areas. Where mitigation is not feasible off-site mitigation 
measures shall be developed. Proposed development areas shall protect resources on-site and 
contiguous to the project with clustering, conservation easements, and other similar programs 
(San Benito 2003). 
 
 
8.0 RECOMMENDATIONS 
 

• Jurisdictional Delineation – A jurisdictional delineation should be conducted in 
accordance with Corps guidelines to determine the extent of Corps, CDFG and RWQCB 
jurisdictional waters falling within the Property boundaries if work is to occur within the 
banks of the San Benito River. 
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• Agency Permitting - Any work in Corps, CDFG and RWQCB jurisdiction will require 
the preparation and submittal of permit applications to those agencies. 
 

• Protocol California Red-legged Frog Surveys – Due to the potential for CRLF to occur 
along the San Benito River, including potential dispersal and foraging on the Property, 
USFWS protocol surveys would be required to determine presence/absence of this 
species. These surveys should occur if project activities are proposed within the river 
corridor.  
 

• Pre-construction Western Pond Turtle Surveys - Surveys for the western pond turtle 
are recommended due to the presence of suitable habitat types and recent occurrences in 
the area. Surveys should be performed within five days of construction activities.  If 
found, a buffer of at least 150 feet is to be established around this species. 
 

• Pre-Construction Nesting Migratory Bird Survey - Proposed activities on the Property 
may result in vegetation removals that could directly destroy nests, eggs, and immature 
birds, and would remove future nesting habitat for birds, including sensitive species such 
as migrating songbirds like the yellow warbler.  If impacts to on-site shrubs and trees 
cannot be avoided, then the removal of this vegetation will occur outside of the breeding 
season, which is typically between February 1 and September 1.  A nesting bird survey 
72 hours prior to the removal of vegetation and/or construction is required to determine 
absence or presence of nesting bird species.  If the survey does not identify any nesting 
special-status bird species in the area potentially affected by the proposed activity, no 
further mitigation is required.  If nest sites or young are located, a no-disturbance buffer 
will be established around the active nest.  The biologist will consult with CDFG to 
determine the size of the no-disturbance buffer, which is typically between 50 to 200 feet. 

 
• Pre-Construction Raptor Survey - Pre-construction surveys for raptors would be 

necessary due to the presence of suitable nesting habitat on the Property.  The dense oak 
and riparian associated trees within the Property to the west should be surveyed if 
removal of the trees is to occur after January 31 and prior to September 1.  Surveys are 
also recommended if grading or construction traffic is to occur within a 300-foot distance 
of any known nesting site.  If required, surveys should be performed prior to February to 
identify any potential nesting trees prior to the birds lying eggs. Once eggs have been 
laid, a buffer between 100-300 feet must be established around the nest site and the site 
protected until September 1 or until the young have fledged (typically 3 to 4 weeks).  A 
nesting raptor survey 72 hours prior to the removal of vegetation and/or construction is 
required to determine absence or presence of nesting raptor species. 

 
• American Badger Pre-construction Surveys - Surveys for the American badger are 

recommended due to the presence of suitable habitat types and recent occurrences in the 
area.  Surveys should be performed within 30 days of construction activities.  If found, a 
buffer of at least 200 feet is to be established around this species. 

 
• Pre-Construction Dusky-footed Woodrat Survey - Preconstruction surveys for the 

dusky-footed woodrat are recommended to determine if this species occupies any of the 
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area which will be impacted by Project implementation.  If the woodrat is found to be 
present, a program to relocate nests to areas which will not be impacted by the Project 
should be developed.  
 

• Stormwater Management Plan Implementation - Grading and excavation activities 
could expose soil to increased rates of erosion during construction periods.  During 
construction, runoff from the Property could adversely affect aquatic life within the on-
site drainage channels and downstream areas.  Surface water runoff could remove 
particles of fill or excavated soil from the site, or could erode soil down-gradient, if the 
flow were not controlled.  Deposition of eroded material in the drainage channels could 
increase turbidity, thereby endangering aquatic life, and reducing wildlife habitat.  
Implementation of appropriate mitigation measures would ensure that impacts to aquatic 
organisms would be avoided or minimized.  Mitigation measures may include best 
management practices (BMP’s) such as hay bales, silt fencing, placement of straw mulch 
and hydro seeding of exposed soils after construction as identified in the Storm Water 
Pollution Prevention Plan (SWPPP). 

 
• Tree Removal Documentation and Mitigation Replacement - The applicant must 

comply with the San Benito County Oak Protection and Open Space and Conservation 
Ordinance.  This ordinance defines heritage trees and open space and makes it unlawful 
to remove or prune heritage trees without a permit from the County.  Any removed trees 
must be replaced.  Should any trees on the Property require removal or pruning, an 
arborist must first survey the site and collect dbh measurements to determine the heritage 
status of the on-site trees. 
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Figure 1 
Regional Map of the Southside Road Property 
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Figure 2 
Vicinity Map
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Figure 2 
Vicinity Map of the Southside Road Property 
San Benito County, California 



  

 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 3 
USGS Quadrangle Map for Hollister 
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Figure 3 
USGS Quadrangle Map of the Southside Road 
Property 
Hollister Quadrangle 
San Benito County, California 



  

 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 4 
Aerial Photograph 



  

 

Olberding Environmental, Inc. 
3170 Crow Canyon Place, Suite 260 
San Ramon, California 94583 
Phone: (925) 866-2111 
 
This document is not intended for detail design work.

Figure 4 
Aerial Photo of the Southside Road Property 
San Benito County, California



  

 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 5 
Map of CNDDB Reports of Special-Status Plants 
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Figure 5 
CNDDB Map of Special-Status Plants Near the 
Southside Road Property Within a 5-Mile Radius 
and Within the Last 10 Years 
San Benito County, California 



  

 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 6 
Map of CNDDB Reports of Special-Status Wildlife 
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Figure 6 
CNDDB Map of Special-Status Wildlife Near the 
Southside Road Property Within a 5-Mile Radius 
and Within the Last 10 Years 
San Benito County, California 



  

 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 7 
USFWS Designated Critical Habitat Map 
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Figure 7 
USFWS Critical Habitat Map of the Southside Road 
Property 
San Benito County, California 



  

 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 8 
Soils Map 



  

 
 
 
 
 

San Benito County, California 

Map Unit 
Symbol 

Percentage 
within 

Property 
Map Unit Name 

MeA 38.5 % Metz sandy loam, 0-2 percent slopes 
SnA 36.5 % Sorrento silt loam, 0-2 percent slopes 
Sc 13.2 % Sandy alluvial land 
Rw 10.5 % Riverwash 
ReA 1.2 % Reiff sandy loam, 0-2 percent slopes 
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Figure 8 
Soils Map of the Southside Road Property 
San Benito County, California 
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Plant and Wildlife Species Observed 
Within/Adjacent to the Survey Area 



  

Table 1 
Plant and Wildlife Species Observed Within/Adjacent to the Survey Area 

Scientific Name Common Name 
Plant Species Observed 

Avena fatua Wild oat 
Baccharis pilularis Coyote brush 
Brassica nigra Black mustard 
Bromus diandrus Ripgut brome 
Bromus hordeaceous Soft chess 
Chamomilla suaveolens Pineapple weed 
Conium maculatum Poison hemlock 
Elaeagnus angustifolia Russian olive 
Erodium cicutarium Red-stem filaree 
Hordeum murinum Farmer’s foxtail 
Juglans californica California black walnut 
Juniperus californica California juniper 
Lolium multiflorum Italian rye grass 
Marrubium vulgare Horehound 
Pinus sp. Pine species 
Plantago lanceolata English plantain 
Populus fremontii ssp. fremontii Fremont’s cottonwood 
Raphanus raphanistrum Wild radish 
Salix laevigata Red willow 
Salix lasiolepis Arroyo willow 
Sambucus mexicana Mexican elderberry 
Silybum marianum Milk thistle 

Animal Species Observed 
Birds

Agelaius phoeniceus Red-winged blackbird 
Anas platyrhynchos Mallard 
Aphelocoma californica Western scrub-jay 
Ardea alba Great egret 
Buteo jamaicensis Red-tailed hawk 
Buteo lineatus Red-shouldered hawk 
Callipepla californica California quail 
Carpodacus mexicanus House finch 
Cathartes aura Turkey vulture 
Charadrius vociferous Killdeer 
Columba livia Rock dove 
Corvus brachyrhynchos American crow 
Elanus leucurus White-tailed kite 
Euphagus cyanocephalus Brewer’s blackbird 
Mimus polyglottos Mocking bird 
Passer domesticus House sparrow 
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Table 1 
Plant and Wildlife Species Observed Within/Adjacent to the Survey Area 

Scientific Name Common Name 
Sayornis nigricans Black phoebe 
Zenaida macroura Mourning dove 

Mammals
Lepus californicus Black-tailed jackrabbit 
Neotoma sp. Woodrat 
Odocoileus hemionus Black-tailed deer 
Procyon lotor Raccoon 
Sciurus griseus Western gray squirrel 
Sylvilagus bachmani Brush rabbit 
Thomomys bottae Botta’s pocket gopher 

Reptiles
Sceloporus occidentalis Western fence lizard 

Olberding Environmental, Inc. 2011 
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Table 2 
Special-Status Species Occurring Within the Hollister, San Felipe, 

Three Sisters, and Tres Pinos 7.5 Minute Quadrangle Maps 



  

Table 2 
Special-Status Species for the Hollister, San Felipe, Three Sisters, and Tres Pinos 7.5 Minute Quadrangle Maps1 

Common Name/ 
Scientific Name 

Status 
(Fed/State/ 

CNPS)2 

Blooming or 
Survey Period 

Habitats of Occurrence 
Potential 
on Site 

Status 
on Site** 

PLANTS 

Alkali Milk-Vetch 
(Astragalus tener var. tener) 

-/-/1B March – June 
Playas, valley and foothill grasslands in adobe 
clay soils, and vernal pools in alkaline soils. 

No 
Presumed 

Absent 
 

San Joaquin Spearscale 
(Atriplex joaquiniana) 

-/-/1B April – October 
Chenopod scrub, meadows and seeps, playas, 
valley and foothill grassland in alkaline soils. 

Low 
Presumed 

Absent 
 

Round-Leaved Filaree 
(California macrophylla) 

-/-/1B March – May 
Cismontane woodland and valley and foothill 
grassland in clay soils. 

No 
Presumed 

Absent 
 

Pinnacles Buckwheat 
(Eriogonum nortonii) 

-/-/1B May – June 
Chaparral and valley and foothill grasslands with 
sandy soils often on recent burns. 

Low 
Presumed 

Absent 
Hoover’s Button-Celery 

(Eryngium aristulatum var. 
hooveri) 

-/-/1B July Vernal pools. No 
Presumed 

Absent 

Indian Valley Bush-Mallow 
(Malacothamnus aboriginum) 

-/-/1B April – October 
Chaparral and cismontane woodland in rocky and 
often burned areas. 

No 
Presumed 

Absent 
Hairless Popcorn-Flower 
(Plagiobothrys glaber) 

-/-/1A March – May 
Meadows and seeps, marshes and swamps, 
coastal salt marshes and alkaline meadows. 

No 
Presumed 

Absent 

Saline Clover 
(Trifolium  hydrophilum) 

-/-/1B April – June 
Marshes and swamps, valley and foothill 
grasslands with mesic, alkaline soils, and vernal 
pools. 

No 
Presumed 

Absent 

INVERTEBRATES 

California Linderiella 
(Linderiella occidentalis) 

SOC/-/- 

December – May 
(dependent on the 

timing of winter and 
spring rains) 

Seasonal pools in unplowed grasslands with old 
alluvial soils underlain by hardpan or in 
sandstone depressions.  Water in the pools has 
very low alkalinity and conductivity. 

No 
Presumed 

Absent 

Pinnacles Optioservus  
Riffle Beetle 

(Optioservus canus) 
-/-/- Resident 

Aquatic; found on rocks and in gravel of riffles in 
cool, swift, clear streams. 

No 
Presumed 

Absent 



  

Table 2 
Special-Status Species for the Hollister, San Felipe, Three Sisters, and Tres Pinos 7.5 Minute Quadrangle Maps1 

Common Name/ 
Scientific Name 

Status 
(Fed/State/ 

CNPS)2 

Blooming or 
Survey Period 

Habitats of Occurrence 
Potential 
on Site 

Status 
on Site** 

FISH 

Steelhead – South/Central 
California Coast DPS 

(Oncorhynchus mykiss irideus) 
T/-/SC 

Spawning in spring 
(December to April).  

Fry emerge from 
gravel spawning 

beds 5 to 7 weeks 
later. 

Federal listing refers to runs in coastal basins 
from the Pajaro River south to, but not including, 
the Santa Maria River.  Spawning occurs in cool 
streams with low turbidity, and suitable sites for 
egg deposition. 

Moderate 
May Occur 

(Creek Channel 
Only) 

AMPHIBIANS 

California Tiger Salamander 
(Ambystoma californiense) 

T/T/- 

Aquatic Surveys - 
Once each in March, 
April, and May with 

at least 10 days 
between surveys. 

 
Upland Surveys - 20 
nights of surveying 

under proper 
conditions beginning 

October 15 and 
ending March 15. 

Vernal pools, swales and depressions for 
breeding, needs underground refugia. 

No 
Presumed 

Absent 

California Red-Legged Frog 
(Rana draytonii) 

T/-/SC 
May 1 –  

November 1 

Lowlands and foothills in or near permanent deep 
water with dense, shrubby or emergent riparian 
habitat.  Requires 11-20 weeks of permanent 
water for breeding and larval development.  Must 
have access to aestivation habitat. 

Moderate May Occur 

Western Spadefoot Toad 
(Spea hammondii) 

-/-/SC 

November – 
February (Adults) 

March 15 – May 15 
(Larvae) 

Found primarily in grasslands, but also in valley-
foothill hardwood woodlands.  Breeding and egg-
laying occur exclusively in vernal pools. 

No 
Presumed 

Absent 



  

Table 2 
Special-Status Species for the Hollister, San Felipe, Three Sisters, and Tres Pinos 7.5 Minute Quadrangle Maps1 

Common Name/ 
Scientific Name 

Status 
(Fed/State/ 

CNPS)2 

Blooming or 
Survey Period 

Habitats of Occurrence 
Potential 
on Site 

Status 
on Site** 

Coast Range Newt 
(Taricha torosa) 

-/-/SC Resident 

Coastal drainages from Mendocino County to 
San Diego County.  Lives in terrestrial habitats 
and will migrate over 1 km to breed in ponds, 
reservoirs, and slow moving streams. 

No 
Presumed 

Absent 

REPTILES 

Western Pond Turtle 
(Emys marmorata) 

-/-/SC March – October 
Aquatic turtle needs permanent water in ponds, 
streams, irrigation ditches.  Nests on sandy banks 
or grassy fields. 

Moderate May Occur 

San Joaquin Whipsnake 
(Masticophis flagellum 

ruddocki) 
-/-/SC Year-round Resident 

Open, dry habitats with little or no tree cover; 
found in valley grassland and saltbush scrub in 
the San Joaquin Valley; needs mammal burrows 
for refuge and oviposition sites. 

No 
Presumed 

Absent 

BIRDS 

Great Egret 
(Ardea alba) ROOKERIES 

-/-/- February – August 
(Rookery) Colonial nester in large trees; rookery 
sites located near marshes, tide-flats, irrigated 
pastures, and margins of rivers and lakes. 

High Present 

Great Blue Heron 
(Ardea herodias) ROOKERIES 

-/-/- February – August 
(Rookery) Nests in tall trees in close proximity to 
foraging areas such as marshes and streams. 

High May Occur 

Burrowing Owl 
(Athene cunicularia) 

SOC/-/SC February – August 
Dry open annual or perennial grassland, desert 
and scrubland.  Uses abandoned mammal 
burrows for nesting. 

Low 
Not Likely to 

Occur 

Red-Tailed Hawk 
(Buteo jamaicensis) 

-/CP/- February – August 
Various grassland habitats, urban land, oak 
woodlands with grassland for foraging. 

High Present 

Red-Shouldered Hawk 
(Buteo lineatus) 

-/CP/- February – August 

Forages in variety of semi-developed habitats 
including orchards.  Forages in woodlands and 
riparian areas.  Nests in riparian habitat but also 
eucalyptus groves. 

High Present 



  

Table 2 
Special-Status Species for the Hollister, San Felipe, Three Sisters, and Tres Pinos 7.5 Minute Quadrangle Maps1 

Common Name/ 
Scientific Name 

Status 
(Fed/State/ 

CNPS)2 

Blooming or 
Survey Period 

Habitats of Occurrence 
Potential 
on Site 

Status 
on Site** 

Snowy Egret 
(Egretta thula) ROOKERIES 

-/-/- February – August 

(Rookery) Colonial nester, with nest sites 
situated in protected beds of dense tules.  
Rookery sites situated close to foraging areas:  
marshes, tidal-flats, streams, wet meadows, and 
borders of lakes. 

High May Occur 

White-Tailed Kite 
(Elanus leucurus) 

SOC/CP/FP February – August 
Various grassland habitats, urban land, oak 
woodlands with grassland for foraging. 

High Present 

California Horned Lark 
(Eremophila alpestris actia) 

-/-/SC February – August 

Short-grass prairie, bald hills, mountain 
meadows, open coastal plains, fallow grain 
fields, and alkali flats.  Prefer open terrain where 
they construct nests on the ground, often in 
sparsely vegetated areas. 

Low 
Not Likely to 

Occur 

Merlin 
(Falco columbarius) 

-/CP/- September – May 

Seacoast, tidal estuaries, open woodlands, 
savannahs, edges of grasslands and deserts, farms 
and ranches, near water.  Clumps of trees or 
windbreaks are required for roosting in open 
country. 

Moderate May Occur 

Prairie Falcon 
(Falco mexicanus) 

-/CP/- February – August 
Nests on cliffs in dry open terrain.  Forages in 
marshlands and ocean shores. 

No 
Presumed 

Absent 
American Kestrel 
(Falco sparverius) 

-/CP/- February – August 
Various grassland habitats, urban land, oak 
woodlands with grassland for foraging. 

High May Occur 

MAMMALS 

Western Mastiff Bat 
(Eumops perotis californicus ) 

-/-/SC Resident 

Many open, semi-arid to arid habitats, including 
conifer and deciduous woodlands, coastal scrub, 
grasslands, chaparral, etc.  Roosts in crevices in 
cliff faces, high buildings, trees, and tunnels. 

Low 
Not Likely to 

Occur 



  

Table 2 
Special-Status Species for the Hollister, San Felipe, Three Sisters, and Tres Pinos 7.5 Minute Quadrangle Maps1 

Common Name/ 
Scientific Name 

Status 
(Fed/State/ 

CNPS)2 

Blooming or 
Survey Period 

Habitats of Occurrence 
Potential 
on Site 

Status 
on Site** 

Western Red Bat 
(Lasiurus blossevillii) 

-/-/SC Resident 

Roosts primarily in trees, 2 to 40 feet above the 
ground, from sea level up through mixed conifer 
forests.  Prefers habitat edges and mosaics with 
trees that are protected from above and open 
below with open areas for foraging. 

Low 
Not Likely to 

Occur 

Hoary Bat 
(Lasiurus cinereus) 

-/-/- Resident 

Prefers open habitats or habitat mosaics with 
access to trees for cover and open areas or habitat 
edges for feeding.  Roosts in dense foliage of 
medium to large trees near water.  Feeds mainly 
on moths. 

Low 
Presumed 

Absent 

American Badger 
(Taxidea taxus) 

-/-/SC Resident 
Shrub, forest, and herbaceous habitats with 
friable soils to dig burrows.  Need open, 
uncultivated ground.  Prey on fossorial mammals. 

Moderate May Occur 

San Joaquin Kit Fox 
(Vulpes macrotis mutica) 

E/T/- Resident 
Annual grasslands or grassy stages with scattered 
shrubby vegetation.  Needs loose soils for 
burrowing. 

Low 
Not Likely to 

Occur 

1.   Special-status plants and animals as reported by the California Natural Diversity Data Base, California Native Plant Society, and other background research April 2011.
2. Order of Codes for Plants - Fed/State/CNPS 

Order of Codes for Animals - Fed/State/CDFG 
Codes: 
SOC - Federal Species of Concern 
SC - California Species of Special Concern 
E - Federally/State Listed as an Endangered Species 
T - Federally/State Listed as a Threatened Species 
C - Species listed as a Candidate for Federal Threatened or Endangered Status 
R - Rare 
D - Delisted 
CP- California protected 
FP - State Fully Protected 
DFG: SC California Special Concern species 
1B - California Native Plant Society considers the plant Rare, Threatened, or Endangered in California and elsewhere. 
1A - CNPS Plants presumed extinct in California. 
2 - CNPS Plants Rare, Threatened or Endangered in California, but more common elsewhere. 
3 - CNPS Plants on a review list to find more information about a particular species.    
4 - CNPS Plants of limited distribution - a watch list.



  

 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT 3 
SITE PHOTOGRAPHS 



  

 

Photo 1.  View of the fallow agricultural habitat with grassland species looking west from the 
intersection of Southside Road and Hospital Road. 

 

Photo 2.  View of the Property looking east from the western trail.  The fallow agricultural field, 
scrub habitat, and San Benito River can be seen in this photo. 

Olberding Environmental, Inc. 
Southside Road Property – April 2011 



  

 

Photo 3.  View to the west from the northwestern Property boundary.  Two culverts drain 
stormwater from the Property to scrub habitat. 

 

Photo 4.  View to the north from the northwestern Property boundary.  Photo displays standing 
water within San Benito River at the time of the survey. 

Olberding Environmental, Inc. 
Southside Road Property – April 2011 



  

 

Photo 5.  View to the north of the riparian habitat along the western Property boundary. 

 

Photo 6.  Upstream view of San Benito River looking south.  San Benito River occurs west of the 
Property. 

Olberding Environmental, Inc. 
Southside Road Property – April 2011 
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OLBERDING ENVIRONMENTAL, INC. 
Wetland Regulation and Permitting 

3170 Crow Canyon Place, Suite 260 · San Ramon, CA 94583 · Office: (925) 866-2111 · Fax: (925) 866-2126 
Email: jeff@olberdingenv.com 

 

 
July 10, 2014 

 
Mr. John Brigantino  
150 San Felipe Road  
Hollister, California 95023 
 
 
SUBJECT: Southside Road Property, San Benito County, California: Habitat 

Assessment for California Tiger Salamander, California Red-legged Frog 
and Western Spadefoot Toad 

 
Dear Mr. Brigantino, 
 
Per your request, Dr. Gretchen Padgett-Flohr, a 10(a)(1)(A) California Tiger Salamander and 
California Red-legged Frog permitted biologist conducted a habitat assessment for California 
Tiger Salamander (Ambystoma californiense), California Red-legged Frog (Rana draytonii), and 
western spadefoot toad (Spea hammondii) on Monday, June 16, 2014, at the Southside Property 
(Property) located in San Benito County, California. This report summarizes the results of the 
habitat assessment for the Property. 
 
PROPERTY DESCRIPTION 
 
The 44-acre Property is located at the northwest corner of the intersection of Southside Road and 
Hospital Road, approximately 2.2 miles southeast of downtown Hollister in San Benito County, 
California as shown in Attachment A: Figure 1. Elevations on the Property ranges from 317 feet 
to 320 feet from north to south, respectively, and from 311 feet to 341 feet from west to east, 
respectively. The topographical variations on the Property favor a drainage system towards the 
northwest. 
 
The San Benito River flows to the northwest and lies adjacent to the Property along its western 
boundary.  This section of the river has been historically utilized as a gravel mine by Granite 
Rock.  Walnut orchards are present to the east and north of the Property. Residential 
development occurs to the southeast with a narrow migratory corridor to the southwest along the 
river. The eastern and southern boundaries of the Property are defined by Southside Road and 
Hospital Road respectively, whereas a dirt access road defines the northern boundary.  
 
SPECIES OF INTEREST 
 
California Tiger Salamander (Ambystoma californiense); Central California DPS 
Federal Status: Threatened 
State Status: Threatened 
 
California tiger salamander (CTS) is endemic to the state of California and historically occurred 
from Santa Rosa south to Santa Barbara and east across the Central Valley. CTS is federally 
listed as a series of three Distinct Population Segments (DPS): Central DPS, Santa Barbara DPS, 
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and Sonoma DPS. The Central and Santa Barbara DPS units are federally listed as threatened, 
whereas the Sonoma DPS is listed as endangered. The species is typically found in oak 
woodland, oak grassland, grassland, savanna, and foothill habitats in the Coast Ranges and 
Central Valley. 
 
CTS is black with spots or bars ranging from ivory to bright yellow in coloration. As adults, 
males can reach lengths over 8 inches, whereas females generally attain lengths over 7 inches. 
This species requires aquatic habitat for breeding - which generally occurs seasonally from 
November through March - and also requires upland aestivation habitat during the non-breeding 
season (April through October). CTS spend the non-breeding season underground in small-
mammal burrows—typically California ground squirrel (Spermophilus beecheyi)—as well as 
soil crevices and other underground refugia. With the onset of rainfall, CTS emerge from 
underground habitat and migrate to nearby ponds, vernal pools, or other wetland habitats to 
breed. Migrating CTS have been known to travel up to 1.25 miles from their upland habitat to 
their breeding habitat; however, this distance is often shorter than 1.25 miles. Suitable breeding 
habitat must hold water for a minimum of 3.5 months to allow sufficient time for larval growth 
and development and it must also be devoid of predators, such as fish. 
 
California Red-legged Frog (Rana draytonii) 
Federal Status: Threatened 
State Status: Species of Special Concern 
 
California Red-legged Frog (CRLF) was listed as a federally Threatened species on May 23, 
1996 (61 FR 25813), and is a California state Species of Special Concern. Habitat loss has been 
severe for this species, as 70% of historic habitat is now extirpated. CRLF was federally listed as 
a threatened species in 1996. 
 
Until recently the CRLF was believed to be a subspecies (Rana aurora draytonii), but it is now 
recognized as a distinct species, Rana draytonii, (Shaffer et al. 2004) and is the largest native 
frog (< 130 mm) in California. CRLF is endemic to the state and Baja California, Mexico, 
(Linsdale 1932, Shaffer et al. 2004) typically occurring in appropriate aquatic habitat from sea 
level to elevations of approximately 1,500 m. Historically, CRLF was found in most foothill and 
coastal drainages west of the Sierra Cascade Mountains at elevations below 1,500 m (Jennings 
and Hayes 1994, Federal Register, May 23, 1996). CRLF was broadly distributed throughout 
much of California, from the western Coast Range Mountains, east across the Central Valley, 
and continuing to the western side of the Sierra Nevada Mountains. The northern limit of the 
species’ distribution is at Point Reyes, and the southern range extends down into Baja California 
and Mexico. 
 
CRLF is the largest frog native to California and the western U.S., reaching 5.25 inches in size. 
This frog can be red, but many color variations are observed, ranging from bright red to very 
dark gray or olive-brown. They are distinctive from other anuran species, due to the black spots 
that resemble ink blots, and the complete dorso-lateral fold running from the tympanum down to 
the groin. 
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CRLF is a highly aquatic species generally found in or near water at all times. CRLF typically 
inhabit perennial ponds, but can occasionally be found in certain low-velocity, low gradient 
(<2%) stream environments. The species can inhabit perennial ponds, marshes, bogs, reservoirs, 
and slow-moving streams, and can be found in a wide range of habitat types from grassland to 
forested areas. Some foraging occurs in upland habitat adjacent to ponds during the rainy season. 
Juveniles have been documented to disperse overland during the rainy season as well, although 
they typically will follow drainages that are filled with water to reach distant ponds (Trish 
Tatarian pers. com.). 
 
Western Spadefoot Toad (Spea hammondii) 
Federal Status: None 
State Status: Species of Special Concern 
 
Western spadefoot toad is nearly endemic to California, and historically ranged from the vicinity 
of Redding in Shasta County southward to Mesa de San Carlos in northwestern Baja California, 
Mexico (Stebbins 1985). In California, western spadefoot toads ranged throughout the Central 
Valley, and throughout the Coast Ranges and the coastal lowlands from San Francisco Bay 
southward to Mexico (Jennings and Hayes 1994). Western spadefoot toad has been extirpated 
throughout most of the lowlands of southern California (Stebbins 1985) and from many 
historical locations within the Central Valley (Jennings and Hayes 1994, Fisher and Shaffer 
1996). 
 
Western spadefoot toad occurs at elevations from sea-level to approximately 4,500 feet in 
California from Redding south through the Great Valley and along the Coast Ranges from the 
San Francisco Bay area south to northwest Baja California. The species primarily occurs in 
lowland areas such as washes, alluvial flans, playas, alkali flats, and floodplains, but may also be 
found in foothills and mountainous areas. Foothill and valley grassland, open chaparral, and pine 
(Pinus spp.)/oak (Quercus spp.) woodland with sandy or gravely soil is preferred. Western 
spadefoot toad is only active for a short time each year from October to May - depending on 
rainfall - spending most of the year inactive buried underground. The species is nocturnal and 
terrestrial apart from entering water to breed. Diet consists of a variety of invertebrates including 
moths, beetles, flies, ants, and worms. 
 
Western spadefoot toad has a snout-vent-length of 1.5 to 2.5 inches and can vary in color from 
olive, gray, brown, or cream. The body is stout, and the dorsum has indistinct, irregular light 
stripes and dark blotches around the warts with reddish spots at the tips of the tubercles. The 
underside is whitish and there are no parotoid glands. The eyes are gold with vertical pupils (i.e., 
“cat’s eyes”). Each hind foot has a black, spade-shaped toe-nail like structure that is used to dig 
into hard soil. When handled, western spadefoot toad secretes chemicals from its skin that smell 
like peanuts and can irritate the eyes and skin. 
 
Breeding takes place for a short period of time from January to May depending on patterns of 
rainfall and typically occurred in vernal pool complexes. One to two days after heavy rain, 
females lay strings of 300 to 500 eggs in groups of 10 to 42 to aquatic vegetation or detritus in 
pools of water that must last for at least 30 days. Males fertilize the eggs externally, and eggs 
hatch in three to four days. This species has the fastest time to metamorphosis as larvae can hatch 
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and transform in as little as three weeks, but can take up to 11 weeks, depending on the 
permanence of the pool they inhabit. Juveniles disperse from the pool at night. 
 
METHODS 
 
Background and Research 
A query of the California Natural Diversity Database (CNDDB) was conducted to identify all 
documented occurrences of CTS, CRLF, and western spadefoot toad within 5 miles of the 
Property over the last 20 years. Special-status species' occurrences were accessed by searching 
the CNDDB database for the San Felipe, Three Sisters, Hollister, Tres Piños, Mount Harlan, and 
Paicines USGS 7.5 minute quadrangles, which surround the site. Critical habitat designations 
provided by the United States Fish and Wildlife Service (USFWS) were also reviewed to identify 
any critical habitat that could occur within or adjacent to the Property. Species recovery plans, 
survey reports, and 5-year reviews were also reviewed to gain further information regarding the 
potential for these species to occur. 
 
Field Visit 
Dr. Padgett-Flohr conducted a site visit and habitat assessment of the Property on June 16, 2014. 
The entire Property was specifically assessed for potential suitability for CTS, CRLF and 
western spadefoot toad. 
 
RESULTS 
 
Background and Research 
The CNDDB documents 16 occurrences of CRLF within 5 miles of the Property. One 
occurrence is within 1.51 miles of the Property at the Ridge Mark Golf Course which is located 
southeast and within the town of Hollister. The remaining 15 CRLF occurrences are documented 
within 2 to 5 miles of the Property with the closest occurrence located 2.3 miles east-northeast of 
the Property and east of town of Hollister as shown in Attachment A: Figure2. 
 
The CNDDB documents 22 occurrences of CTS within 5 miles of the Property within the last 20 
years. One occurrence is within 0.77 mile of the Property located on the opposite side of the San 
Benito River. The remaining 21 occurrences of CTS are documented from 1 to 5 miles of the 
Property; however, three of these occurrences are believed extirpated.  There are four 
occurrences of western spadefoot toad documented within 1 to 3 miles of the Property. The 
nearest occurrence reported in 2005 is located 1.37 miles east of the Property on the east side of 
the southern portion of the town of Hollister. 
 
The majority of these CRLF and CTS occurrences are located on the west side of the San Benito 
River, while the minority of occurrences are located east of the town of Hollister. Conversely, all 
of the western spadefoot toad occurrences are located east of the town of Hollister off of 
Highway 25. The Property is not in critical habitat for either CRLF or CTS as shown in 
Attachment A: Figure 3. 
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Field Visit 
The Property is a highly altered area that consists predominantly of plowed, disced fields as 
shown in Attachment B: Photograph 1. No water was present in the San Benito River during the 
field visit and no aquatic habitat is present on the Property. The area paralleling the San Benito 
River Floodplain on the western portion of the Property has been extensively used as a dirt bike 
area and numerous trails were present throughout the area as shown in Attachment B: 
Photograph 2. No small mammals were observed during the site visit and no small mammal 
burrows or trails were present, indicating a rodent control program has been in effect, likely for 
some time, in this predominantly agricultural area. It appears that the field was a former walnut 
orchard. 
 
DISCUSSION 
 
California Tiger Salamander 
There is no aquatic breeding habitat on the Property and aestivation habitat is also lacking, due to 
the absence of small mammals and small mammal burrows. The nearest documented occurrence 
of CTS is 0.77 mile of the Property located to the west on the opposite side of the San Benito 
River. The San Benito River during the breeding season poses a significant barrier to this lotic 
species, as CTS is a poor swimmer not adapted to the strong currents of the flowing river during 
winter. The river would be considered a sink for CTS reproduction. Therefore, it is highly 
unlikely that CTS would disperse to the Property from locations west of the San Benito River. 
The town of Hollister lies between the Property and remaining CTS occurrences east of the town 
of Hollister. For these reasons, CTS would not be anticipated to occur on, or disperse to, the 
Southside Property. 
 
California Red-legged Frog 
The nearest documented occurrence of CRLF is located 1.51 miles east-southeast of the Property 
at the Ridge Mark Golf Course. The town of Hollister lies between the Property and this CRLF 
occurrence. There is no aquatic habitat on the Property and other occurrences of CRLF occur at 
least 2 miles west in natural aquatic and upland habitat within the foothills; thus, CRLF are not 
anticipated to occur on the Property. 
 
It is extremely unlikely that CRLF would disperse from the documented locations identified in 
the CNDDB search on to the Property. The town of Hollister is a barrier to dispersal from 
documented locations east of Hollister. 
 
Western Spadefoot Toad 
No aquatic breeding habitat is present on the Property and the nearest documented occurrence of 
the species is located1.37 miles directly to the east of the southern portion of the town of 
Hollister. As this species is an obligate lentic breeder, it is not anticipated that the species would 
be capable of successful breeding in the San Benito River which experiences high flows and 
velocities during the rainy season and quickly dries following the rainy season. The majority of 
the site consists of regularly deep-disced and plowed agricultural fields which are unsuitable as 
aestivation habitat for western spadefoot toad. The area that parallels the San Benito River 
floodplain in the northwestern portion of the Property contains appropriate sandy, friable soils 
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for aestivation; however, the extensive use of the site for dirt bike high recreation would render it 
unsuitable for long-term occupation by the species. It is unlikely that this species is present on 
the site at this time. 
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ATTACHMENT A 
 
Figure 1: Project Vicinity Map 
Figure 2: CNDDB Occurrences: California Tiger Salamander and California Red-legged 

Frog (1993-2014) 
Figure 3: Critical Habitat: California Tiger Salamander and California Red-legged Frog 
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Attachment B: Site Photographs 
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Photographs 

 

 

Photograph 1: 
Southside 
Property as 
observed looking 
eastward, is 
largely 
composed of 
plowed and 
disced 
agriculatural 
fields. The more 
natural area that 
abuts the San 
Benito River has 
been used 
regularly for dirt 
bike riders as 
evidenced by the 
numerous trails 
throughout. 
 
June 16, 2014. 

 

 

Photograph 2: 
Looking 
westward 
toward the San 
Benito River. The 
area is 
characterized by 
sandy, dry soils, 
with numerous 
dirt bike trails 
throughout. No 
small mammal 
burrows were 
observed. 
June 16, 2014. 
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1.0 INTRODUCTION 

This report presents the results of our geotechnical feasibility investigation for a proposed new 

residential subdivision on 37-acres of land (APN#’s 020-28-041, 020-28-043 & 020-32-007) 

located at the northwestern corner of Southside Road and Hospital Road in Hollister, California, 

as shown on the Site Plan, Figure 1.  The purpose of our feasibility study was to evaluate the 

subsurface conditions and provide preliminary conclusions and recommendations regarding the 

geological and geotechnical engineering aspects of the project. 

 

Based on the information indicated on the Site Plan, as well as information provided by Mr. Bob 

Weiss in conjunction with DeNova Homes, it is our understanding that the project will consist of 

developing about 37 acres for a residential subdivision.  Associated paved roadways and 

underground utilities are also proposed.  Nominal grading is anticipated.   

 

The conclusions and recommendations provided in this report are based upon the information 

presented above; Stevens, Ferrone & Bailey Engineering Company, Inc. (SFB) should be 

consulted if any changes to the project occur to assess if the changes affect the validity of this 

report. 
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2.0 SCOPE OF WORK 

This preliminary investigation included the following scope of work: 

 

• Reviewing published and unpublished geotechnical and geological literature relevant to 

the site; 

• Performing a reconnaissance of the site and surrounding area; 

• Performing a subsurface exploration program, including drilling four exploratory borings 

to a maximum depth of about 40-1/2 feet; 

• Performing laboratory testing of samples retrieved from the borings; 

• Performing engineering analysis of the field and laboratory data; and 

• Preparing this report. 

 

The data obtained and the analyses performed were for the purpose of providing feasibility level 

geotechnical information for planning and cost estimating purposes.  More detailed geotechnical 

studies will be necessary in the future in order to provide site specific, detailed geotechnical 

design and construction criteria and to confirm the preliminary recommendations provided in this 

report.  Assessing, evaluating, and testing of onsite materials or ground water for corrosion or 

toxicity potential were beyond our scope of work.  Evaluating the potential for flooding was also 

beyond our scope of work.   
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3.0 SITE INVESTIGATION 

A reconnaissance of the site and surrounding area was performed on April 7, 2011.  Subsurface 

exploration was performed using a truck-mounted drill rig equipped with 4-inch diameter, 

continuous flight, solid stem augers.  Four exploratory borings were drilled on April 7, 2011 to a 

maximum depth of about 40-1/2 feet.  The approximate locations of the borings are shown on the 

Site Plan, Figure 1.  Logs of our borings and details regarding our field investigation are included 

in Appendix A.  The results of our laboratory tests are discussed in Appendix B.  It should be 

noted that changes in the surface and subsurface conditions can occur over time as a result of 

either natural processes or human activity and may affect the validity of the conclusions and 

recommendations in this report. 

3.1 Surface 

At the time of our investigation and as shown on Figure 1, the site was located on the east bank 

of the San Benito River and was bounded by Hospital Road on the south, Southside Road on the 

southeast, and existing orchards on the northeast and the north.  Road embankments varying 

from about 2 to 10 feet in height and sloped at about 2:1 (horizontal to vertical) were observed 

along the eastern and southern site boundaries.  Slopes of about 5 feet high dipping toward the 

west were also observed along the western site boundary.  The site was irregular in shape and 

had a plan area of about 37 acres with maximum dimensions of about 1850 by 1600 feet.  The 

general site grades sloped slightly from the southeast toward the river bank at the west with 

surface elevations ranging from about 340 feet to 310 feet (datum unknown).  The site was 

vacant and contained a moderate to heavy growth of grasses and weeds.  Large and small 

diameter trees were located near the northwestern and southwestern corners of the site.  Organic 

debris piles were observed throughout the site. 

 

Based on our review of a USGS aerial photograph (dated August 21, 1998) of the area, it is our 

understanding that the site was previously used as an orchard which had been removed (removal 

date unknown). 

3.2 Subsurface 

The near-surface materials encountered in Exploratory Borings SFB-1 & SFB-4 (located on the 

west side of the site) generally consisted of loose to dense sands with little silt content that 

extended to the maximum depth explored of about 40-1/2 feet.  Borings SFB-2 & SFB-3 (located 

on the east side of the site) generally encountered firm to stiff clayey silts and silty clays that 
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extended to depths of about 5 to 7-1/2 feet.  Below the surficial silts and clays, loose to medium 

dense sands with variable silt content were encountered that extended to the maximum depth 

explored in these two borings of about 15-1/2 feet.  In general, the onsite upper 3 feet of surficial 

soils were weak and potentially compressible.  According to the results of laboratory testing, the 

near-surface more silty and clayey materials have a low plasticity and low expansion potential.  

The onsite sandy materials generally showed no plasticity and little to no expansion potential. 

 

Detailed descriptions of the materials encountered in the exploratory borings are presented on the 

boring logs in Appendix A.  Our attached boring logs and related information depict location 

specific subsurface conditions encountered during our field investigation.  The approximate 

locations of our borings were determined using a tape measure or landmark references and 

should be considered accurate only to the degree implied by the method used. 

3.3 Ground Water 

No groundwater was encountered in SFB’s borings to the maximum depth explored of about 40-

1/2 feet.  The borings were backfilled with onsite soil cuttings prior to leaving the site.  It should 

be noted that our borings might not have been left open for a sufficient period of time to establish 

equilibrium ground water conditions.  In addition, fluctuations in the ground water level could 

occur due to change in seasons, variations in rainfall, and other factors. 

3.4 Geology and Seismicity 

According to Wagner, et al. (2002), the site is underlain by Pleistocene terrace deposits that have 

been previously mapped as gravel, sand, silt, and clay deposited on stream cut surfaces
1
. 

 

The project site is located in the San Benito County area, an area that is considered one of the 

most seismically active regions in the United States.  Significant earthquakes have occurred in 

the County and are believed to be associated with crustal movements along a system of sub 

parallel fault zones that generally trend in a northwesterly direction.  As shown on Figure 1, the 

southwestern part of the site is located within the Calaveras Fault Zone according to the Alquist-

Priolo Earthquake Fault Zone Map of the Hollister Quadrangle
2
.  The Calaveras fault trace has 

been mapped as being concealed and its location is uncertain in the area.  State law requires 

cities and counties withhold development permits for sites located within designated Earthquake 

                                                 
1
Wagner, Greene, Saucedo, and Pridmore, 2002, Geologic Map of The Monterey 30’ X 60’ Quadrangle and 

Adjacent Areas, California, CGS RGM-1. 
2
Hart and Bryant, Fault-Rupture Hazard Zones in California, CDMG Special Publication 42, Interim Revision 

2007. 
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Fault Zones until geologic investigations demonstrate that the sites are not threatened by surface 

displacement from future faulting.  The City of Hollister or the County may have specific 

development restrictions for portions of development sites located within Earthquake Fault 

Zones.  It was beyond our scope of work to perform a fault rupture hazard investigation for the 

site or the portion of the site located within the Earthquake Fault Zone. 

 

Earthquake intensities will vary throughout the area, depending upon numerous factors including 

the magnitude of earthquake, the distance of the site from the causative fault, and the type of 

materials underlying the site.  According to Rogers (1993), several previous earthquake 

epicenters were reportedly located at the site and the vicinity with Richter Magnitude less than 

5.0
3
.  The site will probably be subjected to moderate to severe earthquakes that will cause strong 

ground shaking.   

 

According to the Probabilistic Seismic Hazard Analysis (NSHMP PSHA) interactive 

deaggregation model developed by U.S. Geological Survey (2008), the site has a 10% 

probability of exceeding a peak ground acceleration of about 0.8g in 50 years (design basis 

ground motion based on alluvium site condition; mean return time of 475 years).  The actual 

ground surface acceleration might vary depending upon the local seismic characteristics of the 

underlying bedrock and the overlying unconsolidated soils.  

3.5 Liquefaction & Lateral Spreading 

Soil liquefaction is a phenomenon primarily associated with saturated, cohesionless, soil layers 

located close to the ground surface.  These soils lose strength during cyclic loading, such as 

imposed by earthquakes.  During the loss of strength, the soil acquires mobility sufficient to 

permit both horizontal and vertical movements.  Soils that are most susceptible to liquefaction 

are clean, loose, uniformly graded, saturated, fine-grained sands that lie close to the ground 

surface.  Based on the results of our exploratory borings, it is our opinion that the potential for 

ground surface damage at the site resulting from liquefaction is low since no groundwater was 

encountered within 40-1/2 feet (maximum depth explored by SFB). 

 

As part of our analyses, we evaluated the potential for lateral spreading impacting the site.  

Lateral spreading occurs when soils liquefy during an earthquake event and the liquefied soils 

with the overlying soils move laterally to unconfined spaces (such as an unconfined river bank), 

which can cause significant horizontal ground displacements.  Since no liquefiable soils exist 

                                                 
3
Rogers, 1993, Earthquake Epicenters, Landslides, and Selected Faults of Hollister and San Felipe Quadrangles, 

San Benito, Santa Clara , and Monterey Counties, California, USGS Open File Report 93-01. 



Stevens, Ferrone & Bailey Engineering Co., Inc. Page 6 of 12 
Southside Road, Hollister,155-52.rpt.doc 

April 20, 2011 

 

below the site, it is our opinion that the potential for lateral spreading of the San Benito River 

bank impacting the site is low. 

3.6 Dynamic Densification 

Densification of loose, dry, relatively cohesionless sands can occur when subjected to dynamic 

shaking such as imposed by earthquakes, vibratory compactors, vibrating machinery, or other 

means. 

 

Our analyses using both the LiquefyPro (V5.5h) computer program and procedures developed by 

Tokimatsu and Seed (1987) indicate that the loose to medium dense, dry clean sands encountered 

in the borings within about 30 feet of the existing ground surface may consolidate approximately 

1 to 2 inches when subjected to a design basis, earthquake induced ground motion.  If the 

dynamic consolidation of the loose sands were to take place, the resulting ground surface 

settlements are likely to be aerial in extent relative to the size of the residential foundations.  

Therefore, after a major earthquake event similar to the design basis ground motion, some tilting 

of foundations may occur if post-tensioned slab foundations are used. 
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4.0 PRELIMINARY CONCLUSIONS AND RECOMMENDATIONS 

It is our opinion that development of the site is feasible for the proposed project from a 

geological and geotechnical engineering standpoint. The following discussion provides geologic 

and geotechnical considerations for development of the site. 

 

ALQUIST-PRIOLO EARTHQUAKE FAULT ZONE: As shown on Figure 1, part of the site 

is located within the State of California designated Calaveras fault zone.  The actual trace of the 

fault is concealed and its location is uncertain in the area at this time.  Consideration should be 

given to only developing the part of the site outside the Alquist-Priolo fault zone.  The City of 

Hollister and San Benito County should be consulted for any existing regulations and restrictions 

if any part of the new development will be located within the fault zone.  According to state law, 

a fault rupture hazard investigation would be needed for residential development located within 

the fault zone.  The purpose of the investigation would be to determine if “active” surface 

faulting (faulting that has caused ground surface displacement sometime in the last 11,000 years) 

exists within the zone.  If it is concluded that active faulting does not exist within the fault zone, 

most cities and counties allow residential development to occur. 

 

DYNAMIC DENSIFICATION: Our analyses indicate that the loose to medium dense, dry 

clean sands encountered in the borings within about 30 feet below existing ground surface may 

consolidate approximately 1 to 2 inches when subjected to a design basis, earthquake induced 

ground motion.  In order to reduce the impact of differential ground surface settlement due to 

dynamic densification of onsite sandy soils, we recommend footing foundations (if used) be 

designed to resist differential settlement of the supporting soils of about 1 inch across typical 

column spacings.  Alternatively, if post-tensioned slab foundations are used, it is our opinion that 

dynamic densification of the sands (if it occurs) would result in tilting of the slab rather than 

cupping. It may not be feasible to delineate the actual boundaries between areas affected by 

dynamic densification and areas not affected by dynamic densification due to the geomorphology 

of the area (a depositional environment).  We recommend that future investigations include a 

detailed dynamic densification assessment at the proposed development area to verify our 

findings and ground settlement estimates. 

 

EXISTING WEAK SOIL AND PREVIOUSLY EXISTING ORCHARD TREES:  Weak 

and potentially compressible soils were encountered onsite that extended to a depth of about 3 

feet.  In addition, the removal of the previously existing orchard trees would have resulted in 

loosening of the soils in the upper 3 to 4 feet.  These loosened soils are weak and potentially 
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compressible, and probably contain abundant root structures if they were not over-excavated and 

re-compacted in accordance with acceptable geotechnical standards.  All trees and stumps and 

their associated root systems, if still remaining, should be removed from the site, and the upper 3 

feet of the surface soils in the areas of the trees should be over-excavated and re-compacted as 

engineered fill.   

 

In order to reduce the potential for damaging differential settlement of overlying improvements, 

we recommend that these weak soils, if not being removed by the proposed grading, be over-

excavated and re-compacted to provide a minimum 3 feet of engineered fill layer below the 

proposed building pad and road grades.  The over excavation and recompaction should be 

performed to a minimum distance of 5 feet beyond the lateral limits of the building pads. The 

reworking should also be performed beneath all exterior site improvements such as streets, 

driveways and sidewalks.  

 

FUTURE INVESTIGATION: A design-level geotechnical investigation including additional 

borings, laboratory testing, and engineering analyses will need to be performed in order to 

provide detailed earthwork, drainage, pavement, and foundation recommendations for use in the 

actual design and construction of the project.  The preliminary recommendations provided below 

are based upon the collected data and may require modification after additional borings, 

laboratory testing, and analyses are performed. 

4.1 Earthwork 

The site should be cleared of all obstructions including existing above grade and below grade 

structures and their associated foundations, designated trees and their associated root systems, 

and debris.  Rather than stripping the site of grasses and weeds, we anticipate that discing would 

be appropriate to remove moisture from the vegetation.  Holes resulting from the removal of 

underground obstructions extending below the finished grade should be cleared and backfilled.  

Water wells, if any, should be abandoned in accordance with San Benito County standards. 

 

Weak and potentially compressible surface soils exist at the site that extended to a depth of about 

3 feet.  We recommend a 3-foot thick of compacted engineered fill layer be provided below the 

proposed buildings and improvements.  Removing up to 2 feet, scarifying and compacting the 

bottom 12 inches, and placing compacted fill over the properly prepared subgrade to strengthen 

the soils will be needed.  On-site soils having an organic content of less than 3 percent by 

volume can be used as new fill provided the materials do not contain rocks or lumps larger than 6 

inches in greatest dimension with not more than 15 percent larger than 2.5 inches.  If required, 
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imported fill should have a plasticity index of about 12 or less and have a significant amount of 

cohesive fines.   

 

In addition to the mechanical properties specifications, all imported fill material should have a 

resistivity (100% saturated) no less than the resistivity for the onsite soils, a pH of between about 

6.0 and 8.5, a total water soluble chloride concentration less than 300 ppm, and a total water 

soluble sulfate concentration less than 500 ppm. 

 

We recommend all cut and fill slopes if no more than 5 feet high not exceed an inclination of 2:1 

(horizontal to vertical) and be constructed with surface drainage.  All cut and fill slopes if greater 

than 5 feet high should not exceed an inclination of 3:1.  Sandy structural fill should be 

compacted to about 95 percent relative compaction.  The upper 6 inches of subgrade soils 

beneath pavements should be compacted to at least 95 percent relative compaction.  Fill material 

should be spread and compacted in lifts not exceeding approximately 8 to 12 inches in 

uncompacted thickness. 

 

Ponding of surface water should not be allowed adjacent to foundations or on pavement.  Roof 

downspouts from buildings should be connected to solid pipes that transmit storm water onto 

paved roadways, into drainage inlets, into storm drains, or into proper storm water facilities. 

4.2 Foundation Support 

It is our preliminary opinion that the proposed buildings can be supported on conventional 

continuous and isolated spread footings bearing on a 3 feet thick of engineered fill layer.  In 

order to reduce the impact of differential ground surface settlement due to dynamic densification 

of onsite sandy soils, we recommend the footing foundations be designed to resist differential 

settlement of the supporting soils of 1 inch across typical column spacings.  We anticipate that 

the footings can be founded at depths of about 18 inches below lowest adjacent grade depending 

on design bearing capacities.  In conjunction with the footings, interior slabs-on-grade would be 

about 5 inches in thickness and supported by underlying, compacted, native soils. 

 

If post-tensioned slabs will be considered to support the buildings rather than footings, we 

anticipate the slabs would be approximately 10 inches in thickness. 

 

In either case, we would recommend a vapor retarder be constructed below the slabs to reduce 

the potential for vapor transmission through the slabs-on-grade.  Concrete should be poured 

directly onto the membrane. 
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4.3 Pavements  

In areas where pavements will abut planted areas, the pavement baserock layer, pavement 

section subgrade soils, and trench backfill should be protected against saturation.  Planned 

concrete slabs, sidewalks, driveways, and curb and gutters should be supported directly on 

properly prepared native soils or compacted fills.  Concrete curbs should be extended deep 

enough to create a water barrier between the pavement section and adjacent soil or fill. 

 

If pavement subgrade consists of the onsite sandy materials, we anticipate that pavements would 

consist of approximately 3 inches of asphalt concrete over 6 to 10 inches of Class 2 aggregate 

base.   During onsite weak soil re-compaction, only onsite or imported non-expansive sandy soils 

should be placed within 12 inches below road subgrades. 
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5.0 CONDITIONS AND LIMITATIONS 

Stevens, Ferrone & Bailey Engineering Company, Inc. (SFB) cannot be held responsible for the 

validity or accuracy of information, analyses, test results, or designs provided to SFB by others.  

The analysis, designs, opinions, and recommendations submitted in this report are based in part 

upon the data obtained from our field work and upon information provided by others.  Site 

exploration and testing characterizes subsurface conditions only at the locations where the 

explorations or tests are performed; actual subsurface conditions between explorations or tests 

may be different than those described in this report.  Variations of subsurface conditions from 

those analyzed or characterized in this report are not uncommon and may become evident during 

construction.  In addition, changes in the condition of the site can occur over time as a result of 

either natural processes (such as earthquakes, flooding, or changes in ground water levels) or 

human activity (such as construction adjacent to the site, dumping of fill, or excavating).  If 

changes to the site’s surface or subsurface conditions occur since the performance of the field 

work described in this report, or if changes to the project are made, SFB should be contacted 

immediately to evaluate the differing conditions to assess if the preliminary opinions, 

conclusions, and recommendations provided in this report are still applicable or should be 

amended. 

 

This report is a preliminary document that has been prepared in accordance with generally 

accepted geological and geotechnical engineering practices for the exclusive use of DeNova 

Homes and their consultants for specific application to the preliminary planning and cost 

estimating for the proposed residential development project at the 37-acres of land on Southside 

Road in Hollister, California.  This report is not intended to provide detailed design and 

construction criteria for the project.  The preliminary conclusions and recommendations 

contained in this report are solely professional opinions.   

 

It should be understood that advancements in the practice of geotechnical engineering and 

engineering geology, or discovery of differing surface or subsurface conditions, may affect the 

validity of this report and are not uncommon.  We strive to perform our services in a proper and 

professional manner with reasonable care and competence but it is not infallible.  Geological 

engineering and geotechnical engineering are disciplines that are far less exact than other 

engineering disciplines; we should be consulted if it is not completely understood what the 

limitations to using this report are. 
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This report does not necessarily represent all of the information that has been communicated by 

us to DeNova Homes and their consultants during the course of this engagement and our 

rendering of professional services.  Reliance on this report by parties other than those described 

above must be at their own risk unless we are first consulted as to the parties’ intended use of 

this report and only after we obtain the written consent of DeNova Homes to divulge information 

that may have been communicated to DeNova Homes.  We cannot accept consequences for un-

consulted use of segregated portions of this report. 
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APPENDIX A 
Field Investigation 

 

The preliminary field investigation for the proposed residential development project at the 37-

acres of land on Southside Road in Hollister, California consisted of a surface reconnaissance 

and a subsurface exploration program using a truck-mounted drill rig equipped with 4-inch 

diameter, continuous flight, solid stem augers.  Four exploratory borings were drilled on March 

April 7, 2011 to a maximum depth of about 40-1/2 feet.  The locations of the exploratory borings 

are shown on the Site Plan, Figure 1.  Our representative continuously logged the soils 

encountered in the borings in the field.  The soils are described in general accordance with the 

Unified Soil Classification System (ASTM D2487).  The logs of the borings as well as a key for 

the classification of the soil (Figure A-1) are included as part of this appendix. 

 

Representative samples were obtained from our exploratory borings at selected depths 

appropriate to the investigation.  Relatively undisturbed samples were obtained using a 3-inch 

O.D. split barrel sampler with liners, and disturbed samples were obtained using the 2-inch O.D. 

split spoon sampler.  All samples were transmitted to our offices for evaluation and appropriate 

testing.  Both sampler types are indicated in the “Sampler” column of the boring logs as 

designated in Figure A-1. 

 

Resistance blow counts were obtained in our borings with the samplers by dropping a 140-pound 

safety hammer through a 30-inch free fall.  The sampler was driven 18 inches and the number of 

blows were recorded for each 6 inches of penetration.  The blows per foot recorded on the boring 

logs represent the accumulated number of converted blows that were required to drive the last 12 

inches, or the number of inches indicated where hard resistance was encountered.  The blow 

counts recorded on the boring logs have been converted to equivalent SPT field blowcounts, but 

have not been corrected for overburden, silt content, or other factors.  

 

The attached boring logs and related information show our interpretation of the subsurface 

conditions at the dates and locations indicated, and it is not warranted that they are representative 

of subsurface conditions at other locations and times. 
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SOUTHSIDE ROAD
Hollister, CA

1600 Willow Pass Court
Concord, CA 94520
Telephone:  925-688-1001
Fax:  925-688-1005

Pitcher Barrel

Ground Water level initially encountered
Ground Water level at end of drilling

PI = Plasticity Index
LL = Liquid Limit
R = R-Value

GRAIN SIZES

Hard
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UNIFIED SOIL CLASSIFICATION SYSTEM

0 - 2

CONSISTENCYRELATIVE DENSITY

Very Dense
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ltr
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Highly Organic

OL
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Over 32
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Silts
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*Number of Blows for a 140-pound hammer falling 30 inches, driving a 2-inch O.D. (1-3/8" I.D.) split spoon sampler.
**Unconfined compressive strength.

FIGURE NO.
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SAND (SM), grayish brown, fine-grained, with to silty,
trace gravel(fine, subrounded), damp.

SAND (SP), grayish brown, fine- to medium-grained, trace
coarse-grained, trace silt, dry to damp.

SAND (SW), grayish brown, fine- to coarse-grained, with
gravel(fine to coarse, subangular to subrounded), dry to
damp.

Bottom of Boring = 10.5 feet
Notes:  Stratification is approximate, variations must be
expected. Blowcounts converted to SPT N-values. See
Report for additional details.
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SILT(ML)/ CLAY(CL) grayish brown, clayey, some
sand(fine-grained), damp.

SAND (SP-SM), grayish brown, fine- to medium-grained,
trace coarse-grained, some silt, dry to damp.

SAND (SM), grayish brown, fine-grained, silty, trace
gravel(fine, subangular), damp.

Interbedded with thin sand (SP) and silt (ML) lenses,
damp.

Bottom of Boring = 15.5 feet
Notes:  Stratification is approximate, variations must be
expected. Blowcounts converted to SPT N-values. See
Report for additional details.
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SILT (ML)/ CLAY(CL) grayish brown, clayey, some
sand(fine-grained), damp.

SILT (ML), grayish brown, with to sandy(fine-grained), dry
to damp.

SAND (SM), grayish brown, fine-grained, silty, dry to
damp.

Fine- to medium-grained.

Bottom of Boring = 15.5 feet
Notes:  Stratification is approximate, variations must be
expected. Blowcounts converted to SPT N-values. See
Report for additional details.
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SAND (SW), grayish brown, fine- to coarse-grained, trace
silt, dry to damp.

SAND (SP), grayish brown, fine- to medium-grained, trace
coarse-grained, dry to damp.

Some gravels(fine, subangular to subrounded at 5.5').

SAND (SW), grayish brown, fine- to coarse-grained,
gravelly(fine to coarse, subangular to subrounded), dry to
damp.
Hole cave-in at 10'.

SAND (SP-SM), grayish brown, fine- to medium-grained,
some silt, dry to damp.

SAND (SP), grayish brown, fine- to medium-grained, trace
silt, dry to damp.

SAND (SP-SM), grayish brown, fine- to medium-grained,
some silt, dry to damp.

SAND (SW), grayish brown, fine- to coarse-grained,
gravelly(fine to coarse, subangular to subrounded), trace
silt, dry to damp.
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SAND (SW), continued.

Trace gravel(fine, subangular), dry to damp.

Bottom of Boring = 40.5 feet
Notes:  Stratification is approximate, variations must be
expected. Blowcounts converted to SPT N-values. See
Report for additional details.
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APPENDIX B 
Laboratory Investigation 

 

Our laboratory testing program for the proposed residential development project at the 37-acres 

of land on Southside Road in Hollister, California was directed toward a quantitative and 

qualitative evaluation of the physical and mechanical properties of the soils underlying the site. 

 

Atterberg Limit determinations were performed on one sample of the subsurface soils to 

determine the range of water content over which these materials exhibit plasticity.  These values 

are used to classify the soil in accordance with the Unified Soil Classification System and to 

indicate the soil's compressibility and expansion potentials.  The results of the test are presented 

on the boring log at the appropriate sample depth. 

 

The percent passing the #200 sieve was determined on one sample of the subsurface soils to aid 

in the classification of these soils.  The result of the test is presented on the boring log at the 

appropriate sample depth. 
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Appendix F 
Greenhouse Gases: Modeling Results 

 (CalEEMod annual results) 

 



San Benito County, Annual

Sunnyside Estates Project with AQ Mitigation

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Single Family Housing 200.00 Dwelling Unit 39.10 360,000.00 572

City Park 2.90 Acre 2.90 126,324.00 0

1.2 Other Project Characteristics

Urbanization

Climate Zone

Rural

4

Wind Speed (m/s) Precipitation Freq (Days)2.2 50

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Pacific Gas & Electric Company

2019Operational Year

CO2 Intensity 
(lb/MWhr)

641.35 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)

CalEEMod Version: CalEEMod.2013.2.2 Date: 4/15/2015 1:00 PMPage 1 of 36



Project Characteristics - 

Land Use - Avg household size of 2.99 = 598 people

Construction Phase - Estimated construction schedule beginning January 2016. 10 days for demo of existing residence

Trips and VMT - 

Demolition - demolition of home 64 x 70 feet (4480 sf)

Grading - 

Architectural Coating - 

Vehicle Trips - Rate of 9.52 per project traffic study

Woodstoves - Assumes no woodstoves

Area Mitigation - 

Energy Mitigation - 

Waste Mitigation - 

2.0 Emissions Summary

Table Name Column Name Default Value New Value

tblConstructionPhase NumDays 50.00 10.00

tblLandUse LotAcreage 64.94 39.10

tblProjectCharacteristics OperationalYear 2014 2019

tblProjectCharacteristics UrbanizationLevel Urban Rural

tblVehicleTrips WD_TR 9.57 9.52

tblWoodstoves NumberCatalytic 10.00 0.00

tblWoodstoves NumberNoncatalytic 10.00 0.00

tblWoodstoves WoodstoveDayYear 82.00 0.00

tblWoodstoves WoodstoveWoodMass 3,019.20 0.00

CalEEMod Version: CalEEMod.2013.2.2 Date: 4/15/2015 1:00 PMPage 2 of 36



2.1 Overall Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

2016 0.6852 6.3126 5.4753 7.1600e-
003

0.7431 0.3392 1.0822 0.3229 0.3150 0.6379 0.0000 636.6116 636.6116 0.1385 0.0000 639.5200

2017 0.5463 4.0108 4.6141 6.9300e-
003

0.2331 0.2400 0.4730 0.0626 0.2252 0.2878 0.0000 579.9372 579.9372 0.0869 0.0000 581.7627

2018 0.4784 3.5577 4.3661 6.9500e-
003

0.2339 0.2026 0.4366 0.0628 0.1903 0.2531 0.0000 570.6263 570.6263 0.0851 0.0000 572.4136

2019 7.2639 1.3662 1.6691 2.7900e-
003

0.0791 0.0748 0.1538 0.0212 0.0700 0.0912 0.0000 228.9753 228.9753 0.0418 0.0000 229.8536

Total 8.9737 15.2472 16.1246 0.0238 1.2891 0.8565 2.1456 0.4695 0.8005 1.2700 0.0000 2,016.150
4

2,016.150
4

0.3524 0.0000 2,023.550
0

Unmitigated Construction

CalEEMod Version: CalEEMod.2013.2.2 Date: 4/15/2015 1:00 PMPage 3 of 36



2.1 Overall Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

2016 0.6852 6.3126 5.4753 7.1600e-
003

0.7431 0.3392 1.0822 0.3229 0.3150 0.6379 0.0000 636.6110 636.6110 0.1385 0.0000 639.5195

2017 0.5463 4.0108 4.6141 6.9300e-
003

0.2331 0.2400 0.4730 0.0626 0.2252 0.2878 0.0000 579.9368 579.9368 0.0869 0.0000 581.7624

2018 0.4784 3.5577 4.3661 6.9500e-
003

0.2339 0.2026 0.4366 0.0628 0.1903 0.2531 0.0000 570.6259 570.6259 0.0851 0.0000 572.4133

2019 7.2639 1.3662 1.6691 2.7900e-
003

0.0791 0.0748 0.1538 0.0212 0.0700 0.0912 0.0000 228.9751 228.9751 0.0418 0.0000 229.8535

Total 8.9737 15.2472 16.1246 0.0238 1.2891 0.8565 2.1456 0.4695 0.8005 1.2700 0.0000 2,016.148
9

2,016.148
9

0.3524 0.0000 2,023.548
6

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Area 15.0178 0.1641 15.6813 1.1000e-
004

1.8814 1.8814 1.8813 1.8813 166.1643 90.0107 256.1750 4.9700e-
003

0.0163 261.3168

Energy 0.0381 0.3252 0.1384 2.0800e-
003

0.0263 0.0263 0.0263 0.0263 0.0000 788.0865 788.0865 0.0258 0.0108 791.9624

Mobile 2.2407 9.3793 31.3017 0.0533 2.7363 0.1368 2.8731 0.7356 0.1259 0.8615 0.0000 4,174.382
4

4,174.382
4

0.1172 0.0000 4,176.842
9

Waste 0.0000 0.0000 0.0000 0.0000 51.1395 0.0000 51.1395 3.0223 0.0000 114.6069

Water 0.0000 0.0000 0.0000 0.0000 4.1341 32.3947 36.5288 0.4261 0.0103 48.6783

Total 17.2965 9.8685 47.1214 0.0555 2.7363 2.0444 4.7807 0.7356 2.0335 2.7691 221.4379 5,084.874
2

5,306.312
1

3.5963 0.0373 5,393.407
4

Unmitigated Operational
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Area 2.6867 0.0240 2.0736 1.1000e-
004

0.0213 0.0213 0.0212 0.0212 0.0000 145.1462 145.1462 6.0200e-
003

2.6000e-
003

146.0784

Energy 0.0365 0.3116 0.1326 1.9900e-
003

0.0252 0.0252 0.0252 0.0252 0.0000 771.3220 771.3220 0.0255 0.0105 775.0983

Mobile 2.2407 9.3793 31.3017 0.0533 2.7363 0.1368 2.8731 0.7356 0.1259 0.8615 0.0000 4,174.382
4

4,174.382
4

0.1172 0.0000 4,176.842
9

Waste 0.0000 0.0000 0.0000 0.0000 25.5698 0.0000 25.5698 1.5111 0.0000 57.3035

Water 0.0000 0.0000 0.0000 0.0000 4.1341 32.3947 36.5288 0.4260 0.0103 48.6718

Total 4.9638 9.7149 33.5079 0.0554 2.7363 0.1832 2.9195 0.7356 0.1722 0.9079 29.7038 5,123.245
2

5,152.949
0

2.0858 0.0234 5,203.994
8

Mitigated Operational

3.0 Construction Detail

Construction Phase

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

71.30 1.56 28.89 0.16 0.00 91.04 38.93 0.00 91.53 67.22 86.59 -0.75 2.89 42.00 37.40 3.51
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Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Demolition Demolition 1/1/2016 1/14/2016 5 10

2 Site Preparation Site Preparation 1/15/2016 2/25/2016 5 30

3 Grading Grading 2/26/2016 6/9/2016 5 75

4 Building Construction Building Construction 6/10/2016 4/11/2019 5 740

5 Paving Paving 4/12/2019 6/27/2019 5 55

6 Architectural Coating Architectural Coating 6/28/2019 9/12/2019 5 55

OffRoad Equipment

Residential Indoor: 729,000; Residential Outdoor: 243,000; Non-Residential Indoor: 189,486; Non-Residential Outdoor: 63,162 (Architectural 
Coating – sqft)

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 187.5

Acres of Paving: 0

CalEEMod Version: CalEEMod.2013.2.2 Date: 4/15/2015 1:00 PMPage 7 of 36



Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Demolition Concrete/Industrial Saws 1 8.00 81 0.73

Demolition Excavators 3 8.00 162 0.38

Demolition Rubber Tired Dozers 2 8.00 255 0.40

Site Preparation Rubber Tired Dozers 3 8.00 255 0.40

Site Preparation Tractors/Loaders/Backhoes 4 8.00 97 0.37

Grading Excavators 2 8.00 162 0.38

Grading Graders 1 8.00 174 0.41

Grading Rubber Tired Dozers 1 8.00 255 0.40

Grading Scrapers 2 8.00 361 0.48

Grading Tractors/Loaders/Backhoes 2 8.00 97 0.37

Building Construction Cranes 1 7.00 226 0.29

Building Construction Forklifts 3 8.00 89 0.20

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Tractors/Loaders/Backhoes 3 7.00 97 0.37

Building Construction Welders 1 8.00 46 0.45

Paving Pavers 2 8.00 125 0.42

Paving Paving Equipment 2 8.00 130 0.36

Paving Rollers 2 8.00 80 0.38

Architectural Coating Air Compressors 1 6.00 78 0.48

Trips and VMT
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 2.2000e-
003

0.0000 2.2000e-
003

3.3000e-
004

0.0000 3.3000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0214 0.2283 0.1752 2.0000e-
004

0.0115 0.0115 0.0107 0.0107 0.0000 18.5487 18.5487 5.0400e-
003

0.0000 18.6546

Total 0.0214 0.2283 0.1752 2.0000e-
004

2.2000e-
003

0.0115 0.0137 3.3000e-
004

0.0107 0.0110 0.0000 18.5487 18.5487 5.0400e-
003

0.0000 18.6546

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Demolition 6 15.00 0.00 20.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 7 18.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Grading 8 20.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 125.00 42.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Paving 6 15.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 1 25.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 2.6000e-
004

2.6800e-
003

3.6100e-
003

1.0000e-
005

1.7000e-
004

4.0000e-
005

2.1000e-
004

5.0000e-
005

4.0000e-
005

9.0000e-
005

0.0000 0.6854 0.6854 1.0000e-
005

0.0000 0.6855

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 3.6000e-
004

6.9000e-
004

6.1100e-
003

1.0000e-
005

9.3000e-
004

1.0000e-
005

9.4000e-
004

2.5000e-
004

1.0000e-
005

2.5000e-
004

0.0000 0.7890 0.7890 5.0000e-
005

0.0000 0.7901

Total 6.2000e-
004

3.3700e-
003

9.7200e-
003

2.0000e-
005

1.1000e-
003

5.0000e-
005

1.1500e-
003

3.0000e-
004

5.0000e-
005

3.4000e-
004

0.0000 1.4744 1.4744 6.0000e-
005

0.0000 1.4755

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 2.2000e-
003

0.0000 2.2000e-
003

3.3000e-
004

0.0000 3.3000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0214 0.2283 0.1752 2.0000e-
004

0.0115 0.0115 0.0107 0.0107 0.0000 18.5487 18.5487 5.0400e-
003

0.0000 18.6546

Total 0.0214 0.2283 0.1752 2.0000e-
004

2.2000e-
003

0.0115 0.0137 3.3000e-
004

0.0107 0.0110 0.0000 18.5487 18.5487 5.0400e-
003

0.0000 18.6546

Mitigated Construction On-Site
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 2.6000e-
004

2.6800e-
003

3.6100e-
003

1.0000e-
005

1.7000e-
004

4.0000e-
005

2.1000e-
004

5.0000e-
005

4.0000e-
005

9.0000e-
005

0.0000 0.6854 0.6854 1.0000e-
005

0.0000 0.6855

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 3.6000e-
004

6.9000e-
004

6.1100e-
003

1.0000e-
005

9.3000e-
004

1.0000e-
005

9.4000e-
004

2.5000e-
004

1.0000e-
005

2.5000e-
004

0.0000 0.7890 0.7890 5.0000e-
005

0.0000 0.7901

Total 6.2000e-
004

3.3700e-
003

9.7200e-
003

2.0000e-
005

1.1000e-
003

5.0000e-
005

1.1500e-
003

3.0000e-
004

5.0000e-
005

3.4000e-
004

0.0000 1.4744 1.4744 6.0000e-
005

0.0000 1.4755

Mitigated Construction Off-Site

3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.2710 0.0000 0.2710 0.1490 0.0000 0.1490 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0762 0.8195 0.6166 5.9000e-
004

0.0441 0.0441 0.0406 0.0406 0.0000 55.3157 55.3157 0.0167 0.0000 55.6661

Total 0.0762 0.8195 0.6166 5.9000e-
004

0.2710 0.0441 0.3151 0.1490 0.0406 0.1895 0.0000 55.3157 55.3157 0.0167 0.0000 55.6661

Unmitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.3000e-
003

2.4800e-
003

0.0220 4.0000e-
005

3.3500e-
003

2.0000e-
005

3.3700e-
003

8.9000e-
004

2.0000e-
005

9.1000e-
004

0.0000 2.8405 2.8405 1.7000e-
004

0.0000 2.8442

Total 1.3000e-
003

2.4800e-
003

0.0220 4.0000e-
005

3.3500e-
003

2.0000e-
005

3.3700e-
003

8.9000e-
004

2.0000e-
005

9.1000e-
004

0.0000 2.8405 2.8405 1.7000e-
004

0.0000 2.8442

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.2710 0.0000 0.2710 0.1490 0.0000 0.1490 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0762 0.8195 0.6166 5.9000e-
004

0.0441 0.0441 0.0406 0.0406 0.0000 55.3156 55.3156 0.0167 0.0000 55.6660

Total 0.0762 0.8195 0.6166 5.9000e-
004

0.2710 0.0441 0.3151 0.1490 0.0406 0.1895 0.0000 55.3156 55.3156 0.0167 0.0000 55.6660

Mitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.3000e-
003

2.4800e-
003

0.0220 4.0000e-
005

3.3500e-
003

2.0000e-
005

3.3700e-
003

8.9000e-
004

2.0000e-
005

9.1000e-
004

0.0000 2.8405 2.8405 1.7000e-
004

0.0000 2.8442

Total 1.3000e-
003

2.4800e-
003

0.0220 4.0000e-
005

3.3500e-
003

2.0000e-
005

3.3700e-
003

8.9000e-
004

2.0000e-
005

9.1000e-
004

0.0000 2.8405 2.8405 1.7000e-
004

0.0000 2.8442

Mitigated Construction Off-Site

3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.3253 0.0000 0.3253 0.1349 0.0000 0.1349 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2430 2.8055 1.8427 2.3100e-
003

0.1344 0.1344 0.1237 0.1237 0.0000 218.2340 218.2340 0.0658 0.0000 219.6163

Total 0.2430 2.8055 1.8427 2.3100e-
003

0.3253 0.1344 0.4597 0.1349 0.1237 0.2585 0.0000 218.2340 218.2340 0.0658 0.0000 219.6163

Unmitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 3.6100e-
003

6.8900e-
003

0.0611 1.0000e-
004

9.2900e-
003

7.0000e-
005

9.3600e-
003

2.4700e-
003

6.0000e-
005

2.5300e-
003

0.0000 7.8904 7.8904 4.8000e-
004

0.0000 7.9006

Total 3.6100e-
003

6.8900e-
003

0.0611 1.0000e-
004

9.2900e-
003

7.0000e-
005

9.3600e-
003

2.4700e-
003

6.0000e-
005

2.5300e-
003

0.0000 7.8904 7.8904 4.8000e-
004

0.0000 7.9006

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.3253 0.0000 0.3253 0.1349 0.0000 0.1349 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2430 2.8055 1.8427 2.3100e-
003

0.1344 0.1344 0.1237 0.1237 0.0000 218.2337 218.2337 0.0658 0.0000 219.6161

Total 0.2430 2.8055 1.8427 2.3100e-
003

0.3253 0.1344 0.4597 0.1349 0.1237 0.2585 0.0000 218.2337 218.2337 0.0658 0.0000 219.6161

Mitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 3.6100e-
003

6.8900e-
003

0.0611 1.0000e-
004

9.2900e-
003

7.0000e-
005

9.3600e-
003

2.4700e-
003

6.0000e-
005

2.5300e-
003

0.0000 7.8904 7.8904 4.8000e-
004

0.0000 7.9006

Total 3.6100e-
003

6.8900e-
003

0.0611 1.0000e-
004

9.2900e-
003

7.0000e-
005

9.3600e-
003

2.4700e-
003

6.0000e-
005

2.5300e-
003

0.0000 7.8904 7.8904 4.8000e-
004

0.0000 7.9006

Mitigated Construction Off-Site

3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.2487 2.0810 1.3510 1.9600e-
003

0.1436 0.1436 0.1349 0.1349 0.0000 176.7721 176.7721 0.0438 0.0000 177.6928

Total 0.2487 2.0810 1.3510 1.9600e-
003

0.1436 0.1436 0.1349 0.1349 0.0000 176.7721 176.7721 0.0438 0.0000 177.6928

Unmitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0465 0.2818 0.6535 6.6000e-
004

0.0178 4.6200e-
003

0.0224 5.0600e-
003

4.2500e-
003

9.3100e-
003

0.0000 59.5359 59.5359 5.1000e-
004

0.0000 59.5466

Worker 0.0439 0.0838 0.7436 1.2800e-
003

0.1131 8.4000e-
004

0.1139 0.0301 7.6000e-
004

0.0308 0.0000 95.9999 95.9999 5.8800e-
003

0.0000 96.1234

Total 0.0904 0.3656 1.3971 1.9400e-
003

0.1309 5.4600e-
003

0.1363 0.0351 5.0100e-
003

0.0401 0.0000 155.5358 155.5358 6.3900e-
003

0.0000 155.6700

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.2487 2.0810 1.3510 1.9600e-
003

0.1436 0.1436 0.1349 0.1349 0.0000 176.7719 176.7719 0.0438 0.0000 177.6926

Total 0.2487 2.0810 1.3510 1.9600e-
003

0.1436 0.1436 0.1349 0.1349 0.0000 176.7719 176.7719 0.0438 0.0000 177.6926

Mitigated Construction On-Site

CalEEMod Version: CalEEMod.2013.2.2 Date: 4/15/2015 1:00 PMPage 16 of 36



3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0465 0.2818 0.6535 6.6000e-
004

0.0178 4.6200e-
003

0.0224 5.0600e-
003

4.2500e-
003

9.3100e-
003

0.0000 59.5359 59.5359 5.1000e-
004

0.0000 59.5466

Worker 0.0439 0.0838 0.7436 1.2800e-
003

0.1131 8.4000e-
004

0.1139 0.0301 7.6000e-
004

0.0308 0.0000 95.9999 95.9999 5.8800e-
003

0.0000 96.1234

Total 0.0904 0.3656 1.3971 1.9400e-
003

0.1309 5.4600e-
003

0.1363 0.0351 5.0100e-
003

0.0401 0.0000 155.5358 155.5358 6.3900e-
003

0.0000 155.6700

Mitigated Construction Off-Site

3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.4033 3.4327 2.3568 3.4900e-
003

0.2316 0.2316 0.2175 0.2175 0.0000 311.3228 311.3228 0.0766 0.0000 312.9319

Total 0.4033 3.4327 2.3568 3.4900e-
003

0.2316 0.2316 0.2175 0.2175 0.0000 311.3228 311.3228 0.0766 0.0000 312.9319

Unmitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0767 0.4458 1.0961 1.1700e-
003

0.0317 6.9900e-
003

0.0387 9.0200e-
003

6.4200e-
003

0.0155 0.0000 104.2915 104.2915 8.4000e-
004

0.0000 104.3091

Worker 0.0663 0.1322 1.1612 2.2700e-
003

0.2014 1.4100e-
003

0.2028 0.0535 1.2900e-
003

0.0548 0.0000 164.3229 164.3229 9.4700e-
003

0.0000 164.5217

Total 0.1430 0.5781 2.2573 3.4400e-
003

0.2330 8.4000e-
003

0.2414 0.0626 7.7100e-
003

0.0703 0.0000 268.6144 268.6144 0.0103 0.0000 268.8308

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.4033 3.4327 2.3568 3.4900e-
003

0.2316 0.2316 0.2175 0.2175 0.0000 311.3225 311.3225 0.0766 0.0000 312.9315

Total 0.4033 3.4327 2.3568 3.4900e-
003

0.2316 0.2316 0.2175 0.2175 0.0000 311.3225 311.3225 0.0766 0.0000 312.9315

Mitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0767 0.4458 1.0961 1.1700e-
003

0.0317 6.9900e-
003

0.0387 9.0200e-
003

6.4200e-
003

0.0155 0.0000 104.2915 104.2915 8.4000e-
004

0.0000 104.3091

Worker 0.0663 0.1322 1.1612 2.2700e-
003

0.2014 1.4100e-
003

0.2028 0.0535 1.2900e-
003

0.0548 0.0000 164.3229 164.3229 9.4700e-
003

0.0000 164.5217

Total 0.1430 0.5781 2.2573 3.4400e-
003

0.2330 8.4000e-
003

0.2414 0.0626 7.7100e-
003

0.0703 0.0000 268.6144 268.6144 0.0103 0.0000 268.8308

Mitigated Construction Off-Site

3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.3483 3.0355 2.2880 3.5000e-
003

0.1950 0.1950 0.1833 0.1833 0.0000 308.9844 308.9844 0.0756 0.0000 310.5723

Total 0.3483 3.0355 2.2880 3.5000e-
003

0.1950 0.1950 0.1833 0.1833 0.0000 308.9844 308.9844 0.0756 0.0000 310.5723

Unmitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0730 0.4034 1.0448 1.1800e-
003

0.0318 6.2600e-
003

0.0380 9.0500e-
003

5.7500e-
003

0.0148 0.0000 102.8703 102.8703 8.1000e-
004

0.0000 102.8872

Worker 0.0571 0.1187 1.0333 2.2800e-
003

0.2022 1.3600e-
003

0.2035 0.0537 1.2500e-
003

0.0550 0.0000 158.7716 158.7716 8.6900e-
003

0.0000 158.9541

Total 0.1301 0.5221 2.0781 3.4600e-
003

0.2339 7.6200e-
003

0.2416 0.0628 7.0000e-
003

0.0698 0.0000 261.6419 261.6419 9.5000e-
003

0.0000 261.8413

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.3483 3.0355 2.2880 3.5000e-
003

0.1950 0.1950 0.1833 0.1833 0.0000 308.9841 308.9841 0.0756 0.0000 310.5720

Total 0.3483 3.0355 2.2880 3.5000e-
003

0.1950 0.1950 0.1833 0.1833 0.0000 308.9841 308.9841 0.0756 0.0000 310.5720

Mitigated Construction On-Site

CalEEMod Version: CalEEMod.2013.2.2 Date: 4/15/2015 1:00 PMPage 20 of 36



3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0730 0.4034 1.0448 1.1800e-
003

0.0318 6.2600e-
003

0.0380 9.0500e-
003

5.7500e-
003

0.0148 0.0000 102.8703 102.8703 8.1000e-
004

0.0000 102.8872

Worker 0.0571 0.1187 1.0333 2.2800e-
003

0.2022 1.3600e-
003

0.2035 0.0537 1.2500e-
003

0.0550 0.0000 158.7716 158.7716 8.6900e-
003

0.0000 158.9541

Total 0.1301 0.5221 2.0781 3.4600e-
003

0.2339 7.6200e-
003

0.2416 0.0628 7.0000e-
003

0.0698 0.0000 261.6419 261.6419 9.5000e-
003

0.0000 261.8413

Mitigated Construction Off-Site

3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0858 0.7652 0.6249 9.8000e-
004

0.0469 0.0469 0.0441 0.0441 0.0000 85.4548 85.4548 0.0208 0.0000 85.8914

Total 0.0858 0.7652 0.6249 9.8000e-
004

0.0469 0.0469 0.0441 0.0441 0.0000 85.4548 85.4548 0.0208 0.0000 85.8914

Unmitigated Construction On-Site
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3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0189 0.1026 0.2771 3.3000e-
004

8.8900e-
003

1.6100e-
003

0.0105 2.5300e-
003

1.4800e-
003

4.0100e-
003

0.0000 28.2713 28.2713 2.2000e-
004

0.0000 28.2759

Worker 0.0140 0.0299 0.2590 6.4000e-
004

0.0565 3.7000e-
004

0.0569 0.0150 3.4000e-
004

0.0154 0.0000 42.8002 42.8002 2.2500e-
003

0.0000 42.8474

Total 0.0328 0.1325 0.5361 9.7000e-
004

0.0654 1.9800e-
003

0.0674 0.0176 1.8200e-
003

0.0194 0.0000 71.0715 71.0715 2.4700e-
003

0.0000 71.1233

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0858 0.7652 0.6249 9.8000e-
004

0.0469 0.0469 0.0441 0.0441 0.0000 85.4547 85.4547 0.0208 0.0000 85.8913

Total 0.0858 0.7652 0.6249 9.8000e-
004

0.0469 0.0469 0.0441 0.0441 0.0000 85.4547 85.4547 0.0208 0.0000 85.8913

Mitigated Construction On-Site
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3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0189 0.1026 0.2771 3.3000e-
004

8.8900e-
003

1.6100e-
003

0.0105 2.5300e-
003

1.4800e-
003

4.0100e-
003

0.0000 28.2713 28.2713 2.2000e-
004

0.0000 28.2759

Worker 0.0140 0.0299 0.2590 6.4000e-
004

0.0565 3.7000e-
004

0.0569 0.0150 3.4000e-
004

0.0154 0.0000 42.8002 42.8002 2.2500e-
003

0.0000 42.8474

Total 0.0328 0.1325 0.5361 9.7000e-
004

0.0654 1.9800e-
003

0.0674 0.0176 1.8200e-
003

0.0194 0.0000 71.0715 71.0715 2.4700e-
003

0.0000 71.1233

Mitigated Construction Off-Site

3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0392 0.4107 0.3950 6.1000e-
004

0.0223 0.0223 0.0205 0.0205 0.0000 55.1085 55.1085 0.0174 0.0000 55.4747

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0392 0.4107 0.3950 6.1000e-
004

0.0223 0.0223 0.0205 0.0205 0.0000 55.1085 55.1085 0.0174 0.0000 55.4747

Unmitigated Construction On-Site
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3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.2600e-
003

2.7100e-
003

0.0234 6.0000e-
005

5.1100e-
003

3.0000e-
005

5.1500e-
003

1.3600e-
003

3.0000e-
005

1.3900e-
003

0.0000 3.8696 3.8696 2.0000e-
004

0.0000 3.8739

Total 1.2600e-
003

2.7100e-
003

0.0234 6.0000e-
005

5.1100e-
003

3.0000e-
005

5.1500e-
003

1.3600e-
003

3.0000e-
005

1.3900e-
003

0.0000 3.8696 3.8696 2.0000e-
004

0.0000 3.8739

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0392 0.4107 0.3950 6.1000e-
004

0.0223 0.0223 0.0205 0.0205 0.0000 55.1085 55.1085 0.0174 0.0000 55.4746

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0392 0.4107 0.3950 6.1000e-
004

0.0223 0.0223 0.0205 0.0205 0.0000 55.1085 55.1085 0.0174 0.0000 55.4746

Mitigated Construction On-Site
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3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.2600e-
003

2.7100e-
003

0.0234 6.0000e-
005

5.1100e-
003

3.0000e-
005

5.1500e-
003

1.3600e-
003

3.0000e-
005

1.3900e-
003

0.0000 3.8696 3.8696 2.0000e-
004

0.0000 3.8739

Total 1.2600e-
003

2.7100e-
003

0.0234 6.0000e-
005

5.1100e-
003

3.0000e-
005

5.1500e-
003

1.3600e-
003

3.0000e-
005

1.3900e-
003

0.0000 3.8696 3.8696 2.0000e-
004

0.0000 3.8739

Mitigated Construction Off-Site

3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Archit. Coating 7.0953 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 7.3300e-
003

0.0505 0.0506 8.0000e-
005

3.5400e-
003

3.5400e-
003

3.5400e-
003

3.5400e-
003

0.0000 7.0215 7.0215 5.9000e-
004

0.0000 7.0339

Total 7.1026 0.0505 0.0506 8.0000e-
005

3.5400e-
003

3.5400e-
003

3.5400e-
003

3.5400e-
003

0.0000 7.0215 7.0215 5.9000e-
004

0.0000 7.0339

Unmitigated Construction On-Site
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3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 2.1000e-
003

4.5100e-
003

0.0390 1.0000e-
004

8.5200e-
003

6.0000e-
005

8.5800e-
003

2.2600e-
003

5.0000e-
005

2.3200e-
003

0.0000 6.4493 6.4493 3.4000e-
004

0.0000 6.4565

Total 2.1000e-
003

4.5100e-
003

0.0390 1.0000e-
004

8.5200e-
003

6.0000e-
005

8.5800e-
003

2.2600e-
003

5.0000e-
005

2.3200e-
003

0.0000 6.4493 6.4493 3.4000e-
004

0.0000 6.4565

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Archit. Coating 7.0953 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 7.3300e-
003

0.0505 0.0506 8.0000e-
005

3.5400e-
003

3.5400e-
003

3.5400e-
003

3.5400e-
003

0.0000 7.0214 7.0214 5.9000e-
004

0.0000 7.0339

Total 7.1026 0.0505 0.0506 8.0000e-
005

3.5400e-
003

3.5400e-
003

3.5400e-
003

3.5400e-
003

0.0000 7.0214 7.0214 5.9000e-
004

0.0000 7.0339

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Mitigated 2.2407 9.3793 31.3017 0.0533 2.7363 0.1368 2.8731 0.7356 0.1259 0.8615 0.0000 4,174.382
4

4,174.382
4

0.1172 0.0000 4,176.842
9

Unmitigated 2.2407 9.3793 31.3017 0.0533 2.7363 0.1368 2.8731 0.7356 0.1259 0.8615 0.0000 4,174.382
4

4,174.382
4

0.1172 0.0000 4,176.842
9

4.1 Mitigation Measures Mobile

3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 2.1000e-
003

4.5100e-
003

0.0390 1.0000e-
004

8.5200e-
003

6.0000e-
005

8.5800e-
003

2.2600e-
003

5.0000e-
005

2.3200e-
003

0.0000 6.4493 6.4493 3.4000e-
004

0.0000 6.4565

Total 2.1000e-
003

4.5100e-
003

0.0390 1.0000e-
004

8.5200e-
003

6.0000e-
005

8.5800e-
003

2.2600e-
003

5.0000e-
005

2.3200e-
003

0.0000 6.4493 6.4493 3.4000e-
004

0.0000 6.4565

Mitigated Construction Off-Site
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4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Single Family Housing 1,904.00 2,016.00 1754.00 7,156,977 7,156,977

City Park 4.61 4.61 4.61 11,372 11,372

Total 1,908.61 2,020.61 1,758.61 7,168,348 7,168,348

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Single Family Housing 16.80 7.10 7.90 44.00 18.80 37.20 86 11 3

City Park 14.70 6.60 6.60 33.00 48.00 19.00 66 28 6

5.0 Energy Detail

5.1 Mitigation Measures Energy

Exceed Title 24

4.4 Fleet Mix

LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

0.350740 0.035756 0.185326 0.163138 0.058792 0.008702 0.012811 0.169980 0.001415 0.001211 0.008722 0.000522 0.002885

Historical Energy Use: N
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Electricity 
Mitigated

0.0000 0.0000 0.0000 0.0000 0.0000 410.4475 410.4475 0.0186 3.8400e-
003

412.0276

Electricity 
Unmitigated

0.0000 0.0000 0.0000 0.0000 0.0000 411.5199 411.5199 0.0186 3.8500e-
003

413.1041

NaturalGas 
Mitigated

0.0365 0.3116 0.1326 1.9900e-
003

0.0252 0.0252 0.0252 0.0252 0.0000 360.8744 360.8744 6.9200e-
003

6.6200e-
003

363.0706

NaturalGas 
Unmitigated

0.0381 0.3252 0.1384 2.0800e-
003

0.0263 0.0263 0.0263 0.0263 0.0000 376.5666 376.5666 7.2200e-
003

6.9000e-
003

378.8583

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

City Park 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Single Family 
Housing

7.05659e
+006

0.0381 0.3252 0.1384 2.0800e-
003

0.0263 0.0263 0.0263 0.0263 0.0000 376.5666 376.5666 7.2200e-
003

6.9000e-
003

378.8583

Total 0.0381 0.3252 0.1384 2.0800e-
003

0.0263 0.0263 0.0263 0.0263 0.0000 376.5666 376.5666 7.2200e-
003

6.9000e-
003

378.8583

Unmitigated
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5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

Single Family 
Housing

6.76253e
+006

0.0365 0.3116 0.1326 1.9900e-
003

0.0252 0.0252 0.0252 0.0252 0.0000 360.8744 360.8744 6.9200e-
003

6.6200e-
003

363.0706

City Park 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0365 0.3116 0.1326 1.9900e-
003

0.0252 0.0252 0.0252 0.0252 0.0000 360.8744 360.8744 6.9200e-
003

6.6200e-
003

363.0706

Mitigated

5.3 Energy by Land Use - Electricity

Electricity 
Use

Total CO2 CH4 N2O CO2e

Land Use kWh/yr MT/yr

City Park 0 0.0000 0.0000 0.0000 0.0000

Single Family 
Housing

1.41459e
+006

411.5199 0.0186 3.8500e-
003

413.1041

Total 411.5199 0.0186 3.8500e-
003

413.1041

Unmitigated
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Use only Natural Gas Hearths

6.1 Mitigation Measures Area

6.0 Area Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Mitigated 2.6867 0.0240 2.0736 1.1000e-
004

0.0213 0.0213 0.0212 0.0212 0.0000 145.1462 145.1462 6.0200e-
003

2.6000e-
003

146.0784

Unmitigated 15.0178 0.1641 15.6813 1.1000e-
004

1.8814 1.8814 1.8813 1.8813 166.1643 90.0107 256.1750 4.9700e-
003

0.0163 261.3168

5.3 Energy by Land Use - Electricity

Electricity 
Use

Total CO2 CH4 N2O CO2e

Land Use kWh/yr MT/yr

City Park 0 0.0000 0.0000 0.0000 0.0000

Single Family 
Housing

1.4109e
+006

410.4475 0.0186 3.8400e-
003

412.0276

Total 410.4475 0.0186 3.8400e-
003

412.0276

Mitigated
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6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

Architectural 
Coating

0.7095 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

1.8993 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 12.3454 0.1401 13.6085 0.0000 1.8700 1.8700 1.8700 1.8700 166.1643 86.6415 252.8058 1.6600e-
003

0.0163 257.8782

Landscaping 0.0635 0.0240 2.0728 1.1000e-
004

0.0114 0.0114 0.0114 0.0114 0.0000 3.3692 3.3692 3.3100e-
003

0.0000 3.4386

Total 15.0178 0.1641 15.6813 1.1000e-
004

1.8814 1.8814 1.8813 1.8813 166.1643 90.0107 256.1750 4.9700e-
003

0.0163 261.3168

Unmitigated
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7.1 Mitigation Measures Water

Total CO2 CH4 N2O CO2e

Category MT/yr

Mitigated 36.5288 0.4260 0.0103 48.6718

Unmitigated 36.5288 0.4261 0.0103 48.6783

7.0 Water Detail

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

Architectural 
Coating

0.7095 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

1.8993 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.0143 0.0000 7.8000e-
004

0.0000 9.9000e-
003

9.9000e-
003

9.7900e-
003

9.7900e-
003

0.0000 141.7770 141.7770 2.7200e-
003

2.6000e-
003

142.6398

Landscaping 0.0635 0.0240 2.0728 1.1000e-
004

0.0114 0.0114 0.0114 0.0114 0.0000 3.3692 3.3692 3.3100e-
003

0.0000 3.4386

Total 2.6867 0.0240 2.0736 1.1000e-
004

0.0213 0.0213 0.0212 0.0212 0.0000 145.1462 145.1462 6.0300e-
003

2.6000e-
003

146.0784

Mitigated
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8.1 Mitigation Measures Waste

7.2 Water by Land Use

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e

Land Use Mgal MT/yr

City Park 0 / 3.4553 3.5182 1.6000e-
004

3.0000e-
005

3.5317

Single Family 
Housing

13.0308 / 
8.21507

33.0107 0.4259 0.0103 45.1467

Total 36.5288 0.4261 0.0103 48.6783

Unmitigated

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e

Land Use Mgal MT/yr

City Park 0 / 3.4553 3.5182 1.6000e-
004

3.0000e-
005

3.5317

Single Family 
Housing

13.0308 / 
8.21507

33.0107 0.4258 0.0103 45.1401

Total 36.5288 0.4260 0.0103 48.6718

Mitigated

8.0 Waste Detail

CalEEMod Version: CalEEMod.2013.2.2 Date: 4/15/2015 1:00 PMPage 34 of 36



Institute Recycling and Composting Services

Total CO2 CH4 N2O CO2e

MT/yr

 Mitigated 25.5698 1.5111 0.0000 57.3035

 Unmitigated 51.1395 3.0223 0.0000 114.6069

Category/Year

8.2 Waste by Land Use

Waste 
Disposed

Total CO2 CH4 N2O CO2e

Land Use tons MT/yr

City Park 0.25 0.0508 3.0000e-
003

0.0000 0.1137

Single Family 
Housing

251.68 51.0888 3.0193 0.0000 114.4932

Total 51.1395 3.0223 0.0000 114.6070

Unmitigated
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10.0 Vegetation

8.2 Waste by Land Use

Waste 
Disposed

Total CO2 CH4 N2O CO2e

Land Use tons MT/yr

City Park 0.125 0.0254 1.5000e-
003

0.0000 0.0569

Single Family 
Housing

125.84 25.5444 1.5096 0.0000 57.2466

Total 25.5698 1.5111 0.0000 57.3035

Mitigated

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type
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Greenhouse Gas Emission Worksheet
N2O Mobile Emissions Sunnyside Estates Project

From CalEEMod Vehicle Fleet Mix Output:

Annual VMT: 7,168,348

Vehicle Type
Percent 
Type

CH4 Emission 
Factor (g/mile)*

CH4 
Emission 
(g/mile)**

N2O 
Emission 
Factor 
(g/mile)*

N2O 
Emission 
(g/mile)**

Light Auto 35.1% 0.04 0.0140296 0.04 0.01403
Light Truck < 3750 lbs 3.6% 0.05 0.001788 0.06 0.002146
Light Truck 3751-5750 lbs 18.5% 0.05 0.0092663 0.06 0.01112
Med Truck 5751-8500 lbs 16.3% 0.12 0.0195766 0.2 0.032628
Lite-Heavy Truck 8501-10,000 lbs 5.9% 0.12 0.007055 0.2 0.011758
Lite-Heavy Truck 10,001-14,000 lbs 0.9% 0.09 0.0007832 0.125 0.001088
Med-Heavy Truck 14,001-33,000 lbs 1.3% 0.06 0.0007687 0.05 0.000641
Heavy-Heavy Truck 33,001-60,000 lbs 17.0% 0.06 0.0101988 0.05 0.008499
Other Bus 0.1% 0.06 0.0000849 0.05 7.08E-05
Urban Bus 0.1% 0.06 7.266E-05 0.05 6.06E-05
Motorcycle 0.9% 0.09 0.000785 0.01 8.72E-05
School Bus 0.1% 0.06 3.132E-05 0.05 2.61E-05
Motor Home 0.3% 0.09 0.0002597 0.125 0.000361

Total 100.0% 0.0646997 0.082513

Total Emissions (metric tons) =
Emission Factor by Vehicle Mix (g/mi) x Annual VMT(mi) x 0.000001 metric tons/g

Conversion to Carbon Dioxide Equivalency (CO2e) Units based on Global Warming Potential (GWP)
CH4 21 GWP
N2O 310 GWP
1 ton (short, US) = 0.90718474 metric ton

Annual Mobile Emissions:

Total Emissions Total CO2e units
 N20 Emissions: 0.5915 metric tons N2O 183.36 metric tons CO2e

Project Total: 183.36 metric tons CO2e
References
* from Table C.4: Methane and Nitrous Oxide Emission Factors for Mobile Sources by Vehicle and Fuel Type (g/mile).  
    in California Climate Action Registry General Reporting Protocol, Reporting Entity-Wide Greenhouse Gas Emissions, Version 3.1, January 2009.
  Assume Model year 2000-present, gasoline fueled.
** Source:  California Climate Action Registry General Reporting Protocol, Reporting Entity-Wide Greenhouse Gas Emissions, Version 3.1, January 2009.
*** From URBEMIS 2007 results for mobile sources



San Benito County, Annual

Sunnyside Estates Project with GHG Mitigation

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Single Family Housing 200.00 Dwelling Unit 39.10 360,000.00 572

City Park 2.90 Acre 2.90 126,324.00 0

1.2 Other Project Characteristics

Urbanization

Climate Zone

Rural

4

Wind Speed (m/s) Precipitation Freq (Days)2.2 50

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Pacific Gas & Electric Company

2019Operational Year

CO2 Intensity 
(lb/MWhr)

641.35 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)
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Project Characteristics - 

Land Use - Avg household size of 2.99 = 598 people

Construction Phase - Estimated construction schedule beginning January 2016. 10 days for demo of existing residence

Trips and VMT - 

Demolition - demolition of home 64 x 70 feet (4480 sf)

Grading - 

Architectural Coating - 

Vehicle Trips - Rate of 9.52 per project traffic study

Woodstoves - Assumes no woodstoves

Area Mitigation - 

Energy Mitigation - 

Waste Mitigation - 

Water Mitigation - GHG-1(a) and 1(b)

2.0 Emissions Summary

Table Name Column Name Default Value New Value

tblConstructionPhase NumDays 50.00 10.00

tblLandUse LotAcreage 64.94 39.10

tblProjectCharacteristics OperationalYear 2014 2019

tblProjectCharacteristics UrbanizationLevel Urban Rural

tblVehicleTrips WD_TR 9.57 9.52

tblWoodstoves NumberCatalytic 10.00 0.00

tblWoodstoves NumberNoncatalytic 10.00 0.00

tblWoodstoves WoodstoveDayYear 82.00 0.00

tblWoodstoves WoodstoveWoodMass 3,019.20 0.00
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2.1 Overall Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

2016 0.6852 6.3126 5.4753 7.1600e-
003

0.7431 0.3392 1.0822 0.3229 0.3150 0.6379 0.0000 636.6116 636.6116 0.1385 0.0000 639.5200

2017 0.5463 4.0108 4.6141 6.9300e-
003

0.2331 0.2400 0.4730 0.0626 0.2252 0.2878 0.0000 579.9372 579.9372 0.0869 0.0000 581.7627

2018 0.4784 3.5577 4.3661 6.9500e-
003

0.2339 0.2026 0.4366 0.0628 0.1903 0.2531 0.0000 570.6263 570.6263 0.0851 0.0000 572.4136

2019 7.2639 1.3662 1.6691 2.7900e-
003

0.0791 0.0748 0.1538 0.0212 0.0700 0.0912 0.0000 228.9753 228.9753 0.0418 0.0000 229.8536

Total 8.9737 15.2472 16.1246 0.0238 1.2891 0.8565 2.1456 0.4695 0.8005 1.2700 0.0000 2,016.150
4

2,016.150
4

0.3524 0.0000 2,023.550
0

Unmitigated Construction
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2.1 Overall Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

2016 0.6852 6.3126 5.4753 7.1600e-
003

0.7431 0.3392 1.0822 0.3229 0.3150 0.6379 0.0000 636.6110 636.6110 0.1385 0.0000 639.5195

2017 0.5463 4.0108 4.6141 6.9300e-
003

0.2331 0.2400 0.4730 0.0626 0.2252 0.2878 0.0000 579.9368 579.9368 0.0869 0.0000 581.7624

2018 0.4784 3.5577 4.3661 6.9500e-
003

0.2339 0.2026 0.4366 0.0628 0.1903 0.2531 0.0000 570.6259 570.6259 0.0851 0.0000 572.4133

2019 7.2639 1.3662 1.6691 2.7900e-
003

0.0791 0.0748 0.1538 0.0212 0.0700 0.0912 0.0000 228.9751 228.9751 0.0418 0.0000 229.8535

Total 8.9737 15.2472 16.1246 0.0238 1.2891 0.8565 2.1456 0.4695 0.8005 1.2700 0.0000 2,016.148
9

2,016.148
9

0.3524 0.0000 2,023.548
6

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Area 15.0178 0.1641 15.6813 1.1000e-
004

1.8814 1.8814 1.8813 1.8813 166.1643 90.0107 256.1750 4.9700e-
003

0.0163 261.3168

Energy 0.0381 0.3252 0.1384 2.0800e-
003

0.0263 0.0263 0.0263 0.0263 0.0000 788.0865 788.0865 0.0258 0.0108 791.9624

Mobile 2.2407 9.3793 31.3017 0.0533 2.7363 0.1368 2.8731 0.7356 0.1259 0.8615 0.0000 4,174.382
4

4,174.382
4

0.1172 0.0000 4,176.842
9

Waste 0.0000 0.0000 0.0000 0.0000 51.1395 0.0000 51.1395 3.0223 0.0000 114.6069

Water 0.0000 0.0000 0.0000 0.0000 4.1341 32.3947 36.5288 0.4261 0.0103 48.6783

Total 17.2965 9.8685 47.1214 0.0555 2.7363 2.0444 4.7807 0.7356 2.0335 2.7691 221.4379 5,084.874
2

5,306.312
1

3.5963 0.0373 5,393.407
4

Unmitigated Operational
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Area 2.6867 0.0240 2.0736 1.1000e-
004

0.0213 0.0213 0.0212 0.0212 0.0000 145.1462 145.1462 6.0200e-
003

2.6000e-
003

146.0784

Energy 0.0349 0.2981 0.1268 1.9000e-
003

0.0241 0.0241 0.0241 0.0241 0.0000 738.6444 738.6444 0.0244 0.0100 742.2598

Mobile 2.2407 9.3793 31.3017 0.0533 2.7363 0.1368 2.8731 0.7356 0.1259 0.8615 0.0000 4,174.382
4

4,174.382
4

0.1172 0.0000 4,176.842
9

Waste 0.0000 0.0000 0.0000 0.0000 25.5698 0.0000 25.5698 1.5111 0.0000 57.3035

Water 0.0000 0.0000 0.0000 0.0000 3.3073 27.5675 30.8747 0.3409 8.2700e-
003

40.5955

Total 4.9623 9.7014 33.5021 0.0553 2.7363 0.1821 2.9184 0.7356 0.1712 0.9068 28.8770 5,085.740
4

5,114.617
4

1.9996 0.0209 5,163.080
1

Mitigated Operational

3.0 Construction Detail

Construction Phase

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

71.31 1.69 28.90 0.32 0.00 91.09 38.95 0.00 91.58 67.25 86.96 -0.02 3.61 44.40 44.07 4.27
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Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Demolition Demolition 1/1/2016 1/14/2016 5 10

2 Site Preparation Site Preparation 1/15/2016 2/25/2016 5 30

3 Grading Grading 2/26/2016 6/9/2016 5 75

4 Building Construction Building Construction 6/10/2016 4/11/2019 5 740

5 Paving Paving 4/12/2019 6/27/2019 5 55

6 Architectural Coating Architectural Coating 6/28/2019 9/12/2019 5 55

OffRoad Equipment

Residential Indoor: 729,000; Residential Outdoor: 243,000; Non-Residential Indoor: 189,486; Non-Residential Outdoor: 63,162 (Architectural 
Coating – sqft)

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 187.5

Acres of Paving: 0
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Demolition Concrete/Industrial Saws 1 8.00 81 0.73

Demolition Excavators 3 8.00 162 0.38

Demolition Rubber Tired Dozers 2 8.00 255 0.40

Site Preparation Rubber Tired Dozers 3 8.00 255 0.40

Site Preparation Tractors/Loaders/Backhoes 4 8.00 97 0.37

Grading Excavators 2 8.00 162 0.38

Grading Graders 1 8.00 174 0.41

Grading Rubber Tired Dozers 1 8.00 255 0.40

Grading Scrapers 2 8.00 361 0.48

Grading Tractors/Loaders/Backhoes 2 8.00 97 0.37

Building Construction Cranes 1 7.00 226 0.29

Building Construction Forklifts 3 8.00 89 0.20

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Tractors/Loaders/Backhoes 3 7.00 97 0.37

Building Construction Welders 1 8.00 46 0.45

Paving Pavers 2 8.00 125 0.42

Paving Paving Equipment 2 8.00 130 0.36

Paving Rollers 2 8.00 80 0.38

Architectural Coating Air Compressors 1 6.00 78 0.48

Trips and VMT
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 2.2000e-
003

0.0000 2.2000e-
003

3.3000e-
004

0.0000 3.3000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0214 0.2283 0.1752 2.0000e-
004

0.0115 0.0115 0.0107 0.0107 0.0000 18.5487 18.5487 5.0400e-
003

0.0000 18.6546

Total 0.0214 0.2283 0.1752 2.0000e-
004

2.2000e-
003

0.0115 0.0137 3.3000e-
004

0.0107 0.0110 0.0000 18.5487 18.5487 5.0400e-
003

0.0000 18.6546

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Demolition 6 15.00 0.00 20.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 7 18.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Grading 8 20.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 125.00 42.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Paving 6 15.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 1 25.00 0.00 0.00 16.80 6.60 20.00 LD_Mix HDT_Mix HHDT
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 2.6000e-
004

2.6800e-
003

3.6100e-
003

1.0000e-
005

1.7000e-
004

4.0000e-
005

2.1000e-
004

5.0000e-
005

4.0000e-
005

9.0000e-
005

0.0000 0.6854 0.6854 1.0000e-
005

0.0000 0.6855

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 3.6000e-
004

6.9000e-
004

6.1100e-
003

1.0000e-
005

9.3000e-
004

1.0000e-
005

9.4000e-
004

2.5000e-
004

1.0000e-
005

2.5000e-
004

0.0000 0.7890 0.7890 5.0000e-
005

0.0000 0.7901

Total 6.2000e-
004

3.3700e-
003

9.7200e-
003

2.0000e-
005

1.1000e-
003

5.0000e-
005

1.1500e-
003

3.0000e-
004

5.0000e-
005

3.4000e-
004

0.0000 1.4744 1.4744 6.0000e-
005

0.0000 1.4755

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 2.2000e-
003

0.0000 2.2000e-
003

3.3000e-
004

0.0000 3.3000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0214 0.2283 0.1752 2.0000e-
004

0.0115 0.0115 0.0107 0.0107 0.0000 18.5487 18.5487 5.0400e-
003

0.0000 18.6546

Total 0.0214 0.2283 0.1752 2.0000e-
004

2.2000e-
003

0.0115 0.0137 3.3000e-
004

0.0107 0.0110 0.0000 18.5487 18.5487 5.0400e-
003

0.0000 18.6546

Mitigated Construction On-Site
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 2.6000e-
004

2.6800e-
003

3.6100e-
003

1.0000e-
005

1.7000e-
004

4.0000e-
005

2.1000e-
004

5.0000e-
005

4.0000e-
005

9.0000e-
005

0.0000 0.6854 0.6854 1.0000e-
005

0.0000 0.6855

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 3.6000e-
004

6.9000e-
004

6.1100e-
003

1.0000e-
005

9.3000e-
004

1.0000e-
005

9.4000e-
004

2.5000e-
004

1.0000e-
005

2.5000e-
004

0.0000 0.7890 0.7890 5.0000e-
005

0.0000 0.7901

Total 6.2000e-
004

3.3700e-
003

9.7200e-
003

2.0000e-
005

1.1000e-
003

5.0000e-
005

1.1500e-
003

3.0000e-
004

5.0000e-
005

3.4000e-
004

0.0000 1.4744 1.4744 6.0000e-
005

0.0000 1.4755

Mitigated Construction Off-Site

3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.2710 0.0000 0.2710 0.1490 0.0000 0.1490 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0762 0.8195 0.6166 5.9000e-
004

0.0441 0.0441 0.0406 0.0406 0.0000 55.3157 55.3157 0.0167 0.0000 55.6661

Total 0.0762 0.8195 0.6166 5.9000e-
004

0.2710 0.0441 0.3151 0.1490 0.0406 0.1895 0.0000 55.3157 55.3157 0.0167 0.0000 55.6661

Unmitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.3000e-
003

2.4800e-
003

0.0220 4.0000e-
005

3.3500e-
003

2.0000e-
005

3.3700e-
003

8.9000e-
004

2.0000e-
005

9.1000e-
004

0.0000 2.8405 2.8405 1.7000e-
004

0.0000 2.8442

Total 1.3000e-
003

2.4800e-
003

0.0220 4.0000e-
005

3.3500e-
003

2.0000e-
005

3.3700e-
003

8.9000e-
004

2.0000e-
005

9.1000e-
004

0.0000 2.8405 2.8405 1.7000e-
004

0.0000 2.8442

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.2710 0.0000 0.2710 0.1490 0.0000 0.1490 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0762 0.8195 0.6166 5.9000e-
004

0.0441 0.0441 0.0406 0.0406 0.0000 55.3156 55.3156 0.0167 0.0000 55.6660

Total 0.0762 0.8195 0.6166 5.9000e-
004

0.2710 0.0441 0.3151 0.1490 0.0406 0.1895 0.0000 55.3156 55.3156 0.0167 0.0000 55.6660

Mitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.3000e-
003

2.4800e-
003

0.0220 4.0000e-
005

3.3500e-
003

2.0000e-
005

3.3700e-
003

8.9000e-
004

2.0000e-
005

9.1000e-
004

0.0000 2.8405 2.8405 1.7000e-
004

0.0000 2.8442

Total 1.3000e-
003

2.4800e-
003

0.0220 4.0000e-
005

3.3500e-
003

2.0000e-
005

3.3700e-
003

8.9000e-
004

2.0000e-
005

9.1000e-
004

0.0000 2.8405 2.8405 1.7000e-
004

0.0000 2.8442

Mitigated Construction Off-Site

3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.3253 0.0000 0.3253 0.1349 0.0000 0.1349 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2430 2.8055 1.8427 2.3100e-
003

0.1344 0.1344 0.1237 0.1237 0.0000 218.2340 218.2340 0.0658 0.0000 219.6163

Total 0.2430 2.8055 1.8427 2.3100e-
003

0.3253 0.1344 0.4597 0.1349 0.1237 0.2585 0.0000 218.2340 218.2340 0.0658 0.0000 219.6163

Unmitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 3.6100e-
003

6.8900e-
003

0.0611 1.0000e-
004

9.2900e-
003

7.0000e-
005

9.3600e-
003

2.4700e-
003

6.0000e-
005

2.5300e-
003

0.0000 7.8904 7.8904 4.8000e-
004

0.0000 7.9006

Total 3.6100e-
003

6.8900e-
003

0.0611 1.0000e-
004

9.2900e-
003

7.0000e-
005

9.3600e-
003

2.4700e-
003

6.0000e-
005

2.5300e-
003

0.0000 7.8904 7.8904 4.8000e-
004

0.0000 7.9006

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.3253 0.0000 0.3253 0.1349 0.0000 0.1349 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2430 2.8055 1.8427 2.3100e-
003

0.1344 0.1344 0.1237 0.1237 0.0000 218.2337 218.2337 0.0658 0.0000 219.6161

Total 0.2430 2.8055 1.8427 2.3100e-
003

0.3253 0.1344 0.4597 0.1349 0.1237 0.2585 0.0000 218.2337 218.2337 0.0658 0.0000 219.6161

Mitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 3.6100e-
003

6.8900e-
003

0.0611 1.0000e-
004

9.2900e-
003

7.0000e-
005

9.3600e-
003

2.4700e-
003

6.0000e-
005

2.5300e-
003

0.0000 7.8904 7.8904 4.8000e-
004

0.0000 7.9006

Total 3.6100e-
003

6.8900e-
003

0.0611 1.0000e-
004

9.2900e-
003

7.0000e-
005

9.3600e-
003

2.4700e-
003

6.0000e-
005

2.5300e-
003

0.0000 7.8904 7.8904 4.8000e-
004

0.0000 7.9006

Mitigated Construction Off-Site

3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.2487 2.0810 1.3510 1.9600e-
003

0.1436 0.1436 0.1349 0.1349 0.0000 176.7721 176.7721 0.0438 0.0000 177.6928

Total 0.2487 2.0810 1.3510 1.9600e-
003

0.1436 0.1436 0.1349 0.1349 0.0000 176.7721 176.7721 0.0438 0.0000 177.6928

Unmitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0465 0.2818 0.6535 6.6000e-
004

0.0178 4.6200e-
003

0.0224 5.0600e-
003

4.2500e-
003

9.3100e-
003

0.0000 59.5359 59.5359 5.1000e-
004

0.0000 59.5466

Worker 0.0439 0.0838 0.7436 1.2800e-
003

0.1131 8.4000e-
004

0.1139 0.0301 7.6000e-
004

0.0308 0.0000 95.9999 95.9999 5.8800e-
003

0.0000 96.1234

Total 0.0904 0.3656 1.3971 1.9400e-
003

0.1309 5.4600e-
003

0.1363 0.0351 5.0100e-
003

0.0401 0.0000 155.5358 155.5358 6.3900e-
003

0.0000 155.6700

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.2487 2.0810 1.3510 1.9600e-
003

0.1436 0.1436 0.1349 0.1349 0.0000 176.7719 176.7719 0.0438 0.0000 177.6926

Total 0.2487 2.0810 1.3510 1.9600e-
003

0.1436 0.1436 0.1349 0.1349 0.0000 176.7719 176.7719 0.0438 0.0000 177.6926

Mitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0465 0.2818 0.6535 6.6000e-
004

0.0178 4.6200e-
003

0.0224 5.0600e-
003

4.2500e-
003

9.3100e-
003

0.0000 59.5359 59.5359 5.1000e-
004

0.0000 59.5466

Worker 0.0439 0.0838 0.7436 1.2800e-
003

0.1131 8.4000e-
004

0.1139 0.0301 7.6000e-
004

0.0308 0.0000 95.9999 95.9999 5.8800e-
003

0.0000 96.1234

Total 0.0904 0.3656 1.3971 1.9400e-
003

0.1309 5.4600e-
003

0.1363 0.0351 5.0100e-
003

0.0401 0.0000 155.5358 155.5358 6.3900e-
003

0.0000 155.6700

Mitigated Construction Off-Site

3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.4033 3.4327 2.3568 3.4900e-
003

0.2316 0.2316 0.2175 0.2175 0.0000 311.3228 311.3228 0.0766 0.0000 312.9319

Total 0.4033 3.4327 2.3568 3.4900e-
003

0.2316 0.2316 0.2175 0.2175 0.0000 311.3228 311.3228 0.0766 0.0000 312.9319

Unmitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0767 0.4458 1.0961 1.1700e-
003

0.0317 6.9900e-
003

0.0387 9.0200e-
003

6.4200e-
003

0.0155 0.0000 104.2915 104.2915 8.4000e-
004

0.0000 104.3091

Worker 0.0663 0.1322 1.1612 2.2700e-
003

0.2014 1.4100e-
003

0.2028 0.0535 1.2900e-
003

0.0548 0.0000 164.3229 164.3229 9.4700e-
003

0.0000 164.5217

Total 0.1430 0.5781 2.2573 3.4400e-
003

0.2330 8.4000e-
003

0.2414 0.0626 7.7100e-
003

0.0703 0.0000 268.6144 268.6144 0.0103 0.0000 268.8308

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.4033 3.4327 2.3568 3.4900e-
003

0.2316 0.2316 0.2175 0.2175 0.0000 311.3225 311.3225 0.0766 0.0000 312.9315

Total 0.4033 3.4327 2.3568 3.4900e-
003

0.2316 0.2316 0.2175 0.2175 0.0000 311.3225 311.3225 0.0766 0.0000 312.9315

Mitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0767 0.4458 1.0961 1.1700e-
003

0.0317 6.9900e-
003

0.0387 9.0200e-
003

6.4200e-
003

0.0155 0.0000 104.2915 104.2915 8.4000e-
004

0.0000 104.3091

Worker 0.0663 0.1322 1.1612 2.2700e-
003

0.2014 1.4100e-
003

0.2028 0.0535 1.2900e-
003

0.0548 0.0000 164.3229 164.3229 9.4700e-
003

0.0000 164.5217

Total 0.1430 0.5781 2.2573 3.4400e-
003

0.2330 8.4000e-
003

0.2414 0.0626 7.7100e-
003

0.0703 0.0000 268.6144 268.6144 0.0103 0.0000 268.8308

Mitigated Construction Off-Site

3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.3483 3.0355 2.2880 3.5000e-
003

0.1950 0.1950 0.1833 0.1833 0.0000 308.9844 308.9844 0.0756 0.0000 310.5723

Total 0.3483 3.0355 2.2880 3.5000e-
003

0.1950 0.1950 0.1833 0.1833 0.0000 308.9844 308.9844 0.0756 0.0000 310.5723

Unmitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0730 0.4034 1.0448 1.1800e-
003

0.0318 6.2600e-
003

0.0380 9.0500e-
003

5.7500e-
003

0.0148 0.0000 102.8703 102.8703 8.1000e-
004

0.0000 102.8872

Worker 0.0571 0.1187 1.0333 2.2800e-
003

0.2022 1.3600e-
003

0.2035 0.0537 1.2500e-
003

0.0550 0.0000 158.7716 158.7716 8.6900e-
003

0.0000 158.9541

Total 0.1301 0.5221 2.0781 3.4600e-
003

0.2339 7.6200e-
003

0.2416 0.0628 7.0000e-
003

0.0698 0.0000 261.6419 261.6419 9.5000e-
003

0.0000 261.8413

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.3483 3.0355 2.2880 3.5000e-
003

0.1950 0.1950 0.1833 0.1833 0.0000 308.9841 308.9841 0.0756 0.0000 310.5720

Total 0.3483 3.0355 2.2880 3.5000e-
003

0.1950 0.1950 0.1833 0.1833 0.0000 308.9841 308.9841 0.0756 0.0000 310.5720

Mitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0730 0.4034 1.0448 1.1800e-
003

0.0318 6.2600e-
003

0.0380 9.0500e-
003

5.7500e-
003

0.0148 0.0000 102.8703 102.8703 8.1000e-
004

0.0000 102.8872

Worker 0.0571 0.1187 1.0333 2.2800e-
003

0.2022 1.3600e-
003

0.2035 0.0537 1.2500e-
003

0.0550 0.0000 158.7716 158.7716 8.6900e-
003

0.0000 158.9541

Total 0.1301 0.5221 2.0781 3.4600e-
003

0.2339 7.6200e-
003

0.2416 0.0628 7.0000e-
003

0.0698 0.0000 261.6419 261.6419 9.5000e-
003

0.0000 261.8413

Mitigated Construction Off-Site

3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0858 0.7652 0.6249 9.8000e-
004

0.0469 0.0469 0.0441 0.0441 0.0000 85.4548 85.4548 0.0208 0.0000 85.8914

Total 0.0858 0.7652 0.6249 9.8000e-
004

0.0469 0.0469 0.0441 0.0441 0.0000 85.4548 85.4548 0.0208 0.0000 85.8914

Unmitigated Construction On-Site
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3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0189 0.1026 0.2771 3.3000e-
004

8.8900e-
003

1.6100e-
003

0.0105 2.5300e-
003

1.4800e-
003

4.0100e-
003

0.0000 28.2713 28.2713 2.2000e-
004

0.0000 28.2759

Worker 0.0140 0.0299 0.2590 6.4000e-
004

0.0565 3.7000e-
004

0.0569 0.0150 3.4000e-
004

0.0154 0.0000 42.8002 42.8002 2.2500e-
003

0.0000 42.8474

Total 0.0328 0.1325 0.5361 9.7000e-
004

0.0654 1.9800e-
003

0.0674 0.0176 1.8200e-
003

0.0194 0.0000 71.0715 71.0715 2.4700e-
003

0.0000 71.1233

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0858 0.7652 0.6249 9.8000e-
004

0.0469 0.0469 0.0441 0.0441 0.0000 85.4547 85.4547 0.0208 0.0000 85.8913

Total 0.0858 0.7652 0.6249 9.8000e-
004

0.0469 0.0469 0.0441 0.0441 0.0000 85.4547 85.4547 0.0208 0.0000 85.8913

Mitigated Construction On-Site
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3.5 Building Construction - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0189 0.1026 0.2771 3.3000e-
004

8.8900e-
003

1.6100e-
003

0.0105 2.5300e-
003

1.4800e-
003

4.0100e-
003

0.0000 28.2713 28.2713 2.2000e-
004

0.0000 28.2759

Worker 0.0140 0.0299 0.2590 6.4000e-
004

0.0565 3.7000e-
004

0.0569 0.0150 3.4000e-
004

0.0154 0.0000 42.8002 42.8002 2.2500e-
003

0.0000 42.8474

Total 0.0328 0.1325 0.5361 9.7000e-
004

0.0654 1.9800e-
003

0.0674 0.0176 1.8200e-
003

0.0194 0.0000 71.0715 71.0715 2.4700e-
003

0.0000 71.1233

Mitigated Construction Off-Site

3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0392 0.4107 0.3950 6.1000e-
004

0.0223 0.0223 0.0205 0.0205 0.0000 55.1085 55.1085 0.0174 0.0000 55.4747

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0392 0.4107 0.3950 6.1000e-
004

0.0223 0.0223 0.0205 0.0205 0.0000 55.1085 55.1085 0.0174 0.0000 55.4747

Unmitigated Construction On-Site

CalEEMod Version: CalEEMod.2013.2.2 Date: 4/15/2015 1:07 PMPage 23 of 37



3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.2600e-
003

2.7100e-
003

0.0234 6.0000e-
005

5.1100e-
003

3.0000e-
005

5.1500e-
003

1.3600e-
003

3.0000e-
005

1.3900e-
003

0.0000 3.8696 3.8696 2.0000e-
004

0.0000 3.8739

Total 1.2600e-
003

2.7100e-
003

0.0234 6.0000e-
005

5.1100e-
003

3.0000e-
005

5.1500e-
003

1.3600e-
003

3.0000e-
005

1.3900e-
003

0.0000 3.8696 3.8696 2.0000e-
004

0.0000 3.8739

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0392 0.4107 0.3950 6.1000e-
004

0.0223 0.0223 0.0205 0.0205 0.0000 55.1085 55.1085 0.0174 0.0000 55.4746

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0392 0.4107 0.3950 6.1000e-
004

0.0223 0.0223 0.0205 0.0205 0.0000 55.1085 55.1085 0.0174 0.0000 55.4746

Mitigated Construction On-Site
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3.6 Paving - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.2600e-
003

2.7100e-
003

0.0234 6.0000e-
005

5.1100e-
003

3.0000e-
005

5.1500e-
003

1.3600e-
003

3.0000e-
005

1.3900e-
003

0.0000 3.8696 3.8696 2.0000e-
004

0.0000 3.8739

Total 1.2600e-
003

2.7100e-
003

0.0234 6.0000e-
005

5.1100e-
003

3.0000e-
005

5.1500e-
003

1.3600e-
003

3.0000e-
005

1.3900e-
003

0.0000 3.8696 3.8696 2.0000e-
004

0.0000 3.8739

Mitigated Construction Off-Site

3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Archit. Coating 7.0953 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 7.3300e-
003

0.0505 0.0506 8.0000e-
005

3.5400e-
003

3.5400e-
003

3.5400e-
003

3.5400e-
003

0.0000 7.0215 7.0215 5.9000e-
004

0.0000 7.0339

Total 7.1026 0.0505 0.0506 8.0000e-
005

3.5400e-
003

3.5400e-
003

3.5400e-
003

3.5400e-
003

0.0000 7.0215 7.0215 5.9000e-
004

0.0000 7.0339

Unmitigated Construction On-Site
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3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 2.1000e-
003

4.5100e-
003

0.0390 1.0000e-
004

8.5200e-
003

6.0000e-
005

8.5800e-
003

2.2600e-
003

5.0000e-
005

2.3200e-
003

0.0000 6.4493 6.4493 3.4000e-
004

0.0000 6.4565

Total 2.1000e-
003

4.5100e-
003

0.0390 1.0000e-
004

8.5200e-
003

6.0000e-
005

8.5800e-
003

2.2600e-
003

5.0000e-
005

2.3200e-
003

0.0000 6.4493 6.4493 3.4000e-
004

0.0000 6.4565

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Archit. Coating 7.0953 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 7.3300e-
003

0.0505 0.0506 8.0000e-
005

3.5400e-
003

3.5400e-
003

3.5400e-
003

3.5400e-
003

0.0000 7.0214 7.0214 5.9000e-
004

0.0000 7.0339

Total 7.1026 0.0505 0.0506 8.0000e-
005

3.5400e-
003

3.5400e-
003

3.5400e-
003

3.5400e-
003

0.0000 7.0214 7.0214 5.9000e-
004

0.0000 7.0339

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Mitigated 2.2407 9.3793 31.3017 0.0533 2.7363 0.1368 2.8731 0.7356 0.1259 0.8615 0.0000 4,174.382
4

4,174.382
4

0.1172 0.0000 4,176.842
9

Unmitigated 2.2407 9.3793 31.3017 0.0533 2.7363 0.1368 2.8731 0.7356 0.1259 0.8615 0.0000 4,174.382
4

4,174.382
4

0.1172 0.0000 4,176.842
9

4.1 Mitigation Measures Mobile

3.7 Architectural Coating - 2019

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 2.1000e-
003

4.5100e-
003

0.0390 1.0000e-
004

8.5200e-
003

6.0000e-
005

8.5800e-
003

2.2600e-
003

5.0000e-
005

2.3200e-
003

0.0000 6.4493 6.4493 3.4000e-
004

0.0000 6.4565

Total 2.1000e-
003

4.5100e-
003

0.0390 1.0000e-
004

8.5200e-
003

6.0000e-
005

8.5800e-
003

2.2600e-
003

5.0000e-
005

2.3200e-
003

0.0000 6.4493 6.4493 3.4000e-
004

0.0000 6.4565

Mitigated Construction Off-Site
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4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Single Family Housing 1,904.00 2,016.00 1754.00 7,156,977 7,156,977

City Park 4.61 4.61 4.61 11,372 11,372

Total 1,908.61 2,020.61 1,758.61 7,168,348 7,168,348

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Single Family Housing 16.80 7.10 7.90 44.00 18.80 37.20 86 11 3

City Park 14.70 6.60 6.60 33.00 48.00 19.00 66 28 6

5.0 Energy Detail

5.1 Mitigation Measures Energy

Exceed Title 24

Install High Efficiency Lighting

4.4 Fleet Mix

LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

0.350740 0.035756 0.185326 0.163138 0.058792 0.008702 0.012811 0.169980 0.001415 0.001211 0.008722 0.000522 0.002885

Historical Energy Use: N
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Electricity 
Mitigated

0.0000 0.0000 0.0000 0.0000 0.0000 393.4622 393.4622 0.0178 3.6800e-
003

394.9769

Electricity 
Unmitigated

0.0000 0.0000 0.0000 0.0000 0.0000 411.5199 411.5199 0.0186 3.8500e-
003

413.1041

NaturalGas 
Mitigated

0.0349 0.2981 0.1268 1.9000e-
003

0.0241 0.0241 0.0241 0.0241 0.0000 345.1822 345.1822 6.6200e-
003

6.3300e-
003

347.2829

NaturalGas 
Unmitigated

0.0381 0.3252 0.1384 2.0800e-
003

0.0263 0.0263 0.0263 0.0263 0.0000 376.5666 376.5666 7.2200e-
003

6.9000e-
003

378.8583

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

City Park 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Single Family 
Housing

7.05659e
+006

0.0381 0.3252 0.1384 2.0800e-
003

0.0263 0.0263 0.0263 0.0263 0.0000 376.5666 376.5666 7.2200e-
003

6.9000e-
003

378.8583

Total 0.0381 0.3252 0.1384 2.0800e-
003

0.0263 0.0263 0.0263 0.0263 0.0000 376.5666 376.5666 7.2200e-
003

6.9000e-
003

378.8583

Unmitigated
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5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

Single Family 
Housing

6.46847e
+006

0.0349 0.2981 0.1268 1.9000e-
003

0.0241 0.0241 0.0241 0.0241 0.0000 345.1822 345.1822 6.6200e-
003

6.3300e-
003

347.2829

City Park 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0349 0.2981 0.1268 1.9000e-
003

0.0241 0.0241 0.0241 0.0241 0.0000 345.1822 345.1822 6.6200e-
003

6.3300e-
003

347.2829

Mitigated

5.3 Energy by Land Use - Electricity

Electricity 
Use

Total CO2 CH4 N2O CO2e

Land Use kWh/yr MT/yr

City Park 0 0.0000 0.0000 0.0000 0.0000

Single Family 
Housing

1.41459e
+006

411.5199 0.0186 3.8500e-
003

413.1041

Total 411.5199 0.0186 3.8500e-
003

413.1041

Unmitigated

CalEEMod Version: CalEEMod.2013.2.2 Date: 4/15/2015 1:07 PMPage 30 of 37



Use only Natural Gas Hearths

6.1 Mitigation Measures Area

6.0 Area Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Mitigated 2.6867 0.0240 2.0736 1.1000e-
004

0.0213 0.0213 0.0212 0.0212 0.0000 145.1462 145.1462 6.0200e-
003

2.6000e-
003

146.0784

Unmitigated 15.0178 0.1641 15.6813 1.1000e-
004

1.8814 1.8814 1.8813 1.8813 166.1643 90.0107 256.1750 4.9700e-
003

0.0163 261.3168

5.3 Energy by Land Use - Electricity

Electricity 
Use

Total CO2 CH4 N2O CO2e

Land Use kWh/yr MT/yr

City Park 0 0.0000 0.0000 0.0000 0.0000

Single Family 
Housing

1.35252e
+006

393.4622 0.0178 3.6800e-
003

394.9769

Total 393.4622 0.0178 3.6800e-
003

394.9769

Mitigated
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6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

Architectural 
Coating

0.7095 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

1.8993 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 12.3454 0.1401 13.6085 0.0000 1.8700 1.8700 1.8700 1.8700 166.1643 86.6415 252.8058 1.6600e-
003

0.0163 257.8782

Landscaping 0.0635 0.0240 2.0728 1.1000e-
004

0.0114 0.0114 0.0114 0.0114 0.0000 3.3692 3.3692 3.3100e-
003

0.0000 3.4386

Total 15.0178 0.1641 15.6813 1.1000e-
004

1.8814 1.8814 1.8813 1.8813 166.1643 90.0107 256.1750 4.9700e-
003

0.0163 261.3168

Unmitigated
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Install Low Flow Bathroom Faucet

Install Low Flow Kitchen Faucet

Install Low Flow Toilet

Install Low Flow Shower

Use Water Efficient Irrigation System

7.1 Mitigation Measures Water

7.0 Water Detail

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

Architectural 
Coating

0.7095 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

1.8993 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.0143 0.0000 7.8000e-
004

0.0000 9.9000e-
003

9.9000e-
003

9.7900e-
003

9.7900e-
003

0.0000 141.7770 141.7770 2.7200e-
003

2.6000e-
003

142.6398

Landscaping 0.0635 0.0240 2.0728 1.1000e-
004

0.0114 0.0114 0.0114 0.0114 0.0000 3.3692 3.3692 3.3100e-
003

0.0000 3.4386

Total 2.6867 0.0240 2.0736 1.1000e-
004

0.0213 0.0213 0.0212 0.0212 0.0000 145.1462 145.1462 6.0300e-
003

2.6000e-
003

146.0784

Mitigated
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Total CO2 CH4 N2O CO2e

Category MT/yr

Mitigated 30.8747 0.3409 8.2700e-
003

40.5955

Unmitigated 36.5288 0.4261 0.0103 48.6783

7.2 Water by Land Use

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e

Land Use Mgal MT/yr

City Park 0 / 3.4553 3.5182 1.6000e-
004

3.0000e-
005

3.5317

Single Family 
Housing

13.0308 / 
8.21507

33.0107 0.4259 0.0103 45.1467

Total 36.5288 0.4261 0.0103 48.6783

Unmitigated
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8.1 Mitigation Measures Waste

Institute Recycling and Composting Services

7.2 Water by Land Use

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e

Land Use Mgal MT/yr

City Park 0 / 
3.24452

3.3035 1.5000e-
004

3.0000e-
005

3.3163

Single Family 
Housing

10.4246 / 
7.71395

27.5712 0.3407 8.2300e-
003

37.2792

Total 30.8747 0.3409 8.2600e-
003

40.5955

Mitigated

8.0 Waste Detail

Total CO2 CH4 N2O CO2e

MT/yr

 Mitigated 25.5698 1.5111 0.0000 57.3035

 Unmitigated 51.1395 3.0223 0.0000 114.6069

Category/Year
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8.2 Waste by Land Use

Waste 
Disposed

Total CO2 CH4 N2O CO2e

Land Use tons MT/yr

City Park 0.25 0.0508 3.0000e-
003

0.0000 0.1137

Single Family 
Housing

251.68 51.0888 3.0193 0.0000 114.4932

Total 51.1395 3.0223 0.0000 114.6070

Unmitigated

Waste 
Disposed

Total CO2 CH4 N2O CO2e

Land Use tons MT/yr

City Park 0.125 0.0254 1.5000e-
003

0.0000 0.0569

Single Family 
Housing

125.84 25.5444 1.5096 0.0000 57.2466

Total 25.5698 1.5111 0.0000 57.3035

Mitigated

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type
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10.0 Vegetation
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Appendix G 
Hydrology and Water Quality:  

DeNova Site Floodplain Review 
 (Schaaf &Wheeler, April 2011)



870 Market Street, Suite 1278 
San Francisco, CA 94102-2906 

(415) 433-4848 
FAX (415) 433-1029 

swsf@swsv.com 
 

MEMORANDUM 
 
 
TO: Caleb LaClair, PE DATE: April 12, 2011 
 

FROM: Dan Schaaf, P.E., Schaaf & Wheeler JOB #: RJAA.24.11 
 

SUBJECT: DeNova Site Floodplain Review 
 

 
Introduction 
Schaaf & Wheeler was contracted by RJA to review the floodplain conditions for a proposed 
development site in San Benito County south of the City of Hollister.  The project site is adjacent to the 
San Benito River downstream of Hospital Road.  Portions of the site appear to be in the FEMA 100-year 
floodplain and floodway.  The developer would like to understand how the floodplain and floodway 
could impact their development plans including locating a large detention/retention basin along the 
western edge of the property. 
 
Flood Zones 
The majority of the project site is outside the effective 100-year FEMA floodplain.  The western edge of 
the site is in an AE Zone (100-year) and a very small area in the northwest corner of the site is in the 
Regulatory Floodway.  Based on a cursory review of the 2004 topography provided by RJA, the flood 
mapping looks reasonably accurate.  Figure 1 below illustrates a comparison of the effective FEMA 
BFEs and the 2004 topography. 
 
Site Limitations 
Structures that significantly block flow are not permitted within the floodplain and floodway.  Based on 
informal telephone conversations with Armon Nezemi, of the Public Works Department, the County is 
not generally in favor of basins within the floodplain; however, they do not have any ordinances against 
them.  The County may require structures in the floodplain be elevated above the 100-year Base Flood 
Elevation (BFE).  They also may require an engineering analysis to assure the project does not adversely 
impact the floodplain.  The County does not appear to have any stream setback policy that would 
preclude a basin in the proposed location.   
 
There does not appear to be any FEMA regulations against placing retention or detention basins in the 
floodplain or floodway; however, the basin design should avoid berms, fencing and other structures that 
could block flows.  FEMA requires no net fill within the floodway.   
 
It should be noted that the San Benito River is eroding and bank stabilization should be analyzed. 
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Recommendations 
The floodplain mapping appears correct; therefore, we do not recommend remapping the floodplain via 
the FEMA Letter of Map Revision (LOMR) process.  Placing new buildings outside the 100-year 
floodplain and padding them above the adjacent 100-year BFE will improve protection.  Avoiding land 
use changes in the floodway area is recommended; however, if this area is required for development, 
have an engineer confirm the 100-year channel conveyance is maintained and the project does not 
impact the floodway.  Placing the proposed detention basin within the 100-year floodplain should be 
acceptable to FEMA and the County; however, bank stability could be a concern.  We advise having an 
engineer analyze the stability of the proposed basin and outfall. 
 
 

 
Figure 1.  Effective Floodplain and 2004 Topography. 



 

 

 
 
 
 
 
 
 
 
 
 
 

Appendix H 
Hydrology and Water Quality:  

Hydrologic Technical Memorandum 
 (Kelley Engineering & Surveying,  

August 2014)













        KELLEY JOB No.

ENGINEERING & SURVEYING SHEET NO OF

400 Park Center Drive Suite #4 CALC BY DATE

Hollister, CA 95023 CHKD BY DATE

831-636-1104/Fax 831-636-1857 TITLE SCALE

Locate project on Isohyetal map to determine mean annual precipitation
MAP = 13"

Determine time of concentration:
Assume 20 minutes

Determine Intensity for 10 year event for pre-developed conditions
SBC Figure 3-2 reads 0.60 x 1.3 = .78
I10 = 0.78 inches per hour

Determine Intensity for 100 year event for post-developed conditions
SBC Figure 3-2 reads 0.90 x 1.3 = 1.17
I100 = 1.17 inches per hour

Determine Runoff Coefficients:
Pre-developed C=0.20 for cultivated farm land
Post-developed C=0.35 for residential subdivision

Identify BMP Drainage Area
55.2 acres

Pre-developed runoff
Q=CiA = 0.2 x .78 x 55.2 = 8.61 CFS

Post-developed runoff
Q=CiA = 0.35 x 1.17 x 55.2 = 22.60 CFS

Sunnyside Estates

5/2/2014MJK

PEAK RUNOFF CALCULATIONS
Q=CiA

14003
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Soil Map—San Benito County, California

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

8/9/2014
Page 1 of 3
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  http://websoilsurvey.nrcs.usda.gov
Coordinate System:  Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area:  San Benito County, California
Survey Area Data:  Version 13, Nov 26, 2013

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

Date(s) aerial images were photographed:  Oct 26, 2010—Sep 17,
2011

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.

Soil Map—San Benito County, California

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

8/9/2014
Page 2 of 3



Map Unit Legend

San Benito County, California (CA069)

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

MeA Metz sandy loam, 0 to 2 percent
slopes

15.4 33.7%

ReA Reiff sandy loam, 0 to 2 percent
slopes

0.8 1.8%

Rw Riverwash 3.7 8.1%

Sc Sandy alluvial land 3.4 7.4%

SnA Sorrento silt loam, 0 to 2 percent
slopes

22.4 49.0%

Totals for Area of Interest 45.7 100.0%

Soil Map—San Benito County, California

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

8/9/2014
Page 3 of 3











 

 

 
 
 
 
 
 
 
 
 
 
 

Appendix I 
Noise: sound level measures



Measurme LAeq LAE LAmax LAmin LA10 LA33 LA50 LA90 LA95 Lppeak Over Under
  0:15:00 54.2 83.8 73.1 35.3 54.2 45.7 43.1 38.6 38 105.6 ‐    ‐    

Colorado Road and Hospital Road



Measurme LAeq LAE LAmax LAmin LA10 LA33 LA50 LA90 LA95 Lppeak Over Under
  0:15:00 66.4 95.9 80.8 38.3 71.2 62.8 56 42.2 40.6 100.6 ‐    ‐    

Southside Road and Hospital Road



Measurme LAeq LAE LAmax LAmin LA10 LA33 LA50 LA90 LA95 Lppeak Over Under
  0:15:00 57.4 86.9 75.9 38.2 62 53.6 48 42.3 41.4 110.2 ‐    ‐    

Enterprise Road and Southside Road



 

 

 
 
 
 
 
 
 
 
 
 
 

Appendix J 
Noise: noise modeling results



RESULTS: SOUND LEVELS 14-00369

Rincon Consultants  2 July 2015                                      

<Analysis By?>  TNM 2.5                                          

Calculated with TNM 2.5                                     

RESULTS: SOUND LEVELS  

PROJECT/CONTRACT:  14-00369                                                      

RUN:  Sunnyside Existing Traffic                                    

BARRIER DESIGN:   INPUT HEIGHTS                                               Average pavement type shall be used unless 

a State highway agency substantiates the use 

ATMOSPHERICS:   20 deg C, 50% RH                                            of a different type with approval of FHWA.

Receiver

Name No. #DUs Existing No Barrier With Barrier

LAeq1h LAeq1h                        Increase over existing Type Calculated Noise Reduction

Calculated Crit'n Calculated Crit'n Impact LAeq1h Calculated Goal Calculated

Sub'l Inc minus

Goal

dBA dBA dBA dB dB dBA dB dB dB

 Southside R1 1 1 0.0 52.4 66 52.4 10  ---- 52.4 0.0 8 -8.0

 Hospital R1 15 1 0.0 43.9 66 43.9 10  ---- 43.9 0.0 8 -8.0

 Hospital R2 16 1 0.0 44.6 66 44.6 10  ---- 44.6 0.0 8 -8.0

 Hospital R3 17 1 0.0 52.8 66 52.8 10  ---- 52.8 0.0 8 -8.0

 Hospital R4 18 1 0.0 53.0 66 53.0 10  ---- 53.0 0.0 8 -8.0

 Southside R2 20 1 0.0 58.6 66 58.6 10  ---- 58.6 0.0 8 -8.0

 Southside R3 21 1 0.0 55.3 66 55.3 10  ---- 55.3 0.0 8 -8.0

 Southside R4 22 1 0.0 55.1 66 55.1 10  ---- 55.1 0.0 8 -8.0

 Southside R5 24 1 0.0 47.9 66 47.9 10  ---- 47.9 0.0 8 -8.0

 Hospital R6 25 1 0.0 54.3 66 54.3 10  ---- 54.3 0.0 8 -8.0

 Hospital R5 27 1 0.0 55.6 66 55.6 10  ---- 55.6 0.0 8 -8.0

 Noise Meas Southside and Hospital 29 1 0.0 66.8 66 66.8 10  Snd Lvl 66.8 0.0 8 -8.0

 Noise Meas Hospital and Colorado 30 1 0.0 56.9 66 56.9 10  ---- 56.9 0.0 8 -8.0

 Noise Meas Enterprise 31 1 0.0 53.0 66 53.0 10  ---- 53.0 0.0 8 -8.0

 Dwelling Units  # DUs  Noise Reduction

 Min  Avg  Max

 dB  dB  dB

 All Selected 14 0.0 0.0 0.0

 All Impacted 1 0.0 0.0 0.0

 All that meet NR Goal 0 0.0 0.0 0.0

C:\TNM25\Projects\Sunnyside\SR Sunnyside   1 2 July 2015



RESULTS: SOUND LEVELS 14-00369

Rincon Consultants  2 July 2015                                      

<Analysis By?>  TNM 2.5                                          

Calculated with TNM 2.5                                     

RESULTS: SOUND LEVELS  

PROJECT/CONTRACT:  14-00369                                                      

RUN:  Sunnyside Existing Plus Project                               

BARRIER DESIGN:   INPUT HEIGHTS                                               Average pavement type shall be used unless 

a State highway agency substantiates the use 

ATMOSPHERICS:   20 deg C, 50% RH                                            of a different type with approval of FHWA.

Receiver

Name No. #DUs Existing No Barrier With Barrier

LAeq1h LAeq1h                        Increase over existing Type Calculated Noise Reduction

Calculated Crit'n Calculated Crit'n Impact LAeq1h Calculated Goal Calculated

Sub'l Inc minus

Goal

dBA dBA dBA dB dB dBA dB dB dB

 Southside R1 1 1 0.0 53.5 66 53.5 10  ---- 53.5 0.0 8 -8.0

 Hospital R1 15 1 0.0 46.5 66 46.5 10  ---- 46.5 0.0 8 -8.0

 Hospital R2 16 1 0.0 47.4 66 47.4 10  ---- 47.4 0.0 8 -8.0

 Hospital R3 17 1 0.0 55.7 66 55.7 10  ---- 55.7 0.0 8 -8.0

 Hospital R4 18 1 0.0 55.9 66 55.9 10  ---- 55.9 0.0 8 -8.0

 Southside R2 20 1 0.0 60.0 66 60.0 10  ---- 60.0 0.0 8 -8.0

 Southside R3 21 1 0.0 56.1 66 56.1 10  ---- 56.1 0.0 8 -8.0

 Southside R4 22 1 0.0 56.4 66 56.4 10  ---- 56.4 0.0 8 -8.0

 Southside R5 24 1 0.0 49.6 66 49.6 10  ---- 49.6 0.0 8 -8.0

 Hospital R6 25 1 0.0 56.9 66 56.9 10  ---- 56.9 0.0 8 -8.0

 Hospital R5 27 1 0.0 58.6 66 58.6 10  ---- 58.6 0.0 8 -8.0

 Noise Meas Southside and Hospital 29 1 0.0 69.9 66 69.9 10  Snd Lvl 69.9 0.0 8 -8.0

 Noise Meas Hospital and Colorado 30 1 0.0 60.0 66 60.0 10  ---- 60.0 0.0 8 -8.0

 Noise Meas Enterprise 31 1 0.0 54.1 66 54.1 10  ---- 54.1 0.0 8 -8.0

 Dwelling Units  # DUs  Noise Reduction

 Min  Avg  Max

 dB  dB  dB

 All Selected 14 0.0 0.0 0.0

 All Impacted 1 0.0 0.0 0.0

 All that meet NR Goal 0 0.0 0.0 0.0

C:\TNM25\Projects\Sunnyside\SR Sunnyside\SR Sunnyside E + P   1 2 J



RESULTS: SOUND LEVELS 14-00369

Rincon Consultants  2 July 2015                                      

<Analysis By?>  TNM 2.5                                          

Calculated with TNM 2.5                                     

RESULTS: SOUND LEVELS  

PROJECT/CONTRACT:  14-00369                                                      

RUN:  Sunnyside Cumulative                                          

BARRIER DESIGN:   INPUT HEIGHTS                                               Average pavement type shall be used unless 

a State highway agency substantiates the use 

ATMOSPHERICS:   20 deg C, 50% RH                                            of a different type with approval of FHWA.

Receiver

Name No. #DUs Existing No Barrier With Barrier

LAeq1h LAeq1h                        Increase over existing Type Calculated Noise Reduction

Calculated Crit'n Calculated Crit'n Impact LAeq1h Calculated Goal Calculated

Sub'l Inc minus

Goal

dBA dBA dBA dB dB dBA dB dB dB

 Southside R1 1 1 0.0 55.4 66 55.4 10  ---- 55.4 0.0 8 -8.0

 Hospital R1 15 1 0.0 44.3 66 44.3 10  ---- 44.3 0.0 8 -8.0

 Hospital R2 16 1 0.0 44.9 66 44.9 10  ---- 44.9 0.0 8 -8.0

 Hospital R3 17 1 0.0 53.0 66 53.0 10  ---- 53.0 0.0 8 -8.0

 Hospital R4 18 1 0.0 53.3 66 53.3 10  ---- 53.3 0.0 8 -8.0

 Southside R2 20 1 0.0 61.6 66 61.6 10  ---- 61.6 0.0 8 -8.0

 Southside R3 21 1 0.0 58.1 66 58.1 10  ---- 58.1 0.0 8 -8.0

 Southside R4 22 1 0.0 57.5 66 57.5 10  ---- 57.5 0.0 8 -8.0

 Southside R5 24 1 0.0 49.6 66 49.6 10  ---- 49.6 0.0 8 -8.0

 Hospital R6 25 1 0.0 55.3 66 55.3 10  ---- 55.3 0.0 8 -8.0

 Hospital R5 27 1 0.0 55.9 66 55.9 10  ---- 55.9 0.0 8 -8.0

 Noise Meas Southside and Hospital 29 1 0.0 67.3 66 67.3 10  Snd Lvl 67.3 0.0 8 -8.0

 Noise Meas Hospital and Colorado 30 1 0.0 57.0 66 57.0 10  ---- 57.0 0.0 8 -8.0

 Noise Meas Enterprise 31 1 0.0 55.8 66 55.8 10  ---- 55.8 0.0 8 -8.0

 Dwelling Units  # DUs  Noise Reduction

 Min  Avg  Max

 dB  dB  dB

 All Selected 14 0.0 0.0 0.0

 All Impacted 1 0.0 0.0 0.0

 All that meet NR Goal 0 0.0 0.0 0.0
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dBA dBA dBA dB dB dBA dB dB dB

 Southside R1 1 1 0.0 55.9 66 55.9 10  ---- 55.9 0.0 8 -8.0
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 Hospital R4 18 1 0.0 56.1 66 56.1 10  ---- 56.1 0.0 8 -8.0

 Southside R2 20 1 0.0 62.3 66 62.3 10  ---- 62.3 0.0 8 -8.0

 Southside R3 21 1 0.0 58.6 66 58.6 10  ---- 58.6 0.0 8 -8.0

 Southside R4 22 1 0.0 58.3 66 58.3 10  ---- 58.3 0.0 8 -8.0

 Southside R5 24 1 0.0 50.8 66 50.8 10  ---- 50.8 0.0 8 -8.0

 Hospital R6 25 1 0.0 57.4 66 57.4 10  ---- 57.4 0.0 8 -8.0

 Hospital R5 27 1 0.0 58.8 66 58.8 10  ---- 58.8 0.0 8 -8.0

 Noise Meas Southside and Hospital 29 1 0.0 70.1 66 70.1 10  Snd Lvl 70.1 0.0 8 -8.0

 Noise Meas Hospital and Colorado 30 1 0.0 60.1 66 60.1 10  ---- 60.1 0.0 8 -8.0

 Noise Meas Enterprise 31 1 0.0 56.4 66 56.4 10  ---- 56.4 0.0 8 -8.0

 Dwelling Units  # DUs  Noise Reduction

 Min  Avg  Max

 dB  dB  dB

 All Selected 14 0.0 0.0 0.0

 All Impacted 1 0.0 0.0 0.0

 All that meet NR Goal 0 0.0 0.0 0.0
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EXECUTIVE SUMMARY 

This Transportation Impact Study (TIS) has been prepared to present the results of a transportation 
impact analysis performed by Wood Rodgers, Inc. in support of the Environmental Impact Report 
(EIR) for the proposed Sunnyside Estates Residential Subdivision in San Benito County, California. 
The proposed Sunnyside Estates Residential Subdivision (hereafter referred to as “Project”) consists 
of 200 single-family dwelling unit lots with access provided via two new roadway intersections with 
Southside Road and Hospital Road. AM and PM peak hour vehicle counts were collected at seven (7) 
existing study intersections within the Project vicinity. This data was used to analyze Level of 
Service (LOS) and vehicle delay at each study intersection under six (6) conditions: 

 “Existing” conditions 
 “Existing plus Project” conditions 
 “Background” conditions 
 “Background plus Project” conditions 
 “Cumulative Base” conditions 
 “Cumulative plus Project” conditions 

Traffic signal warrant analysis was performed at each existing and future unsignalized intersection 
within the Project vicinity. Bicycle, pedestrian, and public transportation facilities within the Project 
vicinity were qualitatively evaluated in the context of the Project site’s regulatory setting.  
The Project is estimated to generate 1,904 new daily trips, with a total of 150 AM peak hour trips and 
200 PM peak hour trips. Vehicle Miles Traveled (VMT) analysis of the Project showed that the 
proposed subdivision would generate a daily total of approximately 20,805 VMT with a daily VMT 
per household of 104.02 miles. The Project’s VMT per household (104 miles) is relatively higher 
than the average VMT per household estimate for low-density land use patterns (76 miles) because 
there are no non-residential land use components (retail, commercial, offices, etc.) within the Project 
boundary. Furthermore, the Project development is set in a moderately rural location with higher 
distances to retail centers, schools, offices and other destinations.  
The following study intersections are projected to operate at unacceptable Levels of Service (under 
the listed conditions and assuming LOS “D” is the County/Caltrans standard). However, project 
impacts at these intersections are projected to be “less than significant”. Recommended 
improvement measures have been identified in a subsequent section of this report.  

 Airline Highway (SR 25) / Enterprise Road Intersection under “Cumulative Base”, and 
“Cumulative plus Project” conditions. 

The following study intersections are projected to operate at unacceptable Levels of Service (under 
the listed conditions and assuming LOS “D” is the County/Caltrans standard). Project impacts at 
these intersections are projected to be “significant and unavoidable”. While recommended 
mitigation measures have been identified in a subsequent section of this report, it cannot be 
guaranteed these measures would be constructed in a timely manner. 

 Union Road / Airline Highway (SR 25) Intersection under “Background” and 
“Background plus Project” conditions. 

All Project transportation impacts to all study intersections other than those listed above are 
considered “less than significant”. In addition to intersection impact analysis and mitigation, this 
report provides qualitative discussion on Project driveway impacts, safety concerns, internal 
circulation of the Project site, and impacts on bicycle, pedestrian, and public transportation facilities 
within the Project vicinity.
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1.  INTRODUCTION AND BACKGROUND 

This Transportation Impact Study (TIS) has been prepared to present the results of a transportation 
impact analysis performed by Wood Rodgers, Inc. for the proposed Sunnyside Estates Residential 
Subdivision in San Benito County, California. The proposed Project site is located on the northwest 
quadrant of the Southside Road / Hospital Road intersection, south of the City of Hollister. The 
Project site and immediate vicinity falls under County land use jurisdiction, but is in close proximity 
(approximately half a mile) to the City of Hollister city limits. The proposed subdivision Project 
envisions development of a currently vacant and undeveloped 44.8-acre site with 200 single-family 
dwelling unit lots. Public access to and from the Project site would be provided via two new roadway 
intersections with Southside Road and Hospital Road. 
The Project study area consists of the following nine (9) existing and proposed intersections: 

1. Union Road and San Benito Street (County facility) 
2. Southside Road and Union Road (County facility) 
3. Union Road and Airline Highway (State Route 25) (Caltrans facility) 
4. Southside Road and Enterprise Road (County facility) 
5. Southside Road and Project Access Driveway (County facility) 
6. Southside Road and Enterprise Road and Project Access Driveway (County facility) 
7. Hospital Road and Colorado Way and Project Access Driveway (County facility) 
8. Southside Road and Hospital Road (County facility) 
9. Airline Highway (State Route 25) and Enterprise Road (Caltrans facility) 

This TIS report is prepared in support of the Environmental Impact Report (EIR) for the proposed 
residential subdivision project. This report intends to address San Benito County (County) 
requirements for a traffic impact analysis and is structured to be CEQA-compliant. Figure 1 
illustrates Project location, vicinity map, and study intersections. The term “Project”, as used in this 
TIS, refers to the development of the proposed Sunnyside Estates Residential Subdivision. 
This TIS report includes the following sections: 

 Existing Transportation Setting – A description of the existing transportation circulation 
setting, including analysis of existing traffic operations at critical study area transportation 
facilities. 

 Project Description – A description of the proposed Project estimated trip generation, 
distribution, and assignment characteristics and site access characteristics. 

 “Existing plus Project” condition – Analysis of a near-term future condition that 
superimposes proposed project-generated traffic on top of existing traffic volumes. 

 “Background” condition – Analysis of a near-term future condition that considers the 
development of other currently approved projects within the Project vicinity per various 
public agency planning documents while assuming the proposed Project site itself remains 
undeveloped. 

 “Background plus Project” conditions – Analysis of a condition that superimposes the 
proposed project-generated traffic on top of “Background” conditions.  

 “Cumulative Base” condition – Analysis of a cumulative future condition that considers the 
development of other currently pending projects and long-term transportation improvement 
conditions within the Project vicinity (on top of Background” conditions) per various public 
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agency planning documents while assuming the proposed Project site itself remains 
undeveloped. 

 “Cumulative plus Project” condition – Analysis of a condition that superimposes the 
proposed Project-generated traffic on top of “Cumulative Base” conditions.  

 Project Impacts and Mitigation Measures – A discussion of Project impacts on study area 
transportation facilities and their significance, recommendations on both short-term future 
and cumulative long-term future improvements, and potential mitigation measures and 
strategies needed to alleviate anticipated unacceptable levels of Project traffic impacts at 
critical intersections. 
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2.  EXISTING AND PROPOSED TRANSPORTATION 

SETTING 

The City of Hollister (City) is located in San Benito County, approximately 30 miles northeast of 
Monterey amid the California Coast Range. State Route 25 (SR 25) passes through the City on a 
north-south axis, running along the San Juan Valley. Most regional traffic is carried past the City to 
the northwest on State Route 156 (SR 156), which together with State Route 152 (SR 152) connects 
the Central Valley with the greater Monterey area. The Project Site is located on northwestern 
quadrant of the Southside Road / Hospital Road intersection, south of the City of Hollister. Figure 1 
illustrates the Project location and vicinity map. The following describes the study area roadways, 
transit, rail, bicycle, and pedestrian systems. 

A. ROADWAY SYSTEM 
Roadways that currently provide primary transportation circulation within the immediate vicinity of 
the proposed Project site are as follows: 
Airline Highway (SR 25) is generally a two-lane north-south highway that begins at Tres Pinos 
Road / Sunnyslope Road in Hollister and extends south to State Route (SR) 198 near King City. 
Airline Highway overlaps with SR 25 for its entire length and has a short four-lane segment between 
Sunnyslope Road and Sunset Drive in Hollister. Airline Highway (SR 25) runs parallel to US 101 
through San Benito County and provides access to US 101 via SR 146 and SR 198. Airline Highway 
(SR 25) forms a signal-controlled intersection with Union Road within the Project vicinity. 
Southside Road is generally a two-lane north-south roadway that extends between Tres Pinos and 
southern Hollister. Southside Road forms a signal-controlled intersection with Union Road within the 
Project vicinity. 
San Benito Street is a north-south two-lane suburban roadway and is one of several main north-south 
routes through the City of Hollister. San Benito Street forms a signal-controlled intersection with 
Union Road within the Project vicinity. San Benito Street is the historic route of SR 25, which now 
bypasses the City to the east. 
Union Road is a two-lane east-west roadway in southern Hollister that begins at SR 156 and extends 
to Calistoga Drive, just beyond Airline Highway (SR 25). 
Enterprise Road is a two-lane east-west local roadway that extends between Southside Road and 
Mimosa Street south of Hollister. Enterprise Road provides a connection between Southside Road 
and Airline Highway (SR 25), where it forms a two-way stop controlled intersection. 
Hospital Road is a two-lane local roadway that runs along the northern edge of the existing 
residential subdivision just south of the proposed Project site. It begins at Southside Road and 
dead-ends just past the existing residential development. Another short segment of Hospital Road 
exists to the west and becomes Cienega Road further west. 
Project Driveway Accesses are proposed at two locations: One roadway (driveway) is planned to 
extend west from Southside Road, approximately 400 feet south of the Southside Road / Enterprise 
Road intersection. The second roadway (driveway) is planned to extend north and form the north leg 
of the existing Hospital Road / Riverview Way intersection. 

PEDESTRIAN, BICYCLE, AND PARKING FACILITIES 
Pedestrian and bike facilities in the study area are described as follows: 
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 Southside Road – Southside Road, south of Union Road, is a two-lane road with centerline 
striping and striped bike lanes on both the right and left sides of the roadway. Southside Road 
does not have sidewalks or space for parking. The speed limit on Southside Road is 45 mph. 
Southside Road contains Class II bike lanes. 
At the signalized intersection with Union Road, there are marked crosswalks on all four legs of 
the intersection. Pedestrians on all four legs are controlled by pedestrian pushbuttons and WALK/ 
DON’T WALK pedestrian heads.  

 Union Road – Union Road between San Benito Street and Airline Highway is a two-lane road 
with centerline striping and 0-5 foot paved shoulder on the north and south sides. This segment of 
Union Road does not have sidewalks, bike lanes, or space for parking. The speed limit on this 
segment of Union Road is 55 mph. East of Airline Highway (SR 25), Union Road is a two to 
three lane roadway with centerline striping, bike lane, curb and gutter, and sidewalks on both 
north and south sides. The posted speed limit west of Airline Highway is 35 mph. East of Airline 
Highway, Union Road contains Class II bike lanes. 
At the signalized intersection with San Benito Street, there are no marked crosswalks or 
pedestrian facilities. At the signalized intersection with Airline Highway (SR 25), there are 
marked crosswalks on the east, south, and west legs of the intersection only. The north leg of the 
intersection is marked with “No Pedestrian Crossing” signs. Pedestrians on the three legs are 
controlled by pedestrian pushbuttons and WALK/DON’T WALK pedestrian heads.  

BICYCLE ROUTE CLASSIFICATIONS  
Class I Bike Route (Bike Path, Bike Trail) – A bike path is completely separated from vehicular 
traffic for the exclusive use of bicycles (and pedestrians). It is separated from vehicular facilities by 
space, plant materials, or physical barriers such as guardrails or curbing. This class of bicycle trail is 
often located in parks, schools or areas of scenic interest.   
Class II Bike Route (Bike Lane) – A bike lane is a lane on the paved area of a road reserved for 
preferential use by bicycles. It is usually located along the edge of the paved area or between the 
parking lane and the first motor vehicle lane. It is identified by “Bike Lane” or “Bike Route” guide 
signs and marked by special lane lines and other pavement markings. Bicycles have exclusive use of 
a bike lane for longitudinal travel, but must share it with motor vehicles and pedestrians at crossings.  
Class II Bike Routes are often preferred where pavement width is adequate to accommodate a 
separate lane, or where speeds of auto traffic are in excess of 30 mph. Some controversy exists over 
the need for striping bike-lanes on a street, as opposed to simply identifying a route along an existing 
street with adequate lane widths. Before a route is striped, careful consideration should be given to 
simply designating the street as a bike route with just directional and destination signs. The decision 
regarding whether or not to stripe the bike lane must be made in cooperation with the traffic 
engineers of the jurisdiction involved.   
Class III Bike Route (Shared Route) – A shared bike route is a street identified as a bicycle facility 
by “Bike Route” signing only. A white shoulder line may or may not be provided. There are no 
special lane markings, and bicycles share the roadway with motor vehicles. The local circulation 
system will consist of Class II and III bike routes incorporated into the local roadway system 
throughout the community. By providing bike lanes or extra-wide streets with shoulders sufficient to 
meet the design standards, these trails can be provided without adding to the operations and 
maintenance cost burden of the County. In areas where the roadway may be unsafe, 8-foot wide 
sidewalks are used as local Class I routes. 
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B. TRANSIT SERVICES 
The City of Hollister is served by San Benito County Express bus service, operated by the San 
Benito Council of Governments. Service is provided during the 5-day work week on all three (red, 
blue, and green) lines at roughly 30- to 60-minute headways. The red, blue, and green lines all 
operate north of the Project site in and around downtown Hollister. The nearest transit stop to the 
Project site is located at the Target shopping center on the corner of the Sunset Drive / Hillock Drive 
intersection, which is approximately one (1) mile north of the Project site. 
The Transportation and Circulation section of the Revised Draft Environmental Impact Report – 
2035 San Benito County General Plan Update (dated March 16, 2015), notes that County Express 
also provides Dial-a-Ride service to the Hollister area on weekdays from 7 AM to 6 PM and 
weekends between 7 AM and 5 PM. County Express also provides service to Caltrain’s station in 
Gilroy and to Gilroy’s Greyhound station. 

C. TRUCK ROUTES 
The 2035 General Plan Circulation Element – Revised Public Review Draft (dated May 6, 2014) 
states that “The County shall encourage inter- and intra- regional truck traffic to use State and 
Federal highways, to maintain the primary role of County roads as serving local and agricultural 
traffic.” SR 25 through San Benito County is a California Legal Advisory Truck Route; however a 
significant amount of trucks are not expected on other Project vicinity roadways.  

D. ON-STREET PARKING FACILITIES 
Parallel parking is not permitted along Southside Road or Union Road within the Project vicinity. 
On-street parking is planned to be provided on roadways within the Project site. 

E. EXISTING TRAFFIC VOLUMES 
Wood Rodgers conducted new AM and PM peak hour vehicular traffic counts at the Southside Road 
intersections with Hospital Road, Enterprise Road, and Union Road, and at the Union Road 
intersections with Airline Highway (SR 25) and San Benito Street on Tuesday, October 21, 2014. 
The AM peak hour is defined as the highest one hour of traffic flow counted between 7:00 AM and 
9:00 AM on a typical weekday, and the PM peak hour is defined as the highest one hour of traffic 
flow counted between 4:00 PM and 6:00 PM on a typical weekday. Figure 2 illustrates the existing 
intersection lane geometrics and control and Figure 3 illustrates “Existing” traffic volumes within 
the study area.  
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3.  ANALYSIS METHODOLOGY 

A. “LEVEL OF SERVICE” METHODOLOGY 
Traffic operations in this TIS have been quantified through the determination of "Level of Service" 
(LOS). Level of Service is a qualitative measure of traffic operating conditions, whereby a letter 
grade "A" through "F" is assigned to an intersection or roadway segment, representing progressively 
worsening traffic operations. LOS has been calculated for all intersection control types using 
methods documented in the Transportation Research Board Publication Highway Capacity Manual, 
Fourth Edition, 2010 (HCM-2010). For two-way-stop-controlled (TWSC) intersections, the “worst-
case” movement delays and LOS are reported.  For signalized and all-way-stop-controlled (AWSC) 
intersections, the intersection delays and LOS reported are the “average” values for the whole 
intersection. The delay-based HCM-2010 LOS criteria for different types of intersection controls are 
outlined in Table 1.   

Table 1.  HCM-2010 Based Level-of-Service (LOS) Definitions and Criteria for Intersections 

Level of 
Service Flow Type Operational Characteristics 

Intersection Control Delay 
(seconds/vehicle) 

Signal 
Control 

Two-Way-Stop 
or All-Way 

Stop Control 

“A” Stable Flow 
Free-flow conditions with negligible to minimal delays.  Excellent 
progression with most vehicles arriving during the green phase and 
not having to stop at all.  Nearly all drivers find freedom of operation. 

< 10 0 – 10 

“B” Stable Flow 

Good progression with slight delays.  Short cycle-lengths typical.  
Relatively more vehicles stop than under LOS “A”.  Vehicle platoons 
are formed.  Drivers begin to feel somewhat restricted within groups 
of vehicles. 

> 10 – 20 > 10 – 15 

“C” Stable Flow 

Relatively higher delays resulting from fair progression and/or longer 
cycle lengths.  Individual cycle failures may begin to appear.  The 
number of vehicles stopping is significant, although many still pass 
through without stopping.  Most drivers feel somewhat restricted. 

> 20 – 35 > 15 – 25 

“D” 
Approaching 

Unstable 
Flow 

Somewhat congested conditions.  Longer but tolerable delays may 
result from unfavorable progression, long cycle lengths, and/or high 
volume-to-capacity ratios.  Many vehicles are stopped.  Individual 
cycle failures may be noticeable.  Drivers feel restricted during short 
periods due to temporary back-ups. 

> 35 – 55 > 25 – 35 

“E” Unstable 
Flow 

Congested conditions.  Significant delays result from poor 
progression, long cycle lengths, and high volume-to-capacity ratios.  
Individual cycle failures occur frequently.  There are typically long 
queues of vehicles waiting upstream of the intersection.  Driver 
maneuverability is very restricted.   

> 55 – 80 > 35 – 50 

“F” Forced 
Flow 

Jammed or grid-lock type operating conditions.  Generally considered 
to be unacceptable for most drivers.  Zero or very poor progression, 
with over-saturation or high volume-to-capacity ratios.  Several 
individual cycle failures occur.  Queue spillovers from other locations 
restrict or prevent movement.   

> 80 > 50 

Source: HCM-2010, Exhibits 18-4, 19-1 and 20-2.   
 

For this TIS, a “Peak Hour Factor” (PHF) of 0.61-0.95, and a 2% heavy vehicle composition have 
been specified for each intersection movement under existing and future analysis conditions peak 
hour analysis. Generally, the HCM-2010 recommended suburban traffic signal default cycle length 
of 100 seconds was used, with 4 seconds of "lost time" per critical signal phase. Vistro 3 operations 
analysis software was used to complete the LOS analysis procedures for intersections.   
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B. TRAFFIC SIGNAL WARRANT EVALUATION METHODS 
In order to determine whether “significance” should be associated with unsignalized intersection 
operating conditions, a supplemental California Manual on Uniform Traffic Control Devices, 2014 
Edition (CA-MUTCD) based traffic signal warrant analysis was also completed, using Vistro 
software. The term “signal warrants” refers to the list of established criteria used by Caltrans and 
other public agencies to quantitatively justify or ascertain the need for installation of a traffic signal 
at an unsignalized intersection location. The CA-MUTCD signal warrant criteria are based upon 
several factors including volume of vehicular and pedestrian traffic, location of school areas, 
frequency and type of collisions, etc. CA-MUTCD indicates that “the satisfaction of a traffic signal 
warrant or warrants shall not in itself require the installation of a traffic control signal.” This TIS 
evaluated CA-MUTCD based Peak-Hour-Volume-based Warrant 3 (Rural Areas/70% Factor) as a 
representative type of warrant analysis.  

C. STUDY AREA SELECTION 
The boundary of the traffic study was established to include any facilities that were projected to 
experience at least an additional 50 trip-ends per day from the proposed Project. The boundary was 
established based on project trip assignments, project impacts, County staff experience, and 
knowledge of the traffic operations in the study area. In addition to selecting study intersections 
based on number of trips the Project would add to nearby facilities, the County also included 
intersections with known traffic issues or significance and removed minor intersections where 
operational impacts were projected to be insignificant.  

4.  REGULATORY SETTING 

A. SAN BENITO COUNTY POLICY 
The San Benito County 2035 General Plan Circulation Element (July 2015) states the following 
regarding LOS standards on County facilities:  
C-1.12 Level of Service (LOS) Standard – The County shall endeavor to maintain a General Plan 
target goal of LOS D at all locations. If a transportation facility is already operating at an LOS E or 
F, the existing LOS should be maintained. Exceptions should be considered where achievement of 
these levels of service would cause unacceptable impacts to other modes of transportation, the 
environment, or private property. 
The San Benito County 2035 General Plan Circulation Element currently utilizes LOS “D” as the 
minimum acceptable LOS threshold at all County intersections. Therefore, this study uses LOS “D” 
as the minimum acceptable threshold at County intersections for traffic impact purposes.  
Based on the Revised Draft Environmental Impact Report (dated March 16, 2015) and prior 
studies prepared for San Benito County (i.e., San Juan Oaks Specific Plan, dated June 18, 
2015), this study assumes Project impacts at signalized intersections to be significant when 
one of the following occurs:  

1. The addition of Project trips causes the intersection LOS to degrade from an 
acceptable LOS “D” or better under baseline (“no project”) conditions, to 
unacceptable LOS “E” or worse; or, 

2. An intersection is operating at an unacceptable LOS “E” or worse under baseline 
(“no project”) conditions and the addition of Project trips causes the average 
intersection delay to increase by four seconds or more. 
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Based on the Revised Draft Environmental Impact Report (dated March 16, 2015) and prior studies 
prepared for San Benito County (i.e., San Juan Oaks Specific Plan, dated June 18, 2015), this study 
assumes Project impacts at two-way stop-controlled intersections to be significant when one of the 
following occurs:  

1. The delay on the worst-case approach at a one- or two-way stop-controlled 
intersection degrades from an acceptable LOS “D” or better under baseline (“no 
project”) conditions to an unacceptable LOS “E or “F” under “plus project” 
conditions, and the traffic volumes at the intersection under “plus project” 
conditions are high enough to satisfy the peak-hour volume traffic signal warrant 
adopted by Caltrans; or 

2. The delay on the worst-case approach at a one- or two-way stop-controlled 
intersection is already at an unacceptable LOS “E” or “F” under baseline (“no 
project”) conditions, and the traffic volumes at the intersection under “plus project” 
conditions are high enough to satisfy the peak-hour volume traffic signal warrant 
adopted by Caltrans, and the addition of project traffic causes the delay on the worst-
case stop-controlled approach to increase by more than four seconds beyond what it 
was without the project. 

B. CALTRANS POLICY 
Based on the San Benito County 2035 General Plan and prior studies prepared for San 
Benito County (i.e., San Juan Oaks Specific Plan, dated June 18, 2015), this study assumes 
Project impacts at signalized Caltrans intersections to be significant when one of the 
following occurs:  

1. Intersection LOS degrades from an acceptable LOS “D” or better under baseline 
(“no project”) conditions to an unacceptable LOS “E” or worse with the addition of 
Project trips; or 

2. An intersection is operating at an unacceptable LOS “E” or worse under baseline 
(“no project”) conditions and the addition of Project trips causes the average 
intersection delay to increase by any amount.  

The General Plan Update does not outline an impact criteria for unsignalized Caltrans 
intersections, thus it is assumed for the purposes of this TIA that impacts at unsignalized 
Caltrans intersections are defined to be significant when the addition of Project traffic 
results in both of the following: 

1. The intersection operates at an unacceptable service level (LOS “E” or worse); and 
2. The MUTCD peak hour volumes signal warrant is met. 
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5.  “EXISTING” CONDITIONS 

A. INTERSECTIONS OPERATIONS 
Table 2 presents existing study intersection traffic operations under existing intersection geometrics 
and control (illustrated in Figure 2) and “Existing” intersection traffic volumes (illustrated in Figure 
3). 

Table 2.  “Existing” Conditions Intersection Traffic Operations 

 Intersection Control 
Type 

AM Peak Hour PM Peak Hour 
Delay 
(S/V) LOS Wrnt 

Met?1 
Delay 
(S/V) LOS Wrnt 

Met?1 

1 Union Rd / San Benito St Signal 18.9 B - 20.2 C - 

2 Southside Rd / Union Rd Signal 19.5 B - 18.9 B - 

3 Union Rd / Airline Hwy (SR 25) Signal 53.6 D - 40.5 D - 

4 Southside Rd / Enterprise Rd TWSC 12.9 B No 11.1 B No 

5 Southside Rd / Project Access Dwy2 TWSC 
(Future) - - - - - - 

4-5 Southside Rd / Enterprise Rd / Project 
Access Dwy3 

TWSC 
(Future) - - - - - - 

6 Hospital Rd / Colorado Way / Project 
Access Dwy (Future)4 TWSC 9.5 A No 9.8 A No 

7 Southside Rd / Hospital Rd TWSC 14.3 B No 10.8 B No 

8 Airline Hwy (SR 25) / Enterprise Rd TWSC 17.0 C No 18.7 C No 
Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated.  
“Average” control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 
1.  Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 
2. Southside Road Project Access Driveway Alternative 1 (Only shown under “plus project” conditions) 
3. Southside Road Project Access Driveway Alternative 2 (Only shown under “plus project” conditions) 
4. Intersection #6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions 

 

As shown in Table 2, all of the study intersections are currently operating at acceptable LOS “D” or 
better conditions during the AM and PM peak hour. California MUTCD based peak hour signal 
warrant-3 (Rural Areas/70% Factor) is currently not met at any of the study unsignalized 
intersections under “Existing” conditions. 
All recommended improvements and mitigation measures are discussed in a subsequent section of 
this TIS report.  
  



Sunnyside Estates Residential Subdivision – Transportation Impact Study  
San Benito County, CA   

WR #8579.001 October 2015 Page 13 

6.  PROJECT DESCRIPTION 

The proposed residential subdivision is planned to be developed on approximately 44.8 acres of 
vacant property in northern San Benito County, just south of the City of Hollister limits. The Project 
site is located on the northwest quadrant of the Southside Road / Hospital Road intersection.  
Per the San Benito County General Plan Land Use Map (dated 2009), the Project site is currently 
designated for agricultural and vacant use. The proposed subdivision Project entails development of 
200 single-family dwelling unit residential lots on the Project site. Figure 4 shows the proposed 
Sunnyside Estates Project’s conceptual site plan (Kelley Engineering and Surveying, 2014). 
Access to the Sunnyside Estates residential subdivision is planned to be provided via two Project 
access driveways. One proposed Project access driveway would extend west from Southside Road, 
south of the existing Southside Road / Enterprise Road intersection. The second proposed Project 
access driveway would extend north from Hospital Road and form the northern leg of the existing 
Hospital Road / Colorado Way intersection that currently serves the existing residential subdivision 
just south of the proposed Project site. 

A. PROJECT TRIP GENERATION 
The entire proposed subdivision Project can be characterized as single-family residential use. The 
following trip generation rates from the Institute of Transportation Engineers (ITE) Trip Generation 
Manual, 9th Edition were used to estimate Project generated trips: 
Single-Family Detached Housing – For the proposed 200 single-family dwelling unit lots, the 
“single-family detached housing” (Use Code 210) trip generation rate is used. ITE Trip Generation 
describes Single-Family Detached Housing as: “…all single-family detached homes on individual 
lots. A typical site surveyed is a suburban subdivision.” Table 3 summarizes the trip generation rates 
used for the proposed Project and Table 4 summarizes the trip generation volumes for the proposed 
project. 

Table 3.  Project Trip Generation Rates 

Land Use Category Source ITE 
Code 

Rate  
Unit 

Daily 
Trip  

Rate/Unit1 

AM Peak 
Hour Rate/Unit 

PM Peak 
Hour Rate/Unit 

Total1 In% Out% Total In% Out% 
Single-Family Detached 
Housing ITE 210 DU 9.52 0.75 25% 75% 1.00 63% 37% 

Notes:  1The trips rates illustrated in this table are based on actual ITE Trip Generation (9th Edition) average trip rates. 
 

Table 4.  Project Trip Generation Volumes 

Land Use   
 Units 

   
Quantity 

Daily 
Trips 

AM Peak 
Hour Trips1 

PM Peak 
Hour Trips 

Total In Out Total In Out 
Single-Family Detached Housing DU 200 1,904 150 38 112 200 126 74 

Total 1,904 150 38 112 200 126 74 
Notes: 1The trips illustrated in this table are based on actual ITE Trip Generation (9th Edition) average trip rates. 

 

As illustrated in Table 4, the proposed Project is anticipated to generate a total of 1,904 daily trips, 
150 AM peak hour trips (38 inbound, 112 outbound), and 200 PM peak hour trips (126 inbound, 74 
outbound) under typical “annual average” traffic demand conditions. These trips would be 
considered “new” (or incremental) trips on the County’s immediate local circulation system, 
including Southside Road and Union Road. Conservatively, this TIS considers no trip reduction for 
diverted-linked trips attracted from regional highways or other local arterial corridors.  
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C. PROJECT ACCESS AND CIRCULATION 
It is anticipated that the proposed Sunnyside Estates residential subdivision would obtain regional, 
local, and emergency access as follows: 

 Regional Access to/from the Project site will be primarily obtained via the State Highway system 
as follows: 
o To the Central Valley and other locations northeast of Hollister via SR 156 through Pacheco 

Pass. 
o To Gilroy and the San Jose/South Bay Area region northwest of Hollister via SR 25 and 

US 101. 
o To the Salinas/Monterey Bay area to the southwest via SR 156. 
o To the Upper San Benito River area (sparsely populated) via SR 25. 

 Local Access to/from the Project site would be provided via two proposed Project driveways, one 
on Southside Road, and one on Hospital Road. Traffic on Southside Road and Hospital Road can 
access the regional highway system via local roads, mainly Union Road and Enterprise Road. 
o Southside Road Driveway – A full-access driveway from the western side of Southside 

Road is proposed to provide access to the planned Project site’s internal streets. The 
driveway is planned to be a single lane in, a single lane out, and two-way stop-controlled 
with Southside Road traffic having the right-of-way. Based on comments from San Benito 
County Public Works Department staff, there are two proposed locations for the Southside 
Road Project Access Driveway under consideration. The first location (Alternative 1) would 
be approximately 400 feet south of Enterprise Road and would form a “T” intersection with 
Southside Road. The second location (Alternative 2) would make the proposed Project 
Access Driveway the west leg of the existing Southside Road / Enterprise Road intersection 
(in order to avoid having two closely spaced intersections on Southside Road). Both 
proposed Project access driveway locations are analyzed under the “plus project” conditions 
as Intersection 5 (Alternative 1) and Intersection 4-5 (Alternative 2). 

o Hospital Road Driveway – A full-access driveway would extend north to form the north leg 
of the existing Hospital Road / Colorado Way intersection and would provide access to the 
planned Project site’s internal streets. The driveway would likely be single lane in, single 
lane out and two-way stop-controlled, with Hospital Road traffic having the right-of-way. 

 Emergency Vehicle Access (EVA) is provided via the proposed Project access driveways 
intersecting with Southside Road and Hospital Road. 

D. PROJECT TRIP DISTRIBUTION AND ASSIGNMENT  
The proposed Project trip distribution and assignment patterns were estimated utilizing a review of 
existing and anticipated future traffic flows and travel patterns within the vicinity of the project, 
distribution of local and regional residential population, and prior traffic studies prepared for the 
County. The following Project trip distribution was estimated for the proposed project: 

 20% to/from Union Road, west of San Benito Street 
 15% to/from San Benito Street 
 10% to/from Southside Road, north of Union Road 
 25% to/from Airline Highway (SR 25), north of Union Road 
 5% to/from Union Road, east of Airline Highway (SR 25) 
 10% to/from Airline Highway (SR 25), south of Enterprise Road 
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 15% to/from Southside Road, south of Hospital Road 
Figure 5 illustrates the estimated Project directional trip distribution and assignment patterns 
projected to be generally applicable under short-term as well as long-term conditions, on an 
annualized average usage basis. Figure 5 also illustrates the estimated “Project Only” traffic volumes 
projected to be applicable under short-term as well as long-term conditions. 
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7.  “EXISTING PLUS PROJECT” CONDITIONS 

In order to estimate the “Existing plus Project” traffic volumes, the “Project-Only” traffic volumes 
(illustrated in Figure 5) were superimposed on top of “Existing” traffic volumes (illustrated in 
Figure 3). The resulting “Existing plus Project” traffic volumes are illustrated in Figure 6.  

A. INTERSECTIONS OPERATIONS 
Table 5 presents “Existing plus Project” study intersection traffic operations under “Existing plus 
Project” conditions intersection volumes (illustrated in Figure 6) and existing intersection lane 
geometrics and control (illustrated in Figure 2). 

Table 5.  “Existing plus Project” Conditions Intersection Traffic Operations 

 Intersection Control 
Type 

AM Peak Hour PM Peak Hour 
Delay 
(S/V) LOS Wrnt 

Met?1 
Delay 
(S/V) LOS Wrnt 

Met?1 

1 Union Rd / San Benito St Signal 18.9 B - 20.1 C - 

2 Southside Rd / Union Rd Signal 22.6 C - 21.9 C - 

3 Union Rd / Airline Hwy (SR 25) Signal 54.3 D - 40.6 D - 

4 Southside Rd / Enterprise Rd TWSC 15.4 C No 12.9 B No 

5 Southside Rd / Project Access Dwy2 TWSC 
(Future) 13.5 B No 12.8 B No 

4-5 Southside Rd / Enterprise Rd / Project 
Access Dwy3 

TWSC 
(Future) 20.4 C No 20.2 C No 

6 Hospital Rd / Colorado Way / Project 
Access Dwy (Future)4 TWSC 9.7 A No 10.1 B No 

7 Southside Rd / Hospital Rd TWSC 16.8 C No 11.5 B No 

8 Airline Hwy (SR 25) / Enterprise Rd TWSC 17.2 C No 19.7 C No 
Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated.  
“Average” control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 
1.  Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 
2. Southside Road Project Access Driveway Alternative 1 (Only shown under “plus project” conditions) 
3. Southside Road Project Access Driveway Alternative 2 (Only shown under “plus project” conditions) 
4. Intersection #6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions  

 

As shown in Table 5, all of the study intersections are projected to operate at acceptable LOS “D” or 
better during AM and PM peak hour “Existing plus Project” conditions. California MUTCD based 
peak hour signal warrant-3 (Rural Areas/70% Factor) is not projected to be met at any of the study 
area unsignalized intersections under “Existing plus Project” conditions. 
All recommended improvement and mitigation measures are discussed in a subsequent section of this 
TIS report. 
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8.  “BACKGROUND” CONDITIONS 

“Background” conditions are defined as existing conditions plus the addition of traffic generated by 
approved projects planned for development within the Project vicinity. These near-term 
developments are anticipated to be constructed prior to completion of the proposed Project and are 
projected to generate traffic that will impact study intersections. Lists of approved San Benito County 
and City of Hollister development projects were obtained from City/County staff and are summarized 
in Appendix A. All approved projects expected to generate a significant amount of traffic and which 
were located within the project vicinity were included as a part of “Background” conditions.  
Trip generation and distribution for County and City-approved developments (but not yet constructed 
and/or occupied) were obtained using the most recent version of the San Benito County Travel 
Demand Model (TDM) (last updated November 2013). Base year TDM Annual Average Daily 
Traffic (AADT) volumes on project area roadways were validated against existing counts. Approved 
project land use data (obtained from the City/County) was added on top of the base year conditions 
TDM. Model trip generation rates were calibrated to match those found in the ITE Trip Generation 
Manual, 9th Edition. The new “base year plus approved projects” model was run and approved 
project traffic volumes were obtained using the difference method. “Background” conditions 
volumes were then obtained by adding the approved project traffic volumes on top of existing counts. 
Consistent with prior reports, there are no funded roadway improvement projects expected to be 
complete under near-term conditions within the Project vicinity. As such, the existing intersection 
lane geometrics and control were retained for “Background” conditions analysis. 

A. INTERSECTIONS OPERATIONS  
“Background” intersection operations were quantified under “Background” traffic volumes (shown 
in Figure 7) and existing intersection lane geometrics and control (shown in Figure 2). Table 6 
illustrates the resulting “Background” intersection LOS operations.  

Table 6.  “Background” Conditions Intersection Traffic Operations 

 Intersection Control 
Type 

AM Peak Hour PM Peak Hour 
Delay 
(S/V) LOS Wrnt 

Met?1 
Delay 
(S/V) LOS Wrnt 

Met?1 

1 Union Rd / San Benito St Signal 20.7 C - 21.5 C - 

2 Southside Rd / Union Rd Signal 20.2 C - 18.4 B - 

3 Union Rd / Airline Hwy (SR 25) Signal 58.5 E - 48.2 D - 

4 Southside Rd / Enterprise Rd TWSC 12.9 B No 11.3 B No 

5 Southside Rd / Project Access Dwy2 TWSC 
(Future) - - - - - - 

4-5 Southside Rd / Enterprise Rd / Project 
Access Dwy3 

TWSC 
(Future) - - - - - - 

6 Hospital Rd / Colorado Way / Project 
Access Dwy (Future)4 TWSC 9.5 A No 9.8 A No 

7 Southside Rd / Hospital Rd TWSC 14.3 B No 10.8 B No 

8 Airline Hwy (SR 25) / Enterprise Rd TWSC 19.2 C No 21.0 C No 
Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated.  
“Average” control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 
1.  Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 
2. Southside Road Project Access Driveway Alternative 1 (Only shown under “plus project” conditions) 
3. Southside Road Project Access Driveway Alternative 2 (Only shown under “plus project” conditions) 
4. Intersection #6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions  
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As shown in Table 6, the signalized Union Road / Airline Highway (SR 25) intersection is projected 
to operate at AM peak hour LOS “E” conditions (below LOS “D” standard). All of the remaining 
study intersections are projected to operate at acceptable LOS “D” or better during AM and PM peak 
hour “Background” conditions. California MUTCD based peak hour signal warrant-3 (Rural 
Areas/70% Factor) is not projected to be met at any of the study area unsignalized intersections under 
“Background” conditions. 
All recommended improvement and mitigation measures are discussed in a subsequent section of this 
report.  
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Figure 7"Background" Traffic Volumes
Sunnyside Estates Residential Subdivision
San Benito County, CA
October 2015
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9.  “BACKGROUND PLUS PROJECT” CONDITIONS 

To simulate “Background plus Project” conditions traffic volumes, the “Project Only” volumes 
illustrated in Figure 5 were superimposed on top of “Background” traffic volumes, illustrated in 
Figure 7. The resulting “Background plus Project” traffic volumes are presented in Figure 8.  

A. INTERSECTIONS OPERATIONS  
“Background plus Project” intersection operations were quantified under “Background plus Project” 
traffic volumes (shown in Figure 8) and existing intersection lane geometrics and control 
(shown Figure 2). Table 7 illustrates the resulting “Background plus Project” intersection LOS 
operations. 

Table 7.  “Background plus Project” Conditions Intersection Traffic Operations 

 Intersection Control 
Type 

AM Peak Hour PM Peak Hour 
Delay 
(S/V) LOS Wrnt 

Met?1 
Delay 
(S/V) LOS Wrnt 

Met?1 

1 Union Rd / San Benito St Signal 20.7 C - 21.6 C - 

2 Southside Rd / Union Rd Signal 23.8 C - 22.4 C - 

3 Union Rd / Airline Hwy (SR 25) Signal 59.3 E - 48.4 D - 

4 Southside Rd / Enterprise Rd TWSC 15.5 C No 13.1 B No 

5 Southside Rd / Project Access Dwy2 TWSC 
(Future) 13.5 B No 12.8 B No 

4-5 Southside Rd / Enterprise Rd / Project 
Access Dwy3 

TWSC 
(Future) 21.4 C No 21.0 C No 

6 Hospital Rd / Colorado Way / Project 
Access Dwy (Future)4 TWSC 9.7 A No 10.1 B No 

7 Southside Rd / Hospital Rd TWSC 16.8 C No 11.5 B No 

8 Airline Hwy (SR 25) / Enterprise Rd TWSC 19.4 C No 22.3 C No 
Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated.  
“Average” control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 
1.  Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 
2. Southside Road Project Access Driveway Alternative 1 (Only shown under “plus project” conditions) 
3. Southside Road Project Access Driveway Alternative 2 (Only shown under “plus project” conditions) 
4. Intersection #6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions  

 

As shown in Table 7, the signalized Union Road / Airline Highway (SR 25) intersection is projected 
to operate at AM peak hour LOS “E” conditions (below LOS “D” standard). All of the remaining 
study intersections are projected to operate at acceptable LOS “D” or better during AM and PM peak 
hour “Background plus Project” conditions. California MUTCD based peak hour signal warrant-3 
(Rural Areas/70% Factor) is not projected to be met at unsignalized study intersections under 
“Background plus Project” peak hour conditions. 
All recommended improvement and mitigation measures are discussed in a subsequent section of this 
report. 
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Figure 8"Background + Project" Traffic Volumes
Sunnyside Estates Residential Subdivision
San Benito County, CA
October 2015
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10.  “CUMULATIVE BASE” CONDITIONS 

“Cumulative Base” conditions are defined as “Background” conditions plus the addition traffic 
generated by pending (but not yet approved and/or constructed) projects within the Project vicinity. 
Lists of pending San Benito County and City of Hollister development projects were obtained from 
City/County staff and are summarized in Appendix B. All pending projects expected to generate a 
significant amount of traffic and which were located within the project vicinity were included as a 
part of “Cumulative Base” conditions.  
Trip generation and distribution for County and City-pending developments (but not yet approved 
and/or constructed) were obtained using the most recent version of the San Benito County Travel 
Demand Model (TDM) (last updated November 2013). Pending project land use data (obtained from 
the City/County) was added on top of the “base year plus approved projects” (used for “Background” 
conditions) TDM and the new “base year plus approved and pending projects” model was run and 
pending project traffic volumes were obtained using the difference method. “Cumulative Base” 
conditions volumes were then obtained by adding the pending project traffic volumes on top of 
“Background” conditions volumes. 
 Consistent with prior reports, the transportation network assumed under cumulative conditions 
includes various network improvements in Hollister and San Benito County. For this study, the 
relevant roadway improvements included in the San Benito County Transportation Impact Mitigation 
Fee (TIMF) Nexus Study (dated March 2011) were assumed to be constructed under cumulative 
conditions. The TIMF identifies roadway widening projects that will need to occur in the future, 
throughout San Benito County, to accommodate projected growth in the County through Year 2035 
(or Year 2035 General Plan buildout). The following major transportation improvements are a part of 
the TIMF and assumed in place under cumulative conditions:  
TIMF Project 4: Airline Highway (SR 25) Widening – Airline Highway (SR 25) is assumed to be 
widened to a four lane expressway from Fairview Road to Sunset Drive. 
TIMF Projects 9 and 10: Union Road – Union Road is assumed to be widened to four lanes from 
Fairview Road to SR 156. 
TIMF Identified Intersection Improvement 7: Airline Highway (SR 25) at Enterprise Road 
Intersection Improvement – This intersection has been identified for intersection improvements 
and/or signalization, however no specific intersection improvement has been assumed under 
“Cumulative Base” conditions in this study.  

B. INTERSECTIONS OPERATIONS  
“Cumulative Base” intersection operations were quantified under “Cumulative Base” traffic volumes 
(shown in Figure 9) and existing intersection lane geometrics and control (shown in Figure 2) plus 
assumed TIMF roadway widening and intersection improvement projects. Table 8 illustrates the 
resulting “Cumulative Base” intersection LOS operations.    
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Table 8. “Cumulative Base” Conditions Intersection Traffic Operations 

 Intersection Control 
Type 

AM Peak Hour PM Peak Hour 
Delay 
(S/V) LOS Wrnt 

Met?1 
Delay 
(S/V) LOS Wrnt 

Met?1 

1 Union Rd / San Benito St Signal 19.0 B - 20.7 C - 

2 Southside Rd / Union Rd Signal 18.9 B - 18.3 B - 

3 Union Rd / Airline Hwy (SR 25) Signal 31.0 C - 33.2 C - 

4 Southside Rd / Enterprise Rd TWSC 14.0 B No 12.4 B No 

5 Southside Rd / Project Access Dwy2 TWSC 
(Future) - - - - - - 

4-5 Southside Rd / Enterprise Rd / Project 
Access Dwy3 

TWSC 
(Future) - - - - - - 

6 Hospital Rd / Colorado Way / Project 
Access Dwy (Future)4 TWSC 9.5 A No 9.8 A No 

7 Southside Rd / Hospital Rd TWSC 16.2 C No 11.6 B No 

8 Airline Hwy (SR 25) / Enterprise Rd TWSC 26.4 D No 37.5 E No 
Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated.  
“Average” control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 
1.  Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 
2. Southside Road Project Access Driveway Alternative 1 (Only shown under “plus project” conditions) 
3. Southside Road Project Access Driveway Alternative 2 (Only shown under “plus project” conditions) 
4. Intersection #6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions  

 

 

As shown in Table 8, the two-way stop-controlled Airline Highway (SR 25) / Enterprise Road 
intersection is projected to operate at PM peak hour LOS “E” conditions (below LOS “D” standard). 
All of the remaining County study intersections are projected to operate at acceptable LOS “D” or 
better during AM and PM peak hour “Cumulative Base” conditions. California MUTCD based peak 
hour signal warrant-3 (Rural Areas/70% Factor) is not projected to be met at any unsignalized 
intersections under “Cumulative Base” peak hour conditions. 
All recommended improvement and mitigation measures are discussed in a subsequent section of this 
report.  
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Figure 9"Cumulative Base" Traffic Volumes
Sunnyside Estates Residential Subdivision
San Benito County, CA
October 2015
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11.  “CUMULATIVE PLUS PROJECT” CONDITIONS 

To simulate “Cumulative plus Project” conditions traffic volumes, the “Project Only” volumes 
illustrated in Figure 5 were superimposed on top of “Cumulative Base” traffic volumes, illustrated in 
Figure 9. The resulting “Cumulative plus Project” traffic volumes are presented in Figure 10.  

B. INTERSECTIONS OPERATIONS  
“Cumulative plus Project” intersection operations were quantified under “Cumulative plus Project” 
traffic volumes (shown in Figure 10) and existing intersection lane geometrics and control 
(shown Figure 2) plus assumed TIMF roadway widening and intersection improvement projects. 
Table 9 illustrates the resulting “Cumulative plus Project” intersection LOS operations. 

Table 9.  “Cumulative plus Project” Conditions Intersection Traffic Operations 

 Intersection Control 
Type 

AM Peak Hour PM Peak Hour 
Delay 
(S/V) LOS Wrnt 

Met?1 
Delay 
(S/V) LOS Wrnt 

Met?1 

1 Union Rd / San Benito St Signal 19.0 B - 20.4 C - 

2 Southside Rd / Union Rd Signal 21.5 C - 20.7 C - 

3 Union Rd / Airline Hwy (SR 25) Signal 31.8 C - 33.6 C - 

4 Southside Rd / Enterprise Rd TWSC 17.1 C No 14.8 B No 

5 Southside Rd / Project Access Dwy2 TWSC 
(Future) 14.7 B No 14.3 B No 

4-5 Southside Rd / Enterprise Rd / Project 
Access Dwy3 

TWSC 
(Future) 16.2 C No 17.3 C No 

6 Hospital Rd / Colorado Way / Project 
Access Dwy (Future)4 TWSC 9.7 A No 10.1 B No 

7 Southside Rd / Hospital Rd TWSC 19.9 C No 12.4 B No 

8 Airline Hwy (SR 25) / Enterprise Rd TWSC 27.2 D No 40.3 E No 
Notes: For TWSC (Two-Way-Stop-Control) intersections, worst-case movement delay (in seconds/vehicle) are indicated.  
“Average” control delays (in seconds/vehicle) are indicated for AWSC (All-Way-Stop-Control) and Signal-Control intersections. 
1. Warrant (Wrnt) = California MUTCD based Peak-hour-Volume Warrant #3 (Rural Areas/70% Factor) 
2. Southside Road Project Access Driveway Alternative 1 (Only shown under “plus project” conditions) 
3. Southside Road Project Access Driveway Alternative 2 (Only shown under “plus project” conditions) 
4. Intersection #6 is a 3-leg intersection under “no project” conditions and a 4-leg intersection under “plus project” conditions  

 

As shown in Table 9,  the two-way stop-controlled Airline Highway (SR 25) / Enterprise Road 
intersection is projected to operate at PM peak hour LOS “E” conditions (below LOS “D” standard). 
All of the remaining County study intersections are projected to operate at acceptable LOS “D” or 
better during AM and PM peak hour “Cumulative plus Project” conditions. California MUTCD 
based peak hour signal warrant-3 (Rural Areas/70% Factor) is not projected to be met at any 
unsignalized intersections under “Cumulative plus Project” peak hour conditions. 
All recommended improvement and mitigation measures are discussed in a subsequent section of this 
report. 
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Figure 10"Cumulative + Project" Traffic Volumes
Sunnyside Estates Residential Subdivision
San Benito County, CA
October 2015

Union Rd /

17
4 (

16
3)

17
3 (

20
3)

Sa
n B

eni
to S

t

326 (139)

605 (266)

Union Rd
137 (262)

224 (578)

Union Rd

San Benito St1 Southside Rd /

36
 (3

5)

42
 (1

15
)

20
 (2

6) So
uth

sid
e R

d

25 (15)

665 (304)

59 (91)
Union Rd

11
0 (

84
)

74
 (6

8)

20
4 (

91
)

So
uth

sid
e R

d

23 (59)

292 (552)

83 (138)

Union Rd

Union Rd2 Union Rd /

13
4 (

16
0)

15
4 (

42
3)

90
 (2

42
) Air
line

 Hw
y

171 (118)

313 (95)

29 (31)
Union Rd

21
 (2

3)

30
6 (

26
3)

29
5 (

19
)

Air
line

 Hw
y

149 (202)

148 (236)

125 (215)

Union Rd

Airline Hwy (SR 25)3 Southside Rd /

17
5 (

27
8)

15
 (6

6) So
uth

sid
e R

d

72 (36)

33 (32)
Enterprise Rd

40
 (2

0)

31
5 (

20
7)

So
uth

sid
e R

d

Enterprise Rd4

Southside Rd /

20
 (6

5)

18
3 (

22
6)

6 (
20

) So
uth

sid
e R

d

17 (11)

2 (1)
Fay Property Dwy

1 (
2)

28
1 (

17
8)

4 (
11

)

So
uth

sid
e R

d

57 (38)

10 (7)

Project Access Dwy

Project Access Dwy5 Hospital Rd /

9 (
30

)

Pro
jec

t Ac
ces

s D
wy

16 (51)

5 (5)

21 (41)
Hospital Rd

41
 (2

8)

1 (
1)

Co
lora

do 
Wa

y5 (5)

1 (1)

Hospital Rd

Project Access Dwy6 Southside Rd /

33
 (8

6)

15
4 (

12
0)

9 (
29

) So
uth

sid
e R

d

26 (17)

6 (4)
Fay Property Dwy

2 (
7)

18
2 (

12
1)

9 (
12

)

So
uth

sid
e R

d

75 (55)

16 (7)

Hospital Rd

Hospital Rd7 Enterprise Rd /

26
 (6

1)

32
3 (

56
0)

21
 (6

6) Air
line

 Hw
y

38 (24)

5 (2)

31 (38)
Enterprise Rd

17
 (4

2)

54
2 (

36
5)

59
 (7

0)

Air
line

 Hw
y

46 (40)

5 (3)

48 (46)

Enterprise Rd

Airline Hwy (SR 25)8

Legend
XXX (XXX) = AM (PM)

 Peak Hour Volumes

\\woodrodgers.loc\ProductionData\JOBS\Jobs\8579_001_Sunnyside_Estates_EIR\GIS\Tasks\TurningMovements\20151009\_C+P.mxd 10/9/2015 1:23:14 PM kmorgan

0 0.250.125

Miles
NORTH

Southside Rd /

18
 (5

7)

15
7 (

22
1)

15
 (6

6) So
uth

sid
e R

d

72 (36)

2 (8)

31 (24)
Hospital Rd

33
 (1

6)

26
5 (

17
3)

4 (
11

)

So
uth

sid
e R

d

50 (34)

7 (4)

10 (7)

Project Access Dwy

Enterprise Rd - Project Access Dwy45



Sunnyside Estates Residential Subdivision – Transportation Impact Study  
San Benito County, CA   

WR #8579.001 October 2015 Page 30 

12.  VEHICLE MILES TRAVELED (VMT) ANALYSIS 

Vehicle Miles Traveled (VMT) for the development of Sunnyside Estates was estimated using Fehr 
& Peers’ VMT+ Tool. The VMT+ Tool determines total number of trips generated by the Project 
using the ITE Trip Generation Manual, 8th Edition and distributes them between common trip 
purposes, such as Home-Based Work, Non-Home Based, and Home-Based Other. The Project-
generated trips are further apportioned between trips that occur internally (trips with both an origin 
and destination within the Project boundary) and internal-to-external trips (trips with either an origin 
or destination outside the Project boundary). The number of trips for each purpose is then multiplied 
by its respective estimated trip length (based on the Federal Highway Administration’s 2001 
National Household Travel Survey) to obtain total vehicle miles traveled. Inputs for each step of the 
VMT analysis are included in Appendix C. A summary of the Project’s total daily VMT generation 
and daily VMT per household is shown in Table 10. Figure 11 provides a comparison of the daily 
VMT per household generated by three different land use patterns to that of the proposed Project. 

Table 10. Vehicle Miles Traveled 

 
 
 
 

 
Figure 11:  Daily VMT by land use pattern 

The Project output is labeled “Your Scenario” 

As shown in Table 10, total VMT and VMT per household generated by the Project are estimated at 
20,805 miles and 104.02 miles, respectively. Since the proposed Sunnyside Estates subdivision does 
not contain any non-residential land uses (such as retail, commercial, or office uses) within the 
Project boundary, all Project-generated trips must be made to external locations. As a result, there are 

Factor Vehicle Miles Traveled (miles) 

Total VMT 20,805 

VMT/Household 104.02 
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no reductions for internalized trips or retail pass-by. As illustrated in Figure 11, VMT per household 
for the proposed subdivision (104 miles) is relatively higher than the comparable average for low 
density land use patterns (76 miles). This is due to the fact that the Project is located in a moderately 
rural setting outside of city limits, resulting in longer distances to retail centers, schools, and places 
of work. 

13.  PROJECT IMPACTS AND MITIGATION MEASURES  

This section summarizes recommended base improvements (without project) and project-specific 
impacts and mitigation measures at study transportation facilities, identified based on the analysis 
results presented in the preceding section of this TIS report. It should be noted that all improvement 
and mitigation recommendations contained herein are conceptual planning and program level 
recommendations only. Design and safety enhancements such as street lighting, signage, etc. may 
also become necessary, and such measures may be conditioned by the responsible and affected 
agencies subsequently during the design/approval stages of the proposed project. 

“EXISTING PLUS PROJECT” CONDITIONS 
All study intersections are projected to operate at an acceptable levels of service under “Existing” 
and “Existing plus Project” conditions. 

 “BACKGROUND PLUS PROJECT” CONDITIONS 
Union Road / Airline Highway (SR 25) Intersection 

Impact – This signalized intersection is projected to operate at “Background” and “Background plus 
Project” AM peak hour LOS “E” conditions. Based on County/Caltrans LOS policy standard, the 
minimum acceptable standard for this intersection is LOS “D”. Since this intersection is projected to 
operate at unacceptable AM peak hour LOS “E” without the addition of Project trips and the Project 
trips are projected to increase the intersection’s delay, the project’s incremental impacts at this 
intersection may be considered “significant”. 
Mitigation – A feasible improvement measure for this intersection is to modify the existing traffic 
signal to include protected left-turn phasing for the eastbound and westbound approaches and to add 
a right-turn only lane to the eastbound approach. With this improvement, this intersection is 
projected to provide “Background” and “Background plus Project” AM and PM peak hour LOS “C” 
operations. Alternatively, this intersection is projected to provide acceptable LOS operations with 
Airline Highway (SR 25) and Union Road widening (TIMF Projects 4, 9 and 10).  
While implementation of the above improvements would reduce project impacts to “less than 
significant”, it cannot be guaranteed that the proposed improvements would be constructed in a 
timely manner. Since this intersection falls under Caltrans jurisdiction, it cannot be guaranteed that 
proposed improvements will be built as that decision will ultimately be made by Caltrans. 
Additionally, it cannot be guaranteed that the proposed improvements will be constructed before 
impacts are triggered as the improvements will be implemented only once enough fair share 
payments have been collected. Therefore, project impact at this intersection may ultimately be 
considered “significant and unavoidable”. 
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“CUMULATIVE PLUS PROJECT” CONDITIONS 
Airline Highway (SR 25) / Enterprise Road Intersection 

Impact – This two-way stop-controlled intersection is projected to operate at “Cumulative Base” and 
“Cumulative plus Project” PM peak hour LOS “E” conditions. Based on County/Caltrans LOS policy 
standard, the minimum acceptable standard for this intersection is LOS “D”. Since this intersection is 
projected to operate at unacceptable PM peak hour LOS “E” without the addition of Project trips, but 
MUTCD signal warrant is not projected to be met at this intersection, the Project’s incremental 
impacts at this intersection may be considered “less than significant”. 
Mitigation – A feasible improvement for this intersection is to signalize the Airline Highway 
(SR 25) / Enterprise Road intersection. With installation of a traffic signal, and the planned Airline 
Highway (SR 25) widening (listed in the County TIMF), the Airline Highway (SR 25) / Enterprise 
Road intersection is projected to operate at “Cumulative Base” and “Cumulative plus Project” AM 
and PM peak hour LOS “B” conditions. 
The Airline Highway (SR 25) / Enterprise Road intersection is listed as “identified for intersection 
improvements and signalization” in the County TIMF. However, since this intersection also falls 
under Caltrans jurisdiction, it cannot be guaranteed that the signal will be built as that decision will 
ultimately be made by Caltrans. Additionally, it cannot be guaranteed that the proposed signal will be 
constructed in a timely manner as the improvement will be implemented only once enough fair share 
payments have been collected.  

 PROJECT DRIVEWAY IMPACTS  
All Project driveway intersections are projected to operate at acceptable peak hour levels of service 
as proposed as part of the project. 

 Southside Road / Project Driveway (Alternative 1): This Project driveway intersection is planned 
to operate as a full-access intersection under all “plus project” scenarios. A maximum eastbound 
queue length of one vehicle (or 50 feet) is projected, which would not spill back to the adjacent 
“Street 2” internal intersection. 
Southside Road / Enterprise Road / Project Driveway (Alternative 2): This Project driveway 
intersection is planned to operate as a full-access intersection under all “plus project” scenarios. 
This two-way stop-controlled intersection is projected to operate at acceptable (per the San 
Benito County LOS standard) “Cumulative plus Project” PM peak hour LOS “C” conditions. A 
maximum eastbound queue length of one vehicle (or 50 feet) is projected, which would not spill 
back to the adjacent “Street 2” internal intersection. 

 Hospital Road / Project Driveway: This Project driveway intersection is planned to operate as a 
full-access intersection under all “plus project” scenarios. A maximum southbound queue length 
of one vehicle (or 50 feet) is projected, which would not spill back to the adjacent “Street 5” 
internal intersection. 

 Southside Road / Hospital Road: This existing driveway intersection operates as a full-access 
intersection under all analyzed scenarios. A maximum eastbound queue length of one vehicle 
(or 50 feet) is projected with Project generated trips, which would not cause any spill back issues. 

Project driveway impacts are considered “significant”. All Project driveways are recommended to be 
single-lane stop-controlled out, and single-lane in. The proposed Project would be responsible for a 
100% contribution towards the recommended mitigations at all Project driveway intersections (see 
Appendix D – Project Fair-Share Percentage Estimate for Critical Study Intersections). 
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SAFETY CONCERNS 
The Southside Road / Union Road intersection experiences accidents and long queues at the 
northbound approach under existing peak hour conditions. There is a Signal Ahead sign and 
pavement legend on the south leg of this intersection. “Left Turn Yield On Green” signs for both the 
northbound and southbound intersection approaches may help increase safety at this intersection. 

INTERNAL CIRCULATION 
Traffic volumes on proposed internal Project site streets are not projected to be large enough to 
require any critical traffic control improvements. Therefore, no internal street intersection 
improvements are recommended other than stop-controlled movement(s) at internal intersections. 

BICYCLE AND PEDESTRIAN FACILITIES 
This section describes the existing and planned bicycle and pedestrian facilities in and around the 
Project site: 

 Southside Road currently has Class II bike route striping from County Labor Camp Road to 
Carousel Drive, but no pedestrian sidewalks. Class I bike lanes / multi-use paths are planned for 
this segment of Southside Road according to the San Benito County Bikeway and Pedestrian 
Master Plan (December 2009). 

 Union Road currently has no bike lanes or pedestrian sidewalks west of Airline Highway 
(SR 25). Class II bike lanes are planned for Union Road between Airline Highway and San 
Benito Street according to the San Benito County General Plan Circulation Element (February 
2013). 

 Proposed Project site internal streets will have fully improved frontage treatment, including 
curbs, gutters, sidewalks, and street lights. Internal Project site roadways will have Class III bike 
lanes that will provide connectivity to the Class II bike route on Southside Road. 

PUBLIC TRANSPORTATION 
The City of Hollister is served by San Benito County Express bus service, but the existing routes do 
not operate in close proximity to the Project site and the nearest bus stop is located approximately 
one-mile north of the Project site. The Project site is served by the San Benito County Dial-A-Ride 
Service. 
Due to the relative lack of transit destinations on Southside Road south of Union Road, it is unlikely 
that any transit routes would be redirected or added to the Project vicinity. However, discussions with 
San Benito County Express may need to be initiated to investigate the possibility of adding bus stops 
on or near the Project site. The Project may need to initiate appropriate coordination with the County 
Express system in order to accommodate potential increase in transit demands triggered by the 
proposed project.   
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APPENDIX 

A. City of Hollister / San Benito County Approved Development Projects 
B. City of Hollister / San Benito County Pending Development Projects 
C. Vehicle Miles Traveled (VMT) Calculation Worksheets  
D. Project Fair-Share Percentage Estimates for Critical Off-Site Study Intersections 
E. Level of Service and California MUTCD Signal Warrant 3 based Worksheets (Under Separate Cover) 
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Appendix A - City of Hollister / San Benito County Approved Development Projects

ID Applicant/Owner/Project Name Address/Location Proposed Project Description
City/

County

1 1980 Airway Drive 1980 Airway Drive 15,000 s.f. industrial building, 6,250 s.f. 
mechanical shop/office building

City

2 Airport Business Park Flynn Rd, between SR 25 and San Felipe Rd 12,100 s.f. industrial building City

3 Annoti (Miller Ferriera) Senior Project W/o Valley View, s/o Hazel Hawkins Hospital, e/o 
Airline Hwy, n/o Valley Way

170 Senior Apartments City

4 Award Homes W/o Fairview, s/o St. Benedict's Church, e/o 
Calistoga Dr,

567 homes, 100 apartments City

5 Braer N/w of San Benito St/South St 6 Apartments City

6 Cario, E. 1241 Sunnysloe Rd. 2 Homes City

7 Cario, J. 540 Line Street 1 Home City

8 Cerrato Estates Between Meridian St and Hillcrest Rd, W/o 
Memorial Dr

241 homes City

9 Chamber's Equestrian Center Hwy 25 and Shore Rd Horse Show City

10 Community Food Bank of San Benito 
County

172 McCloskey Road 3,072 s.f. office, 10,560 s.f. warehouse City

11 Coria W/o Westside Blvd at Jan Ave 7 homes City

12 Creekside 5 & 6 Los Altos Dr, South of Hillcrest 14 lots City

13 CSDC Westside Blvd between 4th St and South St 15 Apartments City

14 Eade Southside/Airline 5 lots City

15 Eden West Between Apricot Ln, Line St, Steinbeck Dr, and 
Cannery Row

55 homes City

16 Edward Rinehart 1615 San Juan Road 2,224 Convenience Store City

17 Edward Rinehart 1615 San Juan Road 1,399 sq.ft. sit-down restaurant City

18 Fairfield Inn & Suites Marriot Hotel 380 Gateway Drive 81-room hotel City

19 Fairview Corners Residential N/E Corners of Fairview Rd and Airline Hwy 220 single family homes City

20 Gibson/Sunnyslope between SR 25 and Black Forest 29 homes City

21 Hawkings Companies, LLC Hwy 25/Tres Pinos 14,550 sq.ft. Walgreens City

22 Hillock Ranch S and W of Hillock Dr., e/o Morning Glory, along 
Jasmine and Honeysuckle Way

108 Homes (40 remaining) City

23 Hillview 2 Buena Vista Rd, W/o Ranchito Dr 30 homes City

24 Hollister Business Park Fallon Rd 49,569 s.f. warehouse City

25 Humboldt West Southside/Airline 16 lots City

26 La Baig 5 (Koch Dr.) n/o Meridian along Koch 48 Homes (2 remaining) City

27 Las Brisas 7 N/o Sunnyslope, E and W of Clearview along 
Marilyn Ct and McDonald Ct

23 homes (3 remaining) City

28 Las Brisas 8 N/o Sunnyslope, E and W of Clearview along 
Marilyn Ct and McDonald Ct

23 homes (11 remaining) City

29 Legacy Guerra (Lowes Project - 190 
Hillcrest Rd)

W/o Hwy 25 bypass between Meridian St and 
Hillcrest Rd

120 apts City

30 Legacy Guerra (Lowes Project - 190 
Hillcrest Rd)

W/o Hwy 25 bypass between Meridian St and 
Hillcrest Rd

150 ksf home impr store, 100.48 ksf general 
commercial

City

32 Marcus, Don Santa Ana Valley Road 4 lots City

33 North Florida Development (Ladd 
Lane)

W/o Ladd Ln, across from Hillock Dr 12,420 s.f. medical office/retail building, 20,500 
s.f. retail, 63 apartments, 25 courtyard units, 13 
single-family

City

34 PacificWest Communities North Street 450 homes City

35 Palmtag Subdivision S/E Corner of Nash Rd and San Benito St 10 homes (2 remaining) City

36 Prado 1260 Sunnyslope Road 1 Home City

37 Rajkovich E/o San Benito St and Cienega Rd 81 homes, 100 Apartments City

38 Ridgemark Commercial Center Inside Ridgemark Residential 19,500 s.f. of commercial space City

39 Rohca 360 Hill Street 1 Home City

40 San Benito County Court House N/o 4th St between San Benito St and Powell St New Courthouse City

41 San Felipe Storage 1541 San Felipe Road Storage City

42 Santana Ranch E/o Fairview Rd from Hillcrest to Sunnyslope 1,092 residential units, 800-student elementary 
school, and 65,000 s.f. of commercial space

City

43 Silver Oaks W/o Valley View, s/o Hazel Hawkins Hospital, e/o 
Airline Hwy, n/o Valle Way

170 senior apartments City

44 Valles E/o Cushman St, S/o Nash Rd 50 apartments City

45 Villages Brigantino North of Brigantino Dr 154 homes City

46 VLM/Mendonsa Santa Ana Valley Road 3 lots City

47 Walnut Park 13 S/o Union Rd at Calistoga Dr 42 homes (32 Remaining) City

48 Walnut Park 8A E and W side of Calistoga Dr, between Monte 
Vista and Vallejo Dr

31 homes (4 remaining) City

49 Walnut Park 8B E and W side of Calistoga Dr, between Monte 
Vista and Vallejo Dr

27 homes (4 remaining) City

50 Ray Mariottini 1048 Monterey Street 13 multi-family City

51 Pine Drive Pine Drive Condos City
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Appendix A - City of Hollister / San Benito County Approved Development Projects

ID Applicant/Owner/Project Name Address/Location Proposed Project Description
City/

County

52 T&S Enterprises 808 Powell Street 5 single story units City

53 Ted Intravia 1330 San Benito Street Duplex City

54 Les Schwab Tire Center - George Tres Pinos Rd and SR 25 10,400 sf tire installation store City

55 Derek Del Curto 651 East Street 2800 sq ft duplex City

56 Anthony Nicola Pine Drive Triplex City

57 The Del Curto Group Duplex City

58 BLODGETT, Robert 600 Rocks Rd, SJB Minor Sub County

59 TRUMPP, Armand 3309 San Juan-Hol Rd Minor sub 3 lots County

60 SANDMAN, Inc. Nash Rd Reclamation Plan - Sand & Gravel County

61 CASA de FRUTA 6680 Pacheco Pass Hwy Minor sub 4 lots County

62 BLACKBURN, Cort Hwy 156 & San Felipe Minor sub 2 lots County

63 FAIRVIEW PROP/Baumgartner Fairview Road major subdivision County

64 YUSTE, Manuel 1417 McCloskey Rd 4 lots + remainder County

65 DOTTA, Tom & Karen Buena Vista Road2 Minor-Sub - 2 lots County

66 DOTTA, Tom & Karen Buena Vista Road 19-10-12 / 2 lot subdivision County

67 SHINGAI, Isami 1460 Santa Ana Road 2 Parcel Sub-division County

68 Rodriguez Union Road Two Lot Subdivision County

69 Rodriguez, Ruben Jarvis Lane 2 Lot Subdivision County

70 Holthouse San Juan Canyon Rd. Minor Subdivision County

71 Young, William+E641 988 Spring Grove Minor Subdivision County

72 Mode, Brian San Juan Canyon Rd. Minor Subdivision County

73 Corotto, Jim & Lillian Thomas/Southside Rd. Minor Subdivision   2 lots County

74 B & P Produce Dunne Avenue Minor Subdivision - Santa Clara Co. County

75 Zanger, Joe 7350 Pacheo Pass Hiway 3 lot subdivision County

76 Pearce San Juan Canyon Road 2 Lot Subdivision County

77 Cooper/Adair/Sandoval 1381 Cannon Road 3 lot subdivision County

78 Sanchez & Daly Los Viboras Road Create 4 lots County

79 Young, William Comstock Road Create 4 lots County

80 Longreach Assoc./Intravia 3291 San Juan/Hollister 5 lot subdivision County

81 Bowers, Ron School Road 2 Lot Subdivision County

82 Silva 4155 John Smith Rd. 17  4 lot subdivision County

83 Prado, Raul Fairview/Magladry 4 lot subdivision County

84 Garbini 31341 Airline Highway 2 Lot Subdivision County

85 Lico/Greco 213 Enterprise Road 12 lot subdivision County

86 Guerra Nut Shelling 500 John Smith Road 5 lot subdivision w/remainder County

87 Ridgemark G&CC 1290 So. Rigemark Dr. 2 Lot Subdivision County

88 Gray, Tim Old Orchard Road 3 lot subdivision County

89 Sanchez, Robert 9091 Fairview Road Revision of MS 1170-05 to 4 lots County

90 Nino, Mike 111 Best Road 3 lot subdivision County

91 Casillas, Frank 4505 John Smith Road 2 lot subdivision County

92 Aviles (Brown PA) 477 Magladry 4 Lot Subdivision County

93 Abramson (Millennium Tr. Santa Ana Valley Road 8 Five acre parcel subdivision County

94 Friebel, James Orchard Road 2 lot subdivision County

95 Adamian, Edward 833 Los Viboras Road 3 lot subdivision County

96 McAlister, Andrew Carr Avenue 4 Lot Subdivision County

97 Turner, Kevin Payne Road 2 lot subdivision County

98 Kamboj School Road 3 lot subdivision County

99 Kamboj School Road 4 Lot Subdivision County

100 Hain, Joan 608 Bolado Road 2 lot subdivision County

101 McMahon Road Minor Subdivision Amendment County

102 Hilden, Lynn [Tyler Knolls] Ralph's Lane Extension 11 Lot subdivision w/remainder County

103 Wynn, Gordon 1275 Santa Ana Vly. Rd. Minor Subdivision Amendment County

104 Guerra Nut Shelling 500 John Smith Road 17 one acre parcels w/remainder County

105 Walker, Mary Jane 4343 Airline Highway Family Exempt 2 lot division County

106 Platinum Theaters 500 John Smith Road Music Concerts in Summer County

107 Lone Tree Ranch, LLC Quien Sabe Road Cabins & Headquarters County

108 Guerra Nut Shelling 500 John Smith Rd. Amend Conditions of Appr. County

109 Young, Willilam 988 Spring Grove Rd. Amend Conditions of Appr. County

110 Jones & McKenzie 1301 Nash Road Commericial Kennel Facility County

111 Irwin Sewell & Sagrado Deveopment 543 Mission Vineyard Four Parcels County

112 Lico & Greco 213 Enterprise Road Phasing into 3 phases County

113 James Libby Live Oak Road & Hwy 25 37 Lots County
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Appendix A - City of Hollister / San Benito County Approved Development Projects

ID Applicant/Owner/Project Name Address/Location Proposed Project Description
City/

County

114 Phil Foster 3065 Santa Ana Valley Rd Small Cold storage and dry County

115 O'Connell Ranch/CBG Lomeria Muertas 3 lots plus remainder County

116 Damm 3016 & 3028 Cienega Rd 2 Lot Subdivision County

117 John Bluff 1179 Comstock Road Minor Subdivision 2 lots County

118 United Genetics 8000 Fairview Rd Amend UP 667-94 County

119 Matthews 530 Aquistapace Road temp mobile home for fall time employee County

120 Sewell 1000 San Juan Canyon Road Residential wellness center County

121 San Benito County John Smith Landfill AR to P/QP for landfill expansion north of John 
Smith Road

County

122 Rion Barth 18939 Airline Hwy livestock, hay storage County

123 Rion Barth 18939 Airline Hwy Horse stalls County

124 George Chiala 9351 Fairview Road Processing Facility Produce County

125 Santana Ranch E. side Fairview Rd. 1,000-unit (approx.) small lot residential 
subdivision component of specific plan

County

126 Sunset Hills Development Santa Ana Valley Road Minor change to TSM County

127 Brigantino Union Road Amendment to Parcel map County

128 Nunes 1897 McCloskey Road 2 Lot Subdivision County

129 Marcus, Don 1003 Santa Ana Valley Rd 4 Lot Subdivision County

130 San Juan Oaks SW Corner of Union Street/San Juan Oaks Drive 
Intersection

1,100 residences, 200-room hotel, 65,000-sf 
commercial, assisted living/skilled nursing center

County

131 Ecos Energy 1850 Buena Vista Road Solar Farm County

132 Santana Ranch/Anderson Fairview Santana Ranch Specific Plan final 92 units County

133 Albert Rodriguez 2324 Union Road Amendment to Tenative Map County

134 Chispa 890 Buena Vista Road Subdivision into 14 lots County

135 United Genetics 5931 Fairview Road 5 houses & 10 green houses County

Source: City of Hollister and San Benito County Planning Departments (2015)
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Appendix B - City of Hollister / San Benito County Pending Development Projects

ID Applicant/Owner/Project Name Address/Location Proposed Project Description
City/

County

1 Chaney S/o Union Rd at Calistoga Dr 46 multi-family homes City

2 West Gateway Mixed-Use Gateway Dr 19,163 s.f. commercial building City

3 Buena Vista Apartments Buena Vista Rd between Westside Blvd and 
Locust St

80 Apartments City

4 Apricot Ln W/o Westside Blvd between Steinbeck Dr and 
Apricot Ln

173 homes City

5 Rajkovich/Ivancovich W/o Buena Vista Rd/Miller Rd 103 homes City

6 Gonzales W/o Buena Vista Rd/Miller Rd 92 homes City

7 King Memorial Dr, South of Sunset Dr 8 homes City

8 KT Orchard Park Between Buena Vista Rd and Central Av, E/o 
Miller Rd

91 small lots City

9 North Street N/e of Enterprise/Airline 206 residential lots City

10 Ladd Ranch E/o San Benito St and Cienega Rd 82 homes City

11 Pivetti Valley View Rd between Sunnyslope Rd and 
Sunset Dr

24 Apartments City

12 Saroyan/Howard San Juan Rd, between Graf Rd and Miller Rd 97 Condos City

13 Sywak SW corner of Westside Bl/South St 8 homes City

14 Dike SW corner of Westside Bl/South St 39 homes City

15 Thorning S/o 4th Street, between Westside Bl and 
Rajkovich Wy

10 row houses, 74 apartments City

16 RODRIGUEZ, Ruben 8991 Fairview Rd Minor sub 3 lots County

17 BROOKS, Bob 704 Snyder Ave Minor sub 2 lots County

18 MANSMITH/MYERS 1538 School Rd Minor sub 4 lots County

19 GARCIA, David-Kim 5800 Southside Rd Minor sub 2 lots County

20 ZANGER, Chuck Barnheisel Rd Minor sub 2 lots County

21 GUTIERREZ, Manuel-Gloria Cowden Rd Minor sub 2 lots County

22 BENEVENTO, Frank Sr Orchard Rd major sub 8 lots County

23 GALINDO, Jennifer 1440 Anzar Rd Exempt subdivision 2 lots County

24 CASILLAS, Frank Jr John Smith/SAna Vly 3 lot subdivision County

25 DONLEY, Carol 1871 Spring Grove 2 lots County

26 GONZALES, Frank Union Rd 2 lot subdivision County

27 LEMOS/DIXON 6955 Lovers Lane 2 lot subdivision County

28 DE ROSE Vineyard 9970 Cienega Rd Align w/ zoning County

29 LOMANTO, Larry 1484 Orchard Road 3 lots & remainder County

30 COROTTO, Nenette 291 Blossom Lane 3 lot subdivision County

31 MODE, Brian/PEREZ, R. San Juan Canyon Rd. 3 parcels and remainder County

32 BROWDER, LaVerne Thomas Road 2 lot subdivision County

33 Sanchez, Bob Fairview Road 2 Parcel sub-division County

34 Rodriguez, Robert 1771 San Felipe Road 18,000 Sq. Ft. Building County

35 Grabeel, Everett Magaldry & Fariview Minor Subdivision County

36 Corroto/Presser-Johnson Southside/Enterprise Rd Minor Subdivision   2 lots County

37 Ferguson 1046 Carr Avenue 2 Lot Subdivision County

38 Verissimo 260 Flint Road 2 Lot Subdivision County

39 Melo, Mario 20 Magladry Road 4 lot subdivision County

40 Filice, Peter & Mary Ann 805 Orchard Road 4 lot subdivision w/remainder County

41 Seiler, Martin 9237 Fairview Road 4 lot subdivision County

42 Scenic Southside Southside Road 184 residential lots County

43 Anzar Ranch/Nicholson Cannon Road 3 lot subdivision County

44 Lantz, Tim Southside Road 3 lot subdivision County

45 Bhandal Bros. Trucking 2490 San Juan Hollister Parking yard for trucks County

46 Morris, Richard & Anne  555 Mission Vineyard MS County

47 Roth, Dan 240 Cole Road Six 5+ acre parcels County

48 Anderson, III, Ra 3220 Fairview Road 2 lot subdivision County

49 Rodriquez, Robert 1771 San Felipe Rd. Flea Market County

50 Roy & Rita Lompa 4996 Airline Hwy Private Event Center County

51 Hollister Enterprises Fairview/Airline Hwy Preliminary County

52 Humboldt West Southside Road 16 Lot Subdivision County

53 Eade Southside Road 5 Lot Subdivision County

54 VLM/MENDONSA Santa Ana Valley Road 3 lot subdivision County

55 Roberts Ranch Airline Highway/Fairview Road Zone Change and TSM for 206 Residential Lots County

56 Bettencourt/Ridgemark south end of Georges Drive 2 Lot Adjustment County

58 Hollister Land Partnership South Hospital Road Preliminary Map Proposal County

Source: City of Hollister and San Benito County Planning Departments (2015)
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Appendix C.  Vehicle Miles Traveled (VMT) Calculation Worksheets 
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Appendix D.  Project Fair-Share Percentage Estimates for Critical  

Off-Site Study Intersections 
  



Project Only 
Volumes (T)

Cumulative 
Volumes (TB)

Exist Volumes 
(TE)

1 Union Rd / San Benito St 70 1,611 1,221 17.9%

2 Southside Rd / Union Rd 151 1,578 1,163 36.4%

3 Union Rd / Airline Hwy (SR 25) 61 2,153 1,712 13.8%

4 Southside Rd / Enterprise Rd 171 639 366 62.6%

5 Southside Rd / Project Access Dwy 189 559 287 100.0%

45 Southside Rd / Enterprise Rd / Project Access Dwy 189 657 366 100.0%

6 Hospital Rd / Colorado Way / Project Access Dwy 81 162 81 100.0%

7 Southside Rd / Hospital Way 98 458 295 60.1%

8 Airline Hwy (SR 25) / Enterprise Rd 20 1,317 959 5.6%

PROJECT FAIR-SHARE PERCENTAGE ESTIMATES FOR CRITICAL STUDY INTERSECTIONS
SUNNYSIDE ESTATES TRANSPORTATION IMPACT STUDY

APPENDIX D

Volumes Cumulative 
Fair Share 
Percentage

Project Impact significance determined based on agency signficance thersholds policies

Notes: Caltrans Fair-Share Formula:  Project Fair Share = [T / (TB - TE)] * 100 %

PM Peak Hour Volumes were used for fair-share computation purposes.

T = Project only (Sunnyside Estates),TB = "Cumulative Base plus Project" Volumes, TE = "Existing" Volumes

# Intersection

 8579.001 - Sunnyside Estates Residential Subdivision TIS
San Benito County, CA
Wood Rodgers, Inc.

10/12/2015
Analyst: M Tambellini
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Appendix L 
Utilities and Service Systems:  

Water Supply Evaluation 
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MEMORANDUM 
 
To:   Megan Jones – Rincon Consultants 

 
Date:   April 29, 2015 
 
From:   Greg Young, P.E. 
  Kris Olof 
 
Subject:  Water Supply Evaluation for the Sunnyside Estates Project 
_______________________________________________________________________ 
 
1.0	   Introduction	  

The purpose of this memorandum is to detail the assessment of availability and sufficiency of 
potable water to serve the water demands of proposed Sunnyside Estates development 
(“Proposed Project”) adjacent to the City of Hollister (“City”), California.  Potable water will be 
provided by Sunnyslope County Water District (“District”) as part of the District’s historic and 
continued retail water service to a portion of the Hollister Urban Area (“HUA”), a region 
incorporating the City and surrounding suburban and agricultural lands.  This analysis, therefore, 
relies upon information available from the District, including but not limited to joint San Benito 
County/City/District 2010 Urban Water Management Plan (“HUA 2010 UWMP”) for the HUA, 
dated June 2011.   

As the lead agency under the California Environmental Quality Act (“CEQA”), San Benito 
County (“County”) is assessing the potential environmental impacts associated with the 
Proposed Project adjacent to the City.  This memorandum has been prepared to support the 
CEQA analysis regarding the availability and use of potable water resources for the Proposed 
Project. 

1.1	   Applicability	  of	  Water	  Code	  10910	  
Section 10912 of the California Water Code (“Water Code”) requires the preparation and 
approval of a Water Supply Assessment (“WSA”) for certain development projects.  Triggers 
requiring the preparation of a WSA include, residential developments of more than 500 dwelling 
units, shopping centers or business establishments employing more than 1,000 persons or having 
more than 500,000 square feet of floor space, commercial office buildings employing more than 
1,000 persons or having more than 250,000 square feet of floor space and projects that would 
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demand an amount of water equivalent to, or greater than, the amount of water required by a 500 
dwelling unit project.1   

As detailed later in this section, the Proposed Project does not meet the threshold for requiring a 
formal WSA.  However, the CEQA analysis will need to evaluate the adequacy and potential 
impacts of water resources used to meet the Proposed Project’s needs.  This memorandum 
provides a basis for the CEQA analysis.   

This memorandum relies upon publicly available information published and adopted by the 
District.  

1.2	   Water	  Supply	  Identification	  
Though this is not a formal WSA, the WSA statutes require that the lead agency (e.g. the 
County) identify any water system that is or may become, as a result of serving the Proposed 
Project, a “public water system”2 that may serve the project.  In this instance, the District is the 
public water system serving the Proposed Project within the meaning of the law, as its retail 
water service area includes the lands proposed for development.   

As allowed under California Water Code (“Code”) Section 10910: 

“(c) (1) The city or county, at the time it makes the determination required under 
Section 21080.1 of the Public Resources Code, shall request each public water 
system identified pursuant to subdivision (b) to determine whether the projected 
water demand associated with a proposed project was included as part of the 
most recently adopted urban water management plan adopted pursuant to Part 
2.6 (commencing with Section 10610). 

(2) If the projected water demand associated with the proposed project was 
accounted for in the most recently adopted urban water management plan, the 
public water system may incorporate the requested information from the urban 
water management plan in preparing the elements of the assessment required to 
comply with subdivisions (d), (e), (f), and (g).” 

Although the Proposed Project does not require a WSA, this memorandum documents an 
evaluation of the HUA 2010 UWMP and other relevant published water supply documents in a 
fashion similar to that allowed for a formal WSA as detailed in the Code sections above, which 
can be used to support the County’s CEQA process.   

As documented herein, the Proposed Project was found to be detailed within the HUA’s 2010 
UWMP, allowing the evaluation and conclusions of water supply availability and sufficiency in 

                                                
1 Water Code § 10912, subdivision (a). 
2 A “public water system” is a system that provides water for human consumption that has 3,000 service 
connections. 



Sunnyside Estates – Water Supply Evaluation Memo 
Final – April 2015 

1-3 

that document to represent an analysis of the water supply availability and sufficiency needed to 
meet demands of the Proposed Project.   

1.3 Proposed	  Project	  Description	  

The Proposed Project is a new development on about 45 acres located at the northwest corner of 
Southside and Hospital roads and within the HUA Boundary (see Figure 1-1).   

Figure 1-1 – Proposed Project Location 
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Project	  Background	  
The Proposed Project is part of the larger 260 acres included in the District’s Southside Road 
Water Service Area Annexation (“Annexation”).3  As discussed in the Initial Study and Draft 
Negative Declaration that accompanied the Annexation, the larger 260 acres are located within 
the Urban Area Boundary and have been identified in various planning documents as potential 
future housing sites, including the 2010 San Benito County Housing Element (“Housing 
Element”).  The 45-acre Proposed Project is located wholly within the Housing Element.  The 
Proposed Project applicants are asking for a General Plan Amendment, Zoning Change, and 
Major Subdivision to complete the Proposed Project. 

Project	  Details	  
The Proposed Project will subdivide the 45 acres into 200 residential lots ranging in size from 
5,000 square feet to 13,824 square feet with an average lot size of about 6,000 square feet.  The 
Proposed Project also includes a 3-acre park, and 2 acres of open space, along with other 
required infrastructure including a 0.3-acre stormwater dentition basin. Based on a projected 
population of 2.99 people per household, the Proposed Project is expected to house 
approximately 598 residents.4 

Table 1-1 summarizes the Proposed Project’s land use and dwelling unit counts. 

Table 1-1 – Summary of Project Land Uses and Acreages 

    

1.4	   Proposed	  Project	  Phasing	  
Table 1-2 describes the Proposed Project’s planned construction phases for purposes of this 
memorandum.  Before constructing homes or other parts of the development, the proponents will 
begin site grading and project-wide infrastructure development.  These activities include 
installing facilities for potable water, sewer, electric, telecommunications, gas, stormwater, and 
roads.  During these activities, a small water demand will exist – referred to in this memorandum 
as “construction water.”  This demand is included in the projected annual water demands 
presented in Section 2. 

                                                
3 This proposed annexation was approved by the County LAFCO on July 24, 2014 – Agenda Item 485, as found at 
the following website: http://www.cosb.us/wp-content/uploads/Item-5-LAFCO-No.-485.pdf. 
4 Email from Nisha Been October 8, 2014 
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The actual commencement of construction would be determined by market forces and other 
considerations; however, it is anticipated that the all of the homes would be constructed within 
two to five years from the beginning of construction. The proposed grading would take 
approximately one month, followed by approximately one month for underground construction 
and paving work. Grading is anticipated to start in January 2016.  Based on the anticipated start 
of construction and the anticipated two to five years to complete construction, the County 
anticipates that the project build out would occur between 2018 to 2021.5  
 
All construction should be complete well within the 20-year planning horizon used during 
standard water reliability analyses. 

Table 1-2 – Proposed Number of Units per Project Phase (Cumulative) 

  
  

                                                
5 Email from Megan Jones on April 23, 2015 
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2.0	   Project	  Water	  Demand	  
This section describes the methodology, provides the supporting evidence, and presents the 
estimated annual water demands for the Proposed Project.  For the purpose of estimating annual 
water demand, the Proposed Project is planned to develop according to the phasing in Table 1-2.   

2.1	   Determining	  Unit	  Water	  Demand	  Factors	  	  
As detailed in Section 1, the Proposed Project has specific residential and non-residential land-
uses with defined residential lot-sizes and other characteristics.  As these attributes vary among 
the types of proposed land-uses, so too will the water needs.  To understand the water needs of 
the entire Proposed Project, unique demand factors that correspond with each unique land use are 
necessary.  This subsection presents the methodology for determining the unit water demand 
factors that become the basis of the Proposed Project water demand estimates.  Two distinct 
groups of demand factors are presented: (1) residential, and (2) non-residential. 

Values developed for each distinct group are based on several sources of information as detailed 
in the following subsections. 

2.1.1	   Current	  and	  Future	  Mandates	  
There are several factors that affect the development of unit water demand factors, ranging from 
state mandates to changes in the types of housing products being offered.  The most important 
factors are described below. 

Water	  Conservation	  Objectives	  
In 2009, Governor Schwarzenegger signed Senate Bill No. 7 (SBX7-7), which established a 
statewide goal of achieving a 20 percent reduction in urban per capita water use by 2020 for 
urban retail water suppliers.6   Since the Proposed Project is yet to be built and the water 
purveyor does not yet exist, this legislation only indirectly applies.   

The efforts undertaken throughout San Benito County by other urban retail suppliers to comply 
with this statute, though not directly, will affect the Proposed Project’s use of appliances, 
fixtures, landscapes and other water using features, through changes or additions to County 
ordinances and/or through an emerging “conservation ethic” anticipated to develop in 
communities in and around the Proposed Project.  In addition, the County, as established in Title 
15, Chapter 15, Article IV of the County Code, will ultimately condition the Proposed Project’s 
building permits to assure the Proposed Project encourages water conservation, prohibits certain 
water wasting uses, and generally complies with the County’s water conservation objectives for 
residential developments.	  

Indoor	  Infrastructure	  Requirements	  
In January 2010, the California Building Standards Commission adopted the statewide 
mandatory Green Building Standards Code (hereafter the “CAL Green Code”) that requires the 

                                                
6 California Water Code § 10608.20  
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installation of water-efficient indoor infrastructure for all new projects beginning after January 1, 
2011.  CAL Green Code was incorporated as Part 11 into Title 24 of the California Code of 
Regulations.7  The Cal Green Code was revised in 2013 with the revisions taking effect on 
January 1 of 2014, however these revisions do not have substantial implications to the water use 
already contemplated by the 2010 Cal Green Code.8  The CAL Green Code applies to the 
planning, design, operation, construction, use and occupancy of every newly constructed 
building or structure.  All Proposed Project land uses must satisfy the indoor water use 
infrastructure standards necessary to meet the CAL Green Code. 

The CAL Green Code requires residential and nonresidential water efficiency and conservation 
measures for new buildings and structures that will reduce the overall potable water use inside 
the building by 20 percent.  The 20 percent water savings can be achieved in one of the 
following ways: (1) installation of plumbing fixtures and fittings that meet the 20 percent 
reduced flow rate specified in the CAL Green Code, or (2) by demonstrating a 20 percent 
reduction in water use from the building “water use baseline.”9  The Project will satisfy one of 
these two requirements through the use of appliances and fixtures such as high-efficiency toilets, 
faucet aerators, on-demand water heaters, or other fixtures as well as Energy Star and California 
Energy Commission-approved appliances.    

California	  Model	  Water	  Efficient	  Landscape	  Ordinance	  and	  County	  Ordinance	  
The Water Conservation in Landscaping Act was enacted in 2006, requiring the Department of 
Water Resources to update the Model Water Efficient Landscape Ordinance (MWELO).10  In 
2009, the Office of Administrative Law (OAL) approved the updated MWELO, which required a 
retail water supplier or a county to adopt the provisions of the MWELO by January 1, 2010, or 
enact its own provisions equal to or more restrictive than the MWELO provisions.11  San Benito 

                                                
7 The CAL Green Code is Part 11 in Title 24.  All references in this WSA will be to the Chapter and Section 
numbers that appear in the adopted document which may be obtained by visiting the California Building Standards 
Commission web site at: http://www.documents.dgs.ca.gov/bsc/CALGreen/2010_CA_Green_Bldg.pdf 
8 “The 2010 CAL Green Code was evaluated for updates during the 2012 Triennial Code Adoption Cycle . HCD 
evaluated stakeholder input, changes in technology, implementation of sustainable building goals in California, and 
changes in statutory requirements . As such, the scope of CAL Green was increased to include both low-rise and 
high-residential structures, additions and alterations.” Guide to the 2013 California Green Building Standards Code 
(Residential), California Department of Housing and Community Development, 2013. 
9 See CAL Green Code.  For Residential construction, Section 4.303.1 provides the residential water conservation 
standard and Table 4.303.2 identifies the infrastructure requirements to meet this standard.  Table 4.303.1 and 
Worksheets WS-1 and WS-2 are to be used in calculating the baseline and the reduced water use if Option 2 is 
selected.  For non-residential construction, Section 5.303.2.3 provides the water conservation standard as well as the 
baseline and reduced flow rate infrastructure standards.  Note that Worksheets WS-1 and WS-2 incorporate both 
residential and non-residential fixtures, yet the water use is still to be analyzed by “building or structure” as 
specified in Chapter 1, Section 101.3. 
10Gov. Code §§ 65591-65599 
11 California Code of Regulations (CCR), Tit. 23, Div. 2, Ch. 27, Sec. 492.4.  The MWELO provides the local 
agency discretion to calculate the landscape water budget assuming a portion of landscape demand is met by 
precipitation, which would further reduce the outdoor water budget.  For purposes of this WSA, precipitation is not 
assumed to satisfy a portion of the outdoor landscape requirement because the determination of an appropriate 
effective precipitation factor is highly uncertain given the various landscape slopes, terrain composition, concurrent 
watering schedules, etc.  
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County has yet to adopt a water efficient landscaping ordinance so the project is obligated to 
comply with the requirements set forth in the State MWELO.  It should be noted that the City of 
Hollister has adopted an ordinance which is listed on the DWR website for San Benito County.  
The Hollister ordinance follows the MWELO template for calculations, so either can be used for 
the Proposed Project.  This WSE uses the methods described in the MWELO in setting 
landscaping irrigation limits.  For the purposes of this WSE, the MWELO limit is applied to all 
parts of the Proposed Project except where more detailed landscaping plans are available to 
support Project-specific landscape water demand projections. 

The MWELO applies to new construction with a landscape area greater than 2,500 square feet.12  
The MWELO “highly recommends” use of a dedicated landscape meter on landscape areas 
smaller than 5,000 square feet, and requires weather-based irrigation controllers or soil-moisture 
based controllers or other self-adjusting irrigation controllers for irrigation scheduling in all 
irrigation systems.13  The MWELO provides a methodology to calculate total water use based 
upon a given plant factor and irrigation efficiency.14  Finally, MWELO requires the landscape 
design plan to delineate hydrozones (based upon plant factors) and then to assign a unique valve 
for each hydrozone (low, medium, high water use).15   

Metering,	  Volumetric	  Pricing,	  and	  Water	  Budgets	  
California Water Code §525 requires water purveyors to install meters on all new service 
connections after January 1, 1992.  California Water Code §527 requires water purveyors to 
charge for water based upon the actual volume of water delivered if a meter has been installed.  
Though the water retailer for the Proposed Project will be billing customers on a volumetric 
basis, this action alone is not expected to substantially reduce water use.  However, the retail 
billing system will encourage and maintain reasonable use (e.g. tiered rate structure and/or water 
budgets with penalties), so that residential water demands at build-out are not expected to grow 
as the Proposed Project ages.   

2.2	   Residential	  Water	  Use	  Demand	  Factors	  
For the purposes of developing demand factors, the Proposed Project is broken into three general 
lot-size designations.  The size of the lot has the greatest impact on the annual per-lot demand for 
water as the irrigation needs for landscaping increase with larger landscaped areas.  In contrast, 
indoor water demands remain relatively consistent regardless of lot size, but do vary slightly 
based on the number of people per dwelling unit.  Distinct demand factors are provided for the 
following residential uses: 

                                                
12 CCR Tit. 23, Div. 2, Ch. 27, Sec. 490.1. 
13 CCR Tit. 23, Div. 2, Ch. 27, Sec. 492.7(a)(1)(A)-(B). 
14 In calculating Estimated Total Water Use, the MWELO requires use of at least a 71% irrigation efficiency factor.  
Assuming 71% irrigation efficiency, the average plant factor must be 0.50.  It would be possible to stay within the 
water budget if the average plant factor were higher than 0.50 by designing a system with an irrigation efficiency 
higher than 71%.  Again the relationship between a Plant Factor (PF) and Irrigation Efficiency (IE) in the Applied 
Water formula is: AW=(ETo*PF)/IE. 
15 CCR Tit. 23, Div. 2, Ch. 27, Secs. 492.3(a)(2)(A) and 492.7(a)(2). 
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S Indoor Residential Use – this category typically differentiates the slight variance between 
housing types to reflect the difference in people per dwelling unit but a single value is 
used due to the single neighborhood design of this development. 

S Outdoor Residential Use – this category addresses the landscape water demands for 
varying lot sizes planned within the Proposed Project. 

For purposes of this memo, residential unit water demand factors are described as “the acre-feet 
of water use annually per dwelling unit” – or simply put, acre-feet/dwelling unit (af/du).  

2.2.1	   Indoor	  Residential	  Water	  Use	  Factors	  	  
The Project’s residential elements will be built in accordance with all of the most recent building 
codes including the Cal Green Code discussed previously. 

Typical indoor demands for modern homes with water efficient fixtures and appliances are 
generally around 0.18 af/du for a family.16  Based on data analysis from many residential water 
meters throughout California’s Central Valley, this value is consistent for new suburban single-
family dwelling units and older homes retrofitted with new water efficient fixtures and 
appliances.17   

Additionally, this size of the house has little impact on indoor water demands.  While a bigger 
house may have more space dedicated to living areas, water use is predicated on bathroom 
fixtures and appliances, which are limited by the previously mentioned CAL Green Code.  For 
the purposes of this WSE, indoor demands are fixed regardless of lot size.  

2.2.2	   Outdoor	  Residential	  Water	  Use	  Factors	  
The primary factor driving outdoor water use on a per lot basis is the size of the lot and square 
footage of landscaping.  The Proposed Project includes several residential lot designations, each 
having a unique proposed housing layout and landscaped area.  

To provide flexibility for the Proposed Project to landscape lots as needed and to provide a 
conservative assumption for this analysis, each lot is assumed to have a landscaped area equal to 
the lot square footage minus the house footprint and a reasonable amount of hardscaping.  The 
remaining area of each lot is conservatively assumed to demand the maximum allowed by 
MWELO, however, the landscaping goals set forth in the Specific Plan will likely result in a 
lower outdoor residential water demand than is estimated here. 

                                                
16 Tully & Young observed number from several meter studies and associated Water Supply Assessments around 
California. 
17 With the increasingly stringent requirements of building codes as well as water and energy efficiency codes it is 
likely that the actual indoor unit water demand of the Proposed Project’s residences will be below the stated 0.18 
AFY number.  This value equates to approximately 45 to 50 gallons per person per day for a typical home with an 
average of 3.5 people per house.  Furthermore, California Water Code Section 10608.20(b)(2)(A) states that a value 
of 55 gallons per-capita per day be used for estimating indoor residential use targets.   
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The MWELO provides for determining the Maximum Applied Water Allowance (MAWA), 
where the maximum is determined as 70 percent of the reference evapotranspiration for the area, 
resulting in the following equation: 

MAWA = (ETo) (0.62)(0.7 x LA), where ETo is the reference evapotranspiration in inches 
per year, LA is the landscape area, and 0.62 is a conversion factor. The resulting value is 
in “gallons per year.” 

Using the currently approved value listed for the City, the reference evapotranspiration for the 
Proposed Project area is approximately 45.1 inches per year.18  The conservative per-dwelling 
unit outdoor demand factor for each is described below. 

S 5,250 sf. – The proposed 103 lots of this designation will include single story structures, 
with an approximate building footprint of 2,500 square feet (“sf.”).19  An assumed 400 sf. 
driveway combined with another 250 sf. of patios and walkways creates 650 sf. of 
hardscape.  The remaining square footage is estimated to be 2,100 sf.  This translates to a 
conservative outdoor unit demand factor of 0.13 af/du. 

S 6,250 sf. – The proposed 70 lots of this designation will include single story structures, 
with an approximate building footprint of 2,500 sf.20  An assumed 400 sf. driveway 
combined with another 250 sf. of patios and walkways creates 650 sf. of hardscape.  The 
remaining square footage is estimated to be 3,100 sf.  This translates to a conservative 
outdoor unit demand factor of 0.19 af/du. 

S 8,450 sf. – The proposed 27 lots of this designation will include single story structures, 
with an approximate building footprint of 2,500 sf.21  An assumed 400 sf. driveway 
combined with another 250 sf. of patios and walkways creates 650 sf. of hardscape.  The 
remaining square footage is estimated to be 5,300 sf.  This translates to a conservative 
outdoor unit demand factor of 0.32 af/du. 

2.2.3	   Summary	  of	  Residential	  Water	  Use	  Demand	  Factors	  
Table 2-1 provides a summary of the baseline demand factor for each residential land-use 
category and the resulting unit demand factor used to estimate the Proposed Project’s water use. 

                                                
18 Reference Evapotranspiration is obtained from the City of Hollister Municipal Code 15.22.080 (Table 15.22-1) 
19 Typical footprint 
20 Typical footprint 
21 Typical footprint 
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Table 2-1 – Summary of Residential Baseline and Proposed Project Demand Factors  

   

2.3	   Non-‐Residential	  Water	  Use	  Demand	  Factors	  
The non-residential factors are developed from either details provided in the Proposed Project 
Specific Plan or are based upon recent water use trends for similar types of land classifications 
found in other supporting materials. 

For purposes of this memo, the per-lot demand for non-residential classifications is described as 
either “the acre-feet of water use annually per acre of land”, acre-feet/acre (af/ac), or as a single 
demand projection for a demand category such as a sewer lift station (e.g. which has a unit of 
“1”), acre-feet/unit (af/unit).  These values reflect indoor and outdoor water needs expected for 
typical non-residential use for each of the following classifications: 

S Sewer Lift Station 

S Park Land 

S Other miscellaneous uses, including right-of-way landscaping, common area open space, 
and construction water 

The method and basis for determining the unit water demand factor for each of these 
classifications is detailed in the following subsections. 

2.3.1	   Sewer	  Lift	  Station	  
The Proposed Project includes a single lift station that will be used to ensure proper sewage 
disposal for residents.  Sewer lift stations require maintenance and flushing to operate properly 
resulting in a water demand to the fresh water system.  The lift station will have a water demand 
of approximately 2.5 acre-feet per year 22    

2.3.2	   Park	  Land	  
The Proposed Project has a roughly 3-acre parcel dedicated as a park that serves as a buffer 
between the neighborhood and floodway.  This parcel also surrounds the stormwater retention 
basin, which is not included in the 3-acre parcel size.  As a conservative estimate, it is assumed 
that the entire park area will be irrigated like a typical neighborhood park with turf and 
ornamental landscaping.23  Water demand factors are based on 70 percent of the maximum 
applied water allowance under MWELO – 2.6 af/ac.  Using this ETo based demand factor has 
                                                
22 Tully & Young meter data analysis for similar lift station functionality. 
23 The most conservative water demand estimate is used for the parkland allowing flexibility for the builder.  In this 
case, a MWELO maximum usage represents a largely turf area and reflects typical park usage. 
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been confirmed through multiple meter studies by Tully & Young for similar park parcels.  The 
resulting estimated irrigation demand for the park is approximately 8 acre-feet per year.  

2.3.3	   Right	  of	  Way	  Landscaping	  
The Proposed Project includes street and right-of-way landscaping.  As a conservative estimate, 
5 percent of the total right-of-way area will be landscaped.24  This results in a total landscaped 
area just larger than ½ acre.  Water demand factors are conservatively based on 70 percent of the 
maximum applied water allowance under MWELO – 2.6 af/ac.  Total irrigation demand for the 
right-of-way landscaping is approximately 1.5 acre-feet per year.  

2.3.4	   Common	  Area	  Open	  Space	  
As of the preparation of this memo, the Proposed Project includes about 2.3 acres of “open 
space” with 2 acres representing the dedicated open space and 0.3 acres representing the 
stormwater retention area.  The dedicated open space lies within the 100-year flood plain. 

Given the form and function of the landscaping of this project element, a water supply will only 
be needed to establish plantings for the first few years.  After plant establishment, these 
landscape features will be served by natural rainfall.  Establishment water demand factors are 
conservatively based on 70 percent of the maximum applied water allowance under MWELO – 
2.6 af/ac.  For purposes of the WSE, half of this area will be established prior to 2020 and half 
prior to 2025.  Thus the first half will no longer need to be irrigated as the remaining area is 
planted and established, and no water will be necessary upon project build-out. 

2.3.5	   Construction	  Water	  
As stated in Section 1, early phases of the Proposed Project will include site grading and 
infrastructure installation.  These and other construction elements will require dust suppression 
and other incidental water uses.  These are estimated to be nominal, and do not continue beyond 
the construction phases of the Proposed Project.  For purposes of identifying incremental water 
demands, construction water is assumed within this WSE to be 1 acre-foot per year during the 2 
to 5 years of construction.25 

2.3.6	   Summary	  of	  Non-‐Residential	  Demands	  
Table 2-2 provides a summary of the non-residential demand factors used to estimate the 
Proposed Project’s future demands. 

                                                
24 This 5% factor accounts for the water demands stemming from typical entryway signage and landscaping as well 
as the demand to account for any street medians.  Tully & Young has confirmed this factor through multiple meter 
studies. 
25 This amounts to about 300,000 gallons per year or over 75 fill-ups of a typical 4,000 gallon water truck. 
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Table 2-2 – Summary of Non-Residential Demand Factors 

   

2.4	   Proposed	  Project	  Water	  Demand	  Projection	  
Combining the Proposed Project’s land-use details and phasing as summarized in Table 1-1 and 
Table 1-2 with the demand factors presented in Table 2-1 and Table 2-2, the water demands for 
the Proposed Project from initiation to build-out can be estimated.  At completion, the Proposed 
Project is estimated to need approximately 83 acre-feet of water annually (prior to considerations 
of non-revenue water, described in the next subsection) and approximately 89 acre-feet when 
considering non-revenue water, as shown in Table 2-3.26  This value represents a nearly even 
split between indoor potable demands and outdoor non-potable demands. 

2.4.1	   Non-‐Revenue	  Water	  Demands	  
The demand factors presented earlier in this section represent the demand for water at the 
residential or non-residential customer meter for each category.  To fully represent the demand 
on water resources, non-revenue water also needs to be included. Non-revenue water represents 
all of the water necessary to deliver to the customer accounts and reflects distribution system 
leaks, water demands from potentially un-metered uses such as fire protection, hydrant flushing, 
and unauthorized connections, and inescapable inaccuracies in meter readings.27  In most 
instances, the predominant source of non-revenue water is from system leaks – the loss from 
fittings and connections from water sources through treatment plants, tanks, pumping plants, 
major delivery system back-bone pipelines, and community distribution systems.  Because a 
significant portion of the delivery system used to bring water to the Proposed Project will be 
new, the percentage of non-revenue water is estimated to be 7% percent, which is better than the 
goal set forth by the American Water Works Association.  The Proposed Project’s water delivery 
system is expected to require an additional 6 acre-feet at build-out due to non-revenue demands. 

                                                
26 A higher temporary peak demand occurs during development of the Proposed Project due to construction water 
and establishing the native plantings in the open space.  These demands do not exists at build-out of the Propose 
Project. 
27 The American Water Works Association and the California Urban Water Conservation Council recognize the 
inherent non-revenue water that is either lost or not accounted for in urban treated water distribution systems and 
suggest purveyors strive for a value of 10% of all delivered water.  Obtaining this value is dependent on numerous 
factors including the age and extent of distribution system infrastructure, meter rehabilitation programs, and how a 
purveyor accounts for actions such as fire flows and hydrant flushing. 
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2.4.2	  	   Potential	  Recycled	  Water	  Demand	  
A portion of the Proposed Project’s demands could be met with recycled water.  Using a 
recycled water or “purple pipe” system, residential landscaping along with parkland could be 
served independently from the Proposed Project’s potable water demands.  As detailed in Table 
2-3, indoor and outdoor demands are separated.  Using this information, the maximum recycled 
water demand would equate to the estimated outdoor demands as listed in the table.  These 
equate to approximately 44 acre-feet annually.   However, for purposes of this WSE, the 
Proposed Project is assumed to fully rely upon delivered potable water – as detailed in Section 3.   

Table 2-3 – Estimated Proposed Project Water Demands  

 

	  

!"#$%&'( !)''$*# +,-. +,+, +,+. +,/, +,/. !)''$*# +,-. +,+, +,+. +,/, +,/.

01234*5&&' , , -/ +6 +6 +6 , , + . . .

1234*5&&' , , /. 6, 6, 6, , , 7 -/ -/ -/

81234*5&&' , , ., -,/ -,/ -,/ , , 9 -9 -9 -9

4*5&&'38):#&#"; , , -< /7 /7 /7

0123=)#5&&' , , -/ +6 +6 +6 , , > 9 9 9

123=)#5&&' , , /. 6, 6, 6, , , 6 -/ -/ -/

8123=)#5&&' , , ., -,/ -,/ -,/ , , 7 -/ -/ -/

=)#5&&'38):#&#"; , , -6 /. /. /.

8$?$'31@A#38#"#@&* , , - - - - , , / / / /

4*5&&'38):#&#"; , , / / / /

B@%C#3&A3D"(31"*5EF"G@*% , , - - - - , , + + + +

H"'I31"*5 , , / / / / , , < < < <

=G$*38G"F$ , , + + + + +J7 K$E#":;@ECL , , 7 7 , ,

=)#5&&'38):#&#"; , , -7 -7 -, -,

!&*E#')F#@&*3D"#$' , - - , , , , - - , , ,

=)#5&&'38):#&#"; , - - , , ,

4*5&&'3M&#"; , , +, /9 /9 /9

=)#5&&'3M&#"; , - /> .- >> >>

M&#";3 , - .> <9 </ </

=)#5&&'3N&*O'$P$*)$3?"#$' 6Q , , + > / /

4*5&&'3N&*O'$P$*)$3?"#$' 6Q , , - / / /

M&#";34*5&&' , , ++ >- >- >-

M&#";3=)#5&&' , - /7 .> >< ><

!"#$%&'(")"*+,&'("-+.#&/+0$1, 2 3 45 64 56 56

,J-<

,J-/

,J-9

-

'78%9.

:#;+(&<9*.+%%$1+"7*&=*+*

+J7,

+J.,

+J7,

/+0$1,&>$?@A(B/+0$1,&C$.#"(&
>$?@,7&"(&$?@$.B

,J/+

D+*9,+1#9$%
,J-<

=19#&E"71#&"(&F.(+$G+

,J-<



 

Sunnyside Estates – Water Supply Evaluation Memo 
Final – April 2015 
 

3-1 

Section	  3	  –	  Water	  Supply	  Characterization	  

3.1	   Introduction	  
This section characterizes the intended water supply that will be used to serve the estimated 
water demands of Proposed Project detailed in Section 2.  While not a WSA, this memorandum 
seeks to assess the availability and reliability of water supplies in a manner similar to that 
undertaken for a WSA. 

As discussed in this section, the Proposed Project intends to rely on water provided by District as 
it, along with the City, provides water service within the HUA and jointly operates the Lessalt 
Water Treatment Plant (“WTP”). 

For more detailed information about the water supplies to be utilized for this project, refer to the 
HUA 2010 UWMP, excerpts of which are provided in this memorandum as necessary to 
facilitate understanding of the referenced portions. 

3.2	   Supply	  Sources	  in	  the	  HUA	  
Water supplies delivered in the HUA are derived from both local groundwater and imported 
surface water from the Central Valley Project (CVP). 

“The Hollister Urban Area has historically relied on the San Benito County portion of 
the Gilroy-Hollister Valley Groundwater Basin for its municipal water supply. Since 
2003, imported water has been developed for urban use from the Central Valley 
Project.” (Draft HUA 2010 UWMP, p. 4-1) 

3.2.1	   Local	  Groundwater	  
Groundwater is managed by the San Benito County Water District (County Water District), 
which is charged with maintaining groundwater elevations through management of pumping and 
recharge activities.  The HUA overlies three hydraulically connected subbasins of the eight 
included in the County Water District.   

The County Water District has successfully managed groundwater elevations in the District 
including using percolation of CVP water to recharge elevations to pre-drought and pre-
development levels.  Current groundwater levels are reduced due to the dry conditions, reduced 
CVP allocations, and increased groundwater use.  But reductions in groundwater storage are 
minor and groundwater elevations are still near storage capacity.28  Figure 3-1 shows the 
groundwater trends in the County Water District with the Hollister East, Hollister West, and Tres 
Pinos being the basins managed by the HUA. 

“Water levels continue to remain generally near their historical highs in most parts of 
the basin. Based on these water levels and the stable management of the basin, overdraft 
is unlikely to occur in the near future.” (Draft HUA 2010 UWMP, p. 4-5) 

                                                
28 San Benito County 2013 Annual Groundwater Report. 
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Figure 3-1 – Groundwater Level Trends  

 

3.2.2	   CVP	  Water	  
The County Water District also has a CVP contract and delivers water for agricultural and 
municipal and industrial (M&I) uses – with the latter directly delivered to the WTP.  It should be 
noted the CVP importation is relatively new to the area with agricultural deliveries not beginning 
until the late 1980’s and the WTP being completed in 2002.  CVP allocations are currently being 
curtailed due to the on-going drought conditions, shifting current HUA demands to groundwater.  
But allocations of the municipal supplies the will serve the Proposed Project are still adequate 
and recent usage has been less than the reduced CVP M&I allocation.29 

Future CVP deliveries are expected to increase for the HUA as a second water treatment plant is 
in development and unused CVP M&I allocation remains available.  Given the fluctuating 
reliability of CVP supplies, the HUA area operates a comprehensive conjunctive use program, 
                                                
29 San Benito County 2013 Annual Groundwater Report. 
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where groundwater is more heavily used in dry years and recharged in years with higher CVP 
allocations. 
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4	  –	  Conclusion	  of	  Sufficiency	  
The analysis detailed in this section provides a basis for determining whether sufficient water 
supplies exist to meet the estimated water demand of the Proposed Project.30  A WSA must 
provide a reasoned analysis of the likely availability of the identified supplies to serve the 
Proposed Project, while considering the demands of existing and other future planned-for 
demands on those supplies. 31  Though the Proposed Project does not trigger a WSA, this section 
assesses the sufficiency of supply using similar methods. 

4.1	   Urban	  Water	  Management	  Plan	  Sufficiency	  
The 2010 UWMP for the HUA included the entire Proposed Project area and indicated surplus 
supply conditions in all year types.   

4.1.1	   UWMP	  Demand	  Projection	  
Like many UWMP’s the HUA plan derives the future demand projections from population 
growth and existing demand.  Population was derived for the area using the latest census data 
made available prior to the UWMP’s adoption.  For the UWMP, growth projections were taken 
from California Department of Finance growth projection tables for Hollister to estimate demand 
growth.  The population projection method alone does not directly reflect inclusion of the 
Proposed Project.  However, the build-out demands to serve the projected population were 
consistent with the 2008 Hollister Urban Area Water and Wastewater Master Plan 
(HUAWWMP), which does include the Proposed Project area as part of the HUA’s municipal 
growth.  Specifically the HUAAWMP assumes the area of the Proposed Project and portions of 
the immediate surrounding area would be built in “phase 3” which occurs between 2019 and 
2023.32 

Table 4-1 and Table 4-2 show the population and demand growth from the UWMP and 
HUAWWMP respectively.  There is a difference in population and demand growth due to 
shifting the growth by 5 years to account for slower than expected growth between plans and the 
use of different population baseline data.33 

                                                
30 CWC § 10910 (c)(4) provides that “If the city or county is required to comply with this part pursuant to 
subdivision (b), the water supply assessment for the project shall include a discussion with regard to whether the 
total projected water supplies, determined to be available by the city or county for the project during normal, single 
dry, and multiple dry water years during a 20-year projection, will meet the projected water demand associated 
with the proposed project, in addition to existing and planned future uses, including agricultural and manufacturing 
uses.” 
31 Vineyard Area Citizens for Responsible Growth, Inc. v. City of Rancho Cordova (2007) 40 Cal.4th 412, 430-32. 
32 2008 Hollister Urban Area Water and Wastewater Master Plan Page 4-8 and Appendix D map Exhibit 1: Future 
Land Uses and Phasing 
33 2010 UWMP page 2-3 
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Table 4-1 – UWMP Growth  

 

Table 4-2 – HUAWWMP Growth  

 
 

4.2.2	   UWMP	  Surplus	  Supply	  
As required by statute, the HUA 2010 UWMP shows the HUA supply and demand comparison 
in normal, single dry, and multiple dry year period conditions.   

“Table 5-10 compares supply and demand in a normal year. …  

Table 5-11 and Table 5-12 provide a comparison of supply and demand in a single dry 
year and multiple dry year periods, respectively. Water supply is expected to decrease in 
dry years. During these dry years, the HUA Water Contingency Plan could be triggered 
to decrease water demand to meet the reduced supply[.]...  

A dry year reduction is assumed to be 0 percent, in order to examine the maximum 
volume of groundwater that could be pumped in dry years. In dry years, the preferred 
CVP water source will be reduced and groundwater use will increase to meet demand. 
For example, in 2030, groundwater pumping for a normal year, single dry year and the 
most severe year of a multiple dry year period are shown in Table 5-8 and expected to be 
3,902 AF, 7,608 AF and 8,212 AF, respectively. In all cases the total pumping is within 
the sustainable yield for the HUA without the need to enforce the demand reduction 
goal.” (Draft HUA 2010 UWMP, p. 5-11/12). 

Based on the HUA 2010 UWMP, the most severe drought conditions will require the use of 
additional groundwater to meet demands, with assumed significant reductions in CVP M&I 
supplies.  But the UWMP concludes, even absent temporary conservation through shortage 
contingency plans, adequate groundwater exists to meet all projected demands.  Since the 
Proposed Project is included within the build-out demands of the UWMP, sufficient water would 
exist to serve the Proposed Project also during even the most severe drought conditions. 

In the most conservative dry-year condition, the HUA is projected to have adequate water 
supplies, showing a surplus of 193 acre-feet (see the “Difference” rows in the following tables 
from the 2010 HUA UWMP). 
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  Table 5-10
Supply and Demand Comparison

Normal Year (AFY)
 2015 2020 2025 2030

Total Supply 8,644 8,817 10,579 11,797
Total Demand 8,444 8,624 10,371 11,583
Difference 200 193 208 214
Difference as % of Supply 2.3% 2.2% 2.0% 1.8%
Difference as % of Demand 2.4% 2.2% 2.0% 1.8%

  Table 5-11
Supply and Demand Comparison

Single Dry Year (AFY)
 2015 2020 2025 2030

Total Supply 8,644 8,817 10,579 11,798
Total Demand 8,444 8,624 10,371 11,583

Demand Reduction Due to Water Shortage Contingency1 0% 0% 0% 0%
Drought Demand 8,444 8,624 10,371 11,583
Difference 200 193 208 214
Difference as % of Supply 2.3% 2.2% 2.0% 1.8%
Difference as % of Demand 2.4% 2.2% 2.0% 1.9%

1  Reduction based on Water Contingency Plan Stage II.
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4.2	   Inclusion	  in	  Other	  Planning	  Documents	  
The Proposed Project was completely included in the Southside Road Water Service Area 
LAFCO Annexation planning and was mostly included in the 2010 San Benito County Housing 
Element (Housing Element). 

It should be noted that while the Housing Element does not include approximately 5 acres of the 
Proposed Project, approximately 4.57 acres within the Housing Element is dedicated open space 
and parkland.  An additional 2.77 acres has been granted to the County for right-of-way.34  
Further, the acreage assessed in the Housing Element was given a realistic capacity of 382 units, 
which is less than the Proposed Projects 200 units.35 

The Annexation document prepared by the District states: “Sunnyslope could serve any new 
development within the proposed project area with potable water.”  The Annexation was 
approved at the July 24, 2014 meeting.  The LAFCo Executive Officer’s Report stated: “[t]he 
District reports it has adequate water supplies to serve the proposed annexation area.”   

This statement of sufficient supply from the purveyor providing water service to the Proposed 
Project, combined with the information from the HUA 2010 UWMP and previous water 
planning documents, provides sufficient evidence of adequate supplies necessary to serve the 
Proposed Project. 

                                                
34 Proposed Project Tentative Map and Right-of-Way Agreement 
35 San Benito County Housing Element, Table 6-7, adopted May 11, 2010 
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Appendix N 
Utilities and Service Systems:  

Letter from SSCWD (July 2014) 



Sunnyslope County Water District 
3570 Airline Highway 	 Phone (831) 637-4670 
Hollister, California 95023-9702 	 Fax (831) 637-1399 

July 31, 2014 

John Brigantino 
San Benito Reality Inc. 
150 San Felipe Road 
Hollister, CA 95023 

Re: 	Water Service to Assessor Parcel Numbers 020-280-041, 
020-320-007, 020-280-043, and 020-280-022. 

Mr. Brigantino: 

The Sunnyslope County Water District intends to provide water service to Assessor Parcel 
Numbers 020-280-041, 020-320-007, 020-280-043, and 020-280-022. Annexation of these 
parcels was approved by the Local Area Formation Commission (LAFCO) on July 24, 2014. 
Please find a letter attached from LAFCO. A protest hearing is being scheduled by LAFCO on 
August 28, 2014 and then I expect the documentation to be mailed to the State for final approval. 
The State Board of Equalization approval may take several weeks for their review and 
processing. The District fully expects the annexation to be completed and for the District to 
provide water service to the above parcels. The District and LAFCO have not received any 
opposition to this annexation so I expect the protest hearing to be uneventful. A development 
agreement detailing the terms and conditions of providing water service will have to be signed 
by the property owner and approved by the District Board of Directors prior to the District 
providing water service to the proposed development on the property. Development plans 
detailing the infrastructure improvements will need to be completed prior to this development 
agreement. 

Sunnyslope County Water District currently has the water supplies and infrastructure necessary 
to serve additional development within the Hollister Urban Area and the proposed District 
boundaries including the parcels listed above. Prior to actual water service being provided, the 
District will review the sufficiency of the District's water supplies and infrastructure. Please do 
not hesitate to give me a call at 831-637-4670 if you have any clarifying questions. Thank you. 

Sincerely, 

Donald G. Ridenhour, P.E. 
General Manager 

S:\A  DM IN & ENGINEERIN G\Development Projects\Subdivisions & Annexations\Brigantino\Southside 12 acres\Letter of Intent to 
Serve - Brigantino Property on Southside Road 07.31.14.doc 
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LOCAL AGENCY FORMATION COMMISSION 
SAN BENITO COUNTY 

2301 Technology Parkway 
Hollister, CA 95023 

Phone: (805)647-7612 

July 25, 2014 

Don Ridenhour, P.E. 
General Manager 
Sunnyslope County Water District 
3570 Airline Highway 
Hollister CA 95023 

Southside Road Annexation (LAFCO #485) 

Dear Don: 

This will confirm that the Commission approved the above-referenced annexation at its 
meeting on July 24 as recommended in our staff report. 

Because there was not 100% consent of all affected landowners, the next step will be for 
our office to notice and conduct a protest hearing to allow the opportunity for affected 
landowners and registered voters area to file written protests against the annexation. 

We hope to be able to schedule the protest hearing for Thursday, August 28 and we will 
provide you with further information when the hearing is scheduled. 

Please contact me if you have any questions after reading this letter. 

Sincerely, 

BOB BRAITMAN 
Executive Officer 

Commissioners: Anthony Botelho, Chair ♦ Margie Barrios ♦ Richard Bettencourt ♦ Pauline Valdivia ♦ Rick Edge 
Alternate Commissioners: Victor Gomez ♦ Robert Rivas ♦ Mark Tognazzini 	Executive Officer: Bob Braitman 
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EXECUTIVE SUMMARY 
 
The San Benito County Planning Department retained Rincon Consultants, Inc. (Rincon) to 
conduct a cultural resources study for the proposed Sunnyside Estates Project (project) located 
in unincorporated San Benito County, California, approximately one-half mile south of the city 
of Hollister. The proposed project would develop approximately 47 acres, currently used as 
farmland, into a residential subdivision. This study was completed in support of an 
Environmental Impact Report (EIR) for the proposed project. This cultural resources study 
includes a cultural resources records search, a Sacred Lands File search, an intensive pedestrian 
survey of the approximately 47-acre project site, and preparation of this report. This study was 
completed in accordance with California Environmental Quality Act (CEQA) statues and 
guidelines. 
 
The results of the records search identified six previously conducted cultural resource studies 
within a 0.5-mile radius of the project site. Of these, three included portions of the project site. 
The records search also identified two previously recorded cultural resources within a 0.5-mile 
radius of the project site. Neither of these resources was located within the project site. A Sacred 
Lands File Search of the project site did not identify any Native American cultural resources. 
The intensive pedestrian survey of the project site did not identify any previously unrecorded 
cultural resources. The survey did identify a single family home and refuse within the project 
site which was not recorded as part of this study because they were determined to be of modern 
age (less than 50 years old) and not eligible for California Register of Historical Resources 
listing.  
 
The results of this study indicate the proposed project would not impact any known cultural 
resources. Therefore, Rincon Consultants recommends no further cultural resources work for 
the proposed project. The measures listed below are recommended in case of unanticipated 
discoveries. 
 
Unanticipated Discovery of Cultural Resources 
 
If cultural resources are encountered during ground-disturbing activities, work within a 50-foot 
radius must halt and an archaeologist meeting the Secretary of the Interior’s Professional 
Qualifications Standards for archaeology (National Park Service [NPS] 1983) must be contacted 
immediately to evaluate the find. If the discovery proves to be significant under the California 
Environmental Quality Act, additional work such as data recovery excavation may be 
warranted. 
 
Unanticipated Discovery of Human Remains 
 
The discovery of human remains is always a possibility during ground disturbing activities. If 
human remains are found, the State of California Health and Safety Code Section 7050.5 states 
that no further disturbance shall occur until the county coroner has made a determination of 
origin and disposition pursuant to Public Resources Code Section 5097.98. In the event of an 
unanticipated discovery of human remains, the county coroner must be notified immediately. If 
the human remains are determined to be prehistoric, the coroner will notify the Native 
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American Heritage Commission (NAHC), which will determine and notify a most likely 
descendant (MLD). The MLD shall complete the inspection of the site within 48 hours of 
notification and may recommend scientific removal and nondestructive analysis of human 
remains and items associated with Native American burials. 
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1.0 INTRODUCTION 
 
The San Benito County Planning Department retained Rincon Consultants, Inc. (Rincon) to 
conduct a cultural resources study for the proposed Sunnyside Estates Project (project). This 
study was completed in support of an Environmental Impact Report (EIR) for the proposed 
project. This cultural resources study includes a cultural resources records search, a Sacred 
Lands File search, an intensive pedestrian survey of the approximately 47-acre project site, and 
preparation of this report. This study was completed in accordance with California 
Environmental Quality Act (CEQA) statues and guidelines. 
 
1.1 PROJECT DESCRIPTION 
 
The proposed project would develop approximately 47acres of farmland located in 
unincorporated San Benito County, California, approximately one-half mile south of the city of 
Hollister (Figure 1). The project would subdivide the project site into 204 single-family 
residential lots ranging between 5,000 square feet (sf) to 13,824 sf, with the average lot being 
5,800 sf. The proposed density would be 4.60 dwellings per acre. A proposed open space area, 
including a retention/detention pond, would cover approximately 4.57 acres of the project site.   
 
1.2 REGULATORY SETTING 
 
CEQA requires a lead agency to determine whether a project may have a significant effect on 
historical resources (Public Resources Code [PRC], Section 21084.1). A historical resource is a 
resource listed, or determined to be eligible for listing, in the California Register of Historical 
Resources (CRHR); a resource included in a local register of historical resources or any object, 
building, structure, site, area, place, record, or manuscript that a lead agency determines to be 
historically significant (State CEQA Guidelines, Section 15064.5[a][1-3]). 
 
A resource shall be considered historically significant if it meets any of the following criteria:  
 

1) Is associated with events that have made a significant contribution to the broad patterns 
of California’s history and cultural heritage; 

2) Is associated with the lives of persons important in our past; 
3) Embodies the distinctive characteristics of a type, period, region, or method of 

construction, or represents the work of an important creative individual, or possesses 
high artistic values; or 

4) Has yielded, or may be likely to yield, information important in prehistory or history.  
 
In addition, if a project can be demonstrated to cause damage to a unique archaeological resource, 
the lead agency may require reasonable efforts to permit any or all of these resources to be 
preserved in place or left in an undisturbed state. To the extent that resources cannot be left 
undisturbed, mitigation measures are required (PRC, Section 21083.2[a], [b], and [c]) 
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PRC, Section 21083.2(g) defines a unique archaeological resource as an archaeological artifact, 
object, or site about which it can be clearly demonstrated that, without merely adding to the 
current body of knowledge, there is a high probability that it meets any of the following criteria: 
 

1) Contains information needed to answer important scientific research questions and that 
there is a demonstrable public interest in that information; 

2) Has a special and particular quality such as being the oldest of its type or the best 
available example of its type; or 

3) Is directly associated with a scientifically recognized important prehistoric or historic 
event or person. 

 
1.2 PERSONNEL 
 
Rincon Cultural Resources Principal Investigator Robert Ramirez, M.A., Registered Professional 
Archaeologist (RPA), managed this cultural resources study, served as principal investigator, 
and was primary author of the report. Mr. Ramirez meets the Secretary of the Interior’s 
Professional Qualification Standards for prehistoric and historic archaeology (NPS 1983). Rincon 
Cultural Resources Program Manager Kevin Hunt, B.A., co-authored this report. Rincon 
archaeologist Stephen Hennek conducted the records search at the Northwest Information 
Center (NWIC) and the cultural resources survey of the 47-acre project site. GIS Analyst Kevin 
Howen prepared the figures found in this report. 

 
2.0 ENVIRONMENTAL SETTING 

 
The project site is located approximately one-half mile south of the city of Hollister at an 
elevation of 97.5 meters (320 feet) above mean sea level (AMSL). The project site is currently 
used for agricultural purposes consisting of a mix of walnut orchards and hay production. The 
San Benito River is adjacent to the project site on the west and a recent housing development is 
located to the south. Agricultural land surrounds the project site to the north and east. At the 
time of this survey, the hay fields were not planted. 
 

3.0 CULTURAL SETTING 
 
3.1 PREHISTORY 
 
The project is located in the Central Coast region of California (Jones and Klar 2007). The 
Central Coast has been defined as extending from south of San Francisco Bay to the northern 
edge of the Northern California Bight south of Pismo Beach. The region extends inland to 
include the Central Coast Ranges west of the Central Valley (Jones et al. 2007:125). Following 
Jones et al. (2007:137), the prehistoric cultural chronology for the Central Coast can be generally 
divided into six periods: Paleo-Indian (ca. 10000–8000 B.C.), Millingstone/Early Archaic (8000-
3500 B.C.), Early (3500-600 B.C.), Middle (600 B.C.- A.D. 1000), Middle-Late Transition (A.D. 
1000-A.D. 1250), and Late (A.D. 1250-contact [ca. A.D. 1769]). 
 



Sunnyside Estates Project 
Cultural Resources Study 
 
 

  County of San Benito 
6 

Several chronological sequences have been devised to understand cultural changes along the 
Central Coast from the Millingstone period to contact. Jones (1993) and Jones and Waugh (1995) 
presented a Central Coast sequence that integrated data from archaeological studies conducted 
since the 1980s. Three periods are presented in their prehistoric sequence subsequent to the 
Millingstone period: Early, Middle, and Late periods. More recently, Jones and Ferneau 
(2002:213) updated the sequence following the Millingstone period as follows: Early, Early-
Middle Transition, Middle, Middle-Late Transition, and Late periods. The archaeology of the 
Central Coast subsequent to the Millingstone period is distinct from that of the Bay Area and 
Central Valley, and the region has more in common with the Santa Barbara Channel area 
during the Middle and Middle-Late Transition periods, but few similarities during the Late 
period (Jones & Ferneau 2002:213). 
 
4.3.1 Paleo-Indian Period (ca. 10,000–8000 B.C.) 
 
The Paleo-Indian Period economy is characterized by a diverse mixture of hunting and 
gathering, with a major emphasis on aquatic resources in many coastal areas (e.g., Jones et al. 
2002) and on Pleistocene lake shores in eastern California (Moratto 1984:90–92). Although few 
Clovis-like or Folsom-like fluted points have been found along the Central Coast (e.g., 
Erlandson et al. 1987), it is generally considered that the emphasis on hunting may have been 
greater during the Paleo-Indian period than in later periods.  
 
4.3.2 Millingstone Period (8000–3500 B.C.) 
 
The Millingstone Period is characterized by an ecological adaptation to collecting suggested by 
the appearance and abundance of well-made milling implements. Millingstones occur in large 
numbers for the first time in the region’s archaeological record, and are even more numerous 
near the end of this period. Aside from millingstones, typical artifacts during this period 
include crude core and cobble-core tools, flake tools, large side-notched projectile points, and 
pitted stones (Jones et al. 2007).  
 
4.3.3 Early Period (3500–600 B.C.) 
 
Early period sites within the Central Coast region provide evidence for continued exploitation 
of inland plant and coastal marine resources. Artifacts include milling slabs and handstones, as 
well as mortars and pestles, which were used for processing a variety of plant resources. 
Bipointed bone gorge hooks were used for fishing. Assemblages also include a suite of Olivella 
beads, bone tools, and pendants made from talc schist. Square abalone shell (Haliotis spp.) beads 
have been found in Monterey Bay, but not yet in the Big Sur or San Luis Obispo areas (Jones 
and Waugh 1997:122). Shell beads and obsidian are hallmarks of the trade and exchange 
networks of the central and southern California coasts. The archaeological record indicates that 
a substantial increase in the abundance of obsidian occured for Early period sites in the 
Monterey Bay and San Luis Obispo areas (Jones and Waugh 1997:124–126). Obsidian trade 
continued to increase during the following the Middle period.  
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4.3.4 Middle Period (600 B.C.–A.D. 1000) 
 
The Middle Period saw a pronounced trend toward greater adaptation to regional or local 
resources. For example, the remains of fish, land mammals, and sea mammals are increasingly 
abundant and diverse in archaeological deposits along the coast. Related chipped stone tools 
suitable for hunting were more abundant and diversified, and shell fishhooks became part of 
the toolkit during this period. Larger knives, a variety of flake scrapers, and drill-like 
implements are common during this period. Projectile points include large side-notched, 
stemmed, and lanceolate or leaf-shaped forms. Bone tools, including awls, are more numerous 
than in the preceding period, and the use of asphaltum adhesive became common. Sites from 
this period show a retention of stemmed points and the disappearance of the larger side-
notched points (Jones and Klar 2005; Jones et al. 2007). 
 
4.3.5 Middle-Late Transition Period (A.D. 1000–1250) 
 
The Middle-Late Transition Period is marked by relative instability and change, with major 
changes in diet, settlement patterns, and interregional exchange. The relatively ubiquitous 
Middle period shell midden sites found along the Central Coast were abandoned by the end of 
the Middle-Late Transition period, so most Transition period and Late period sites were first 
occupied during those periods (Jones and Ferneau 2002:213, 219).  
 
4.3.6 Late Period (A.D. 1250–Historic Contact) 
 
Late period sites are marked by small, finely worked projectile points, such as Desert side-
notched and Cottonwood points, as well as temporally diagnostic shell beads. The small 
projectile points are associated with bow and arrow technology and indicate influence from the 
Takic migration from the deserts into southern California. Common artifacts identified at Late 
Period sites include bifacial bead drills, bedrock mortars, hopper mortars, lipped and cupped 
Olivella shell beads, and steatite disk beads. The presence of beads and bead drills suggest that 
low-level bead production was widespread throughout the Central Coast region (Jones et al. 
2007). 
 
3.2 ETHNOGRAPHIC OVERVIEW 
 
The project is situated within a region historically occupied by the Costanoan (also known as 
the Ohlone) (Kroeber 1925). The term Costanoan is a linguistic designation for populations that 
spoke one of eight Costanoan languages. These languages are part of the Utian language family 
which is a member of the Penutian linguistic stock. Linguistic research has grouped these 
languages into four branches: 1) the Karkin branch located in Carquinez Strait area; 2) the 
Northern Costanoan branch which consists of the Chocheno, Ramaytush, Tamyen, and 
Awaswas languages; 3) the Soledad (Cholon) branch; and 4) the Southern Costanoan branch, 
consisting of the Rumsen and Mutsun languages (Mithun 2001:535).  
 
The Costanoan were organized into numerous tribelets. Each tribelet’s territory contained a 
main village and smaller satellite villages. The villages were typically situated along a river or 
stream for easy access to water (Levy 1978:487). The tribelets functioned as political units that 
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were structured by similarities in language and ethnicity, each holding claim to a designated 
portion of territory. Milliken (1995:229) was able to conduct a detailed examination of mission 
records, marriage patterns, and dialect variation seen in personal names and delineated 43 
separate political entities (tribelets) in the San Francisco Bay, Santa Cruz, and inland area, with 
another six or so tribelets in the south Monterey Bay and Carmel Valley region. In general, 
Costanoan territory extended between the Carquinez Strait and San Pablo Bay on the north, 
southward along the coast beyond Monterey Bay to Carmel Valley, and inland to the coast 
range (Levy 1978:485). Neighboring groups included the Coast Miwok to the north, the Miwok 
and Northern Valley Yokuts to the east, and the Salinan and Esselen to the south.  
 
Costanoan dwellings typically consisted of domed structures made with a tule- or grass-
covered framework of poles, with a rectangular doorway and central hearth (Levy 1978:492). 
Villages often contained specific enclosures for dancing. Assembly halls in the center of the 
settlement were common; some halls were large enough to contain the entire population of a 
village. Each community had a sweat lodge, placed near a stream. Costanoan groups either 
buried or cremated the deceased, sometimes depending on firewood availability. No cemeteries 
are known to be associated with villages (Levy 1978:490-491). 
 
The primary food staple was the acorn, supplemented by a great variety of animal and plant 
resources. Depending on species availability and desirability, Costanoan groups used four oak 
species, including coast live, valley, tanbark, and black. In addition to acorn, the Costanoan 
gathered buckeye, laurel, pine nuts, and hazelnuts; seeds from dock, chia and other salvias, 
tarweed, and holly-leaf cherry were collected and ground into meal. Other vegetal resources 
included several berry-producing plants, wild onions, carrots, tule roots, and greens of clover 
and other annuals (Levy 1978:490).  
 
The Costanoan hunted a variety of large and small game, including deer, elk, antelope, bear, 
mountain lion, raccoon, ground squirrel, wood rat, mouse, mole, rabbit, and jackrabbit. Seals 
and stranded whales were also part of their diet. Migrating waterfowl were an important 
resource, and included geese, ducks, and coots. Pigeons, quails, and hawks were also 
consumed, but not eagles, owls, ravens, or turkey vultures. Rivers and streams provided 
freshwater fish, including steelhead, salmon, and sturgeon, while the ocean provided shark, 
sardine, and lampreys. Costanoan diet also included a variety of insects and reptiles, but not 
amphibians (Levy 1978:491-492).  
 
The Costanoan used a variety of tools for hunting and processing food resources. Tools used for 
processing foodstuffs included portable stone mortars and pestles, bedrock mortars, hopper 
mortars, anvils, woven strainers and winnowers, leaching and boiling baskets, woven drying 
trays, and knives. Various foods were baked in earthen ovens. Wooden paddles were carved for 
stirring food in the boiling baskets. Shell spoons, basket dippers, and mush bowls were used for 
serving food, and woven water jugs and storage containers for keeping food afterwards. Tools 
used for hunting included bows and arrows, traps and snares, deer-head disguises, bolas, nets 
and net sinkers, and enclosures/blinds. Communal hunting drives were used to catch rabbits, 
while nets and poisons were used to harvest fish. Tule watercraft was used for transportation 
and for hunting fish and waterfowl on enclosed bays and marshes (Levy 1978:492-493). 
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Exotic materials such as obsidian, steatite, and shell entered Costanoan territory through trade 
with coastal groups and mountain tribes (Levy 1978:493). The primary trading partners appear 
to be the Plains Miwok, Sierra Miwok, and Yokuts. Costanoans provided mussels, abalone 
shells, dried abalone, and salt to the Yokuts and Olivella shells to the Sierra Miwok. The Plains 
Miwok likely obtained their bows and salt from the Costanoan. The only known food import 
appears to be pine nuts from the Yokuts (Levy 1978:488).  
 
Costanoan groups came into contact with European culture at the beginning of Spain’s land 
exploration and settlement of Alta California in A.D. 1769. During the late 1700’s and early 
1800’s, traditional lifeways were drastically altered when the Spanish placed their capital at 
Monterey, built forts at Monterey and San Francisco, and established seven Franciscan missions 
to convert native peoples to Christianity and the European way of life. During this time, large-
scale epidemics swept through the mission population and remaining Costanoan villages 
(Milliken 1995). It is estimated that the combined Costanoan population fell from a pre-contact 
total of 10,000 down to 2,000 by the end of the mission period in 1834 (Levy 1978:486). During 
the mission period, the dwindling Costonoan population also intermarried with other interior 
tribes at the missions, mixing their cultural identities.  
 
During the late 1800s, several multi-ethnic Native American communities began to appear in 
Costanoan territory. The best known of these were located in Pleasanton, Monterey, and San 
Juan Bautista. However, even these groups continued to shrink as young people married into 
other groups and moved away. Estimates of the total remaining population of people with 
recognizable Costonoan descent were fewer than 300 in 1973 (Levy 1978:487).  
 
In 1971, descendants of the Costonoan united to form a corporate entity known as the Ohlone 
Indian Tribe. This entity was successful in obtaining title to the Ohlone Indian Cemetery where 
their ancestors who died at Mission San José are buried (Levy 1978:487). Since that time, other 
descendants of Costonoan tribelets, notably the Rumsen and Mutsun groups, have organized 
political and cultural heritage organizations that are active locally and statewide. All are 
concerned with revitalizing aspects of their culture, learning the language through notes 
collected by anthropologist John Harrington, and preserving the natural resources that played a 
vital role in traditional culture. 
 
In addition, some Costonoan groups (namely the Amah-Mutsun Band of Mission Indians, 
Costonoan Band of Carmel Mission Indians, Costonoan Rumsen Carmel Tribe, the Indian 
Canyon Mutsun Band of Costonoan, and the Muwekma Ohlone Tribe) are seeking federal 
recognition of their tribe, petitioning the Bureau of Indian Affairs with reconstructed tribal 
histories and genealogies.  
 
3.3 HISTORIC OVERVIEW 
 
Post-European contact history for the state of California is generally divided into three periods: 
the Spanish Period (1769–1822), the Mexican Period (1822–1848), and the American Period 
(1848–present). 
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3.3.1 Spanish Period (1769–1822) 
 
Juan Rodriguez Cabrillo in 1542 led the first European expedition to observe what was known 
by the Spanish as Alta (upper) California. For more than 200 years, Cabrillo and other Spanish, 
Portuguese, British, and Russian explorers sailed the Alta California coast and made limited 
inland expeditions, but they did not establish permanent settlements (Bean 1968; Rolle 2003). In 
1769, Gaspar de Portolá and Franciscan Father Junipero Serra established the first Spanish 
settlement in Alta California at Mission San Diego de Alcalá. This was the first of 21 missions 
erected by the Spanish between 1769 and 1823. It was during this time that initial Spanish 
settlement of the project vicinity began.  
 
In November of 1795, Friar Danti and Lieutenant Hemenegildo Sal led a party out of Monterey 
into the San Benito Valley to identify locations for a new mission. The party found two suitable 
locations, one on the San Benito River and the other near the present town of Gilroy. After much 
deliberation, the site on the San Benito River was chosen and on June 24, 1797, Mission San Juan 
Bautista was founded (Barrows and Ingersoll 1893). The site is located approximately eight 
miles west of the present city of Hollister, near the Mitsun Costanoan village of Popeloutchom 
(California Missions Resource Center 2013). Historic records indicate 958 (530 male and 428 
female) Indian neophytes were at the mission in 1802. The records also indicate that within 
three and half years of its founding the mission baptized nearly 650 Indians and had 23 
rancherias (Indian villages) under its sphere of influence. During intervening years since its 
founding, the mission flourished and by 1820 boasted a population of about 1,000, mostly 
Christianized, native inhabitants, over 40,000 head of cattle, nearly 1,400 tame horses, and 
70,000 head of sheep (Barrow and Ingersoll 1893). However, mission influence in the region 
began to wane when calls for the secularization of mission lands in California were enacted by 
the newly formed Mexican Republic.  
 
3.3.2 Mexican Period (1822–1848) 
 
The Mexican Period commenced when news of the success of the Mexican War of 
Independence (1810-1821) against the Spanish crown reached California in 1822. This period 
saw the privatization of mission lands in California with the passage of the Secularization Act of 
1833. This Act federalized mission lands and enabled Mexican governors in California to 
distribute former mission lands to individuals in the form of land grants. Successive Mexican 
governors made more than 700 land grants between 1822 and 1846, putting most of the state’s 
lands into private ownership for the first time (Shumway 2007). 
 
San Benito County had more than 14 land grants (ranchos) during this period. One of them, San 
Justo, included the project site. The San Justo land grant was conferred to Jose Castro in 1839 by 
Governor Juan B. Alvarado and consisted of 34,620 acres. Castro held the land until 1850 when 
he sold it to Francisco Perez Pacheco for the sum of $1,400 (San Benito County Historical Society 
2013). The presence of so many ranchos in the county kept the land rural to serve as grazing 
land for livestock, and would remain so until the American Period of California history.  
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3.3.3 American Period (1848–Present) 
 
The American Period officially began with the signing of the Treaty of Guadalupe Hidalgo in 
1848, in which the United States agreed to pay Mexico $15 million for the conquered territory, 
including California, Nevada, Utah, and parts of Colorado, Arizona, New Mexico, and 
Wyoming. Settlement within California increased dramatically during the American Period 
with the discovery of gold in the Sierra Nevada range in 1848 which led to the California Gold 
Rush (Workman 1935:26). This period saw many ranchos in California sold or otherwise 
acquired by Americans and the land subdivided into agricultural parcels or towns.  
 
The San Justo rancho was no exception; in 1855 Flint-Bixby and Company, consisting of Dr. 
Thomas Flint, his brother Benjamin Flint, and their cousin Llewellyn Bixby, bought the rancho 
from Francisco Perez Pacheco for the sum of $25,000 with the understanding that Colonel 
William Welles Hollister would buy one half of the interest in the rancho in 1857. The rancho 
was held jointly for three years until it was divided in 1861. The partnership soon dissolved 
however, with Flint taking all land east of the San Benito River and Hollister taking all land to 
the west. Later, Hollister protested the split of assets which was resolved by swapping lands 
and Hollister paying Flint $10,000. In 1868, Hollister sold his part of the rancho, approximately 
20,773 acres, to the San Justo Homestead Association for the sum of $370,000. The association 
promptly divided the property into 50 homestead lots of approximately 172 acres each and 
reserved about 100 acres for the newly formed town of Hollister. In 1870, the Southern Pacific 
Railroad laid track from Carnardero (three miles south of Gilroy) to Hollister, which was then 
extended to Tres Pinos in 1873 (San Benito County Historical Society 2013). 
 
San Benito County 
 
The rapid settlement of the San Benito Valley and surrounding areas during the 1800’s 
prompted a desire by local residents to create a more local government. Up to this point, the 
region was part of Monterey County but distance and the presence of the Gabilan range 
provided enough barriers to prompt a political division from the rest of the county. The 
separation movement began as early as 1869, but it was not until 1874 that it was successful. On 
February 12, 1874 the new County of San Benito was established with Hollister serving as the 
county seat. The county grew so quickly that in 1887 additional acreage, including the New 
Indria Silver mines, were acquired from Merced and Fresno counties. Since 1887, the 
boundaries of San Benito County have not changed, encompassing an 893,440-acre area. Since 
1880, the population increased from 1,000 to more than 50,000 today. The primary industry in 
the county is agriculture with hay production playing a prominent role (Barrows and Ingersoll 
1893; San Benito County 2013). 
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4.0 BACKGROUND RESEARCH 
 
4.1 CALIFORNIA HISTORICAL RESOURCES INFORMATION 

SYSTEM 
 
Rincon archaeologist, Stephen Hennek, conducted a cultural resource records search at the 
California Historical Resources Information System (CHRIS), Northwest Information Center 
(NWIC) located at Sonoma State University on October 15, 2014. The search was conducted to 
identify all previously conducted cultural resources work as well as identify any previously 
recorded cultural resources within a 0.5-mile radius of the project site. The CHRIS search 
included a review of the National Register of Historic Places (NRHP), the CRHR, the California 
Points of Historical Interest list, the California Historical Landmarks list, the Archaeological 
Determinations of Eligibility list, and the State Historic Resources Inventory. The records search 
also included a review of all available historic USGS 7.5- and 15-minute quadrangle maps. 
 
4.1.1 Previously Conducted Cultural Resource Studies 
 
The NWIC records search identified six previous cultural resource studies within a 0.5-mile 
radius of the project site (Table 1). Of these, three (S-05222, -35749, and -39123) include a portion 
of the project site. The National Archaeological Database listings for these studies are included 
with the records search summary in Appendix A. 
 

Table 1 
Previous Cultural Resource Studies Within 0.5-Mile Radius of the Project Site 

NWIC 
Report No. 

Author Year Study 
Proximity to 
Project Site 

S-005222 
King, T. and P. 

Hickman 
1973 

The Southern Santa Clara Valley: A General Plan for 
Archaeology, San Felipe Division, Central Valley 

Project: The Direct Impact of San Felipe Division on 
Archaeological Resources 

Includes a 
portion 

S-030062 Kelley, J. 2004 
Historic Property Survey Report for the Southside Road 

Bike Lanes Project 
Outside 

S-030438 Billat, S. 2005 
New Tower (“NT”) Submission Packet, FCC Form 620, 

Ridgemark Ground Mount , SF-16280A 
Outside 

S-035749 Kaptain, N. 2008 

Historic Property Survey Report for the Hospital Road 
Bridge Project, Caltrans District 5, Near Hollister, San 
Benito County, Project Prefix: BRLKS-NBIL, Project 

#501 

Includes a 
portion 

S-039041 
Basin Research 
Associates, Inc. 

2008 

Historic Properties Survey Report/Finding of Effect, 
Ridgemark Wastewater Treatment and Recycled Water 

Improvements Project, Sunnyslope County Water 
District, Hollister, San Bento County, California 

Outside 

S-039123 Clark, M. 2012 
Archaeological Reconnaissance of the San Benito River 

Restoration and Management Plan Project Area, 
Hollister, San Benito County, California 

Includes a 
portion 

Source:  Northwestern Information Center, October 2014 
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4.1.2 Previously Recorded Cultural Resources 
 
The NWIC records search identified two (P-35-000298 and -000299) previously recorded cultural 
resources within a 0.5-mile radius of the project site (Table 2). Both are built environment 
resources consisting of single story residences. Neither of the resources is within the project site 
and neither was found eligible for CRHR listing, though the eligibility evaluations were 
conducted 16 years ago.  
 

Table 2 
Previously Recorded Cultural Resources Within 0.5-Mile Radius of the Project Site 

Site 
Designation 

Resource Description NRHP Eligibility Status Recorded/Updated By 
and Year 

Proximity to 
Project Site 

P-35-000298 
Historic single story 

residence 
Recommended not 

eligible 
Reddington 1998 Outside 

P-35-000299 
Historic single story 

residence 
Recommended not 

eligible 
Reddington 1998 Outside 

Source: Northwestern Information Center, October 2014 

 
4.1.3 Historic Maps and Aerials 
 
The NWIC also provided an 1859 plat map of Rancho San Justo, which did not show any 
buildings, structures or other historic features located within the project site.  
 
In addition, Rincon reviewed readily available Internet materials that included historic 
topographic maps and aerial photographs and Google Earth imagery to assess the historic land-
uses of the project site. A 1919 topographic map shows the project site as undeveloped range 
land. A 1956 topographic map shows an orchard mapped within the project site. A 1994 
topographic map has mapped buildings or structures in the northeast corner and at the 
southern end of the project site. A review of aerial imagery indicates a single family residence is 
currently located in the northeastern corner and a cluster of three structures (possible barns) 
were located at the southern end of the project site. Google Earth aerial imagery of the project 
site indicates the southern structures were demolished by 2006. The single family residence still 
exists and was encountered during the pedestrian survey conducted for this study (see Section 
6.0). 
 
4.2 NATIVE AMERICAN HERITAGE COMMISSION 
 
Rincon contacted the Native American Heritage Commission (NAHC) on October 6, 2014 to 
request a review of the Sacred Lands File (SLF). The NAHC faxed a response on November 7, 
2014 (Appendix B), and stated that a search of the SLF “failed to indicate the presence of Native 
American cultural resources in the immediate project area.” The NAHC provided a contact list 
of three Native American individuals or tribal organizations that may have knowledge of 
cultural resources in or near the project. Because the project is subject to Senate Bill 18 of 2005 
(SB 18), which has been codified into California Law, (California Public Resources Code § 
65352.3-65352.4), the contact list was forwarded to the County of San Benito which will conduct 
government-to-government consultation. 
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5.0 SURVEY METHODS 
 
Rincon archaeologist Stephen Hennek conducted an intensive pedestrian survey of the 
approximately 47-acre project site on October 16, 2014 (Figure 2). The survey consisted of 
walking parallel transects oriented east-west and spaced no greater than 15 meters apart. 
Survey conditions were documented using field notes and digital photographs.  During the 
survey, Rincon personnel examined all areas of exposed ground surface for artifacts (e.g., flaked 
stone tools, tool-making debris, stone milling tools, ceramics, fire-affected rock [FAR]), soil 
discoloration that might indicate the presence of a cultural midden, soil depressions, and 
features indicative of the former presence of structures or buildings (e.g., standing exterior 
walls, postholes, foundations) or historic debris (e.g., metal, glass, ceramics). Ground 
disturbances such as burrows, cut banks, and drainages were visually inspected. The survey 
crew documented the fieldwork using field notes and digital photographs. Copies of the field 
notes and digital photographs are on file with Rincon’s Monterey office.  
 

6.0 RESULTS 
 
The intensive pedestrian survey did not identify any previously unrecorded cultural resources 
within the project site. Bare ground visibility within the central portion of the project site 
(hayfield area) was excellent (approximately 90 percent) due to the absence of any planted crops 
(Photograph 1). The northern portion of the project site contained almond orchards and low 
grasses, limiting bare ground visibility to approximately 60 percent (Photograph 2). The portion 
of the project site next to the San Benito River contained a mixture of low grasses, shrubs, and 
trees, crossed by several dirt roads. Bare ground visibility within this portion of the project site 
was approximately 40 percent (Photograph 3).  
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Photograph 1. Overview of central portion of project, facing west. 

 

 
Photograph 2. Overview of northern portion of project site, facing south. 
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Photograph 3. Overview of project site next to San Benito River, facing east. 

 
The survey identified a single family home in the northeast corner of the project site 
(Photograph 4). A review of historic topographic maps indicates this home was constructed 
after 1985 (HistoricAerials.com). Because this residence is less than 50 years old it is not 
considered a cultural resource and was not evaluated for CRHR eligibility as part of this study.  
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Photograph 4. View of single family home, facing southwest. 

 
The portion of the project site next to the San Benito River contained various amount of modern 
refuse consisting of metal drums, plastic, wood, carpet, and remnants of an automobile 
(Photograph 5). 
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Photograph 5. View of modern refuse, facing south. 

 
8.0 DISCUSSION AND RECOMMENDATIONS 

 
The results of the records search, Native American scoping, and pedestrian survey did not 
identify any previously recorded or newly identified cultural resources or resources important 
to Native Americans within the project site. The proposed project would not impact any known 
cultural resources. Therefore, Rincon Consultants recommends no further cultural resources 
work for the proposed project. The measures listed below are recommended in case of 
unanticipated discoveries. 
 
8.1 Unanticipated Discovery of Cultural Resources 
 
If cultural resources are encountered during ground-disturbing activities work within a 50-foot 
radius of the find should be halted and an archaeologist meeting the Secretary of the Interior’s 
Professional Qualifications Standards for archaeology (NPS 1983) should be contacted 
immediately to evaluate the find. If necessary, the evaluation may require preparation of a 
treatment plan and archaeological testing for CRHR eligibility. If the discovery proves to be 
significant under CEQA and cannot be avoided by the project, additional work such as data 
recovery excavation may be warranted to exhaust the data potential of the resource thereby 
reducing any impact to a less-than-significant level. 
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8.2 Unanticipated Discovery of Human Remains 
 
If human remains are found, State of California Health and Safety Code Section 7050.5 states 
that no further disturbance shall occur until the county coroner has made a determination of 
origin and disposition pursuant to Public Resources Code Section 5097.98. In accordance with 
this code, in the event of an unanticipated discovery of human remains, the county coroner 
would be notified immediately. If the human remains are determined to be prehistoric, the 
coroner will notify the Native American Heritage Commission, which will determine and notify 
a most likely descendant (MLD). The MLD would complete the inspection of the site within 48 
hours of notification and may recommend scientific removal and nondestructive analysis of 
human remains and items associated with Native American burials. 
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