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A. BACKGROUND

Project Title State Route 129 Rezone to Add C-1 Overlay
Lead Agency Contact Person Darryl Boyd or Taven Kinison Brown

and Phone Number (831) 637-5313

Date Prepared November 10, 2020

Study Prepared by County of San Benito

2301 Technology Parkway
Hollister, CA 95023

Project Location On the northwest edge of San Benito
County’s boundary line at the intersection
of U.S. Highway 101 and State Route 129.

Project Sponsor Name and Address County of San Benito
General Plan Designation Rural (R) and Commercial Regional (CR)
Zoning Existing: Regional Commercial (C-3)

Proposed: Rural (R) with Commercial
Thoroughfare (C-1) Overlay

SETTING

San Benito County is located in the Coast Range Mountains and adjacent valley floor, 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 encompasses over 890,000 acres (about 1,391
square miles).

Figure 1, State Route 129 Overlay Area Location, shows the location of the proposed State
Route 129 C-1 overlay area. The 21.1-acre project site is located west of the intersection of
U.S. Highway 101 and State Route 129 and is comprised of a portion of Assessor’s Parcel
Number (APN) 012-010-0210. The project site is vacant and the County General Plan land
use designation for the site is Rural (R). However, the General Plan identifies the general
area as a Commercial Regional node (refer to General Plan Figure 3-5, Commercial and
Industrial Nodes).

Surrounding land uses include agriculture in every direction around the proposed State
Route 129 C-1 overlay area, Anzar High School to the southeast, residences to the southwest
and industrial uses to the north. The San Benito River is located north of the site and runs
northwest to southeast and the San Juan Canyon Creek flows from the northwest to the
south and through the intersection of U.S. Highway 101 and State Route 129.
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BACKGROUND

Historically, residential growth in San Benito County has outpaced commercial growth. The
County intends to promote commercial uses on strategic parcels in order to accommodate

commercial demand, promote tourism and economic development, and increase revenue.

The San Benito County 2035 General Plan Figure 3-2 “Land Use Diagram (North County
Detail)” and Figure 3-5 “Commercial and Industrial Nodes” identify a Commercial Regional
“node” at State Route 129 and Searle Road. On September 24, 2019 Ordinance 991 added
Article IV “Regional Commercial (C-3) District to the San Benito County Code to correspond
with and implement the Commercial Regional land use designation of the General Plan.
Additionally, by Ordinance 993, the zoning map was amended to designate 33 acres as
Regional Commercial (C-3) at State Route 129 and Searle Road, including the subject
property. Ordinance 991 has since been repealed by a referendum petition and through
defeat of Measure K in the March 3, 2020 election. However, Ordinance 993 remains in effect
and the C-3 zoning classification of the site remains valid. Due to the repeal of the C-3 zoning
regulations, there are no corresponding Commercial Regional zoning regulations that can
currently implement the C-3 zoning classification or Commercial Regional land use
designation at State Route 129 (refer to Figure 2, State Route 129 C-1 Overlay and C-3 Area
Comparison to see the area at State Route 129 with a current C-3 zoning).

GENERAL PLAN REGIONAL COMMERCIAL POLICIES

The General Plan Appendix A provides the following definition of “Centralized Commercial
Node Developments”:

A strategically-located concentration of development (e.g., commercial,
office, industrial, residential and/or a combination thereof) at, or within a
reasonable distance from, the existing and future intersections of highways,
state routes and major collectors or arterials, intended to prevent the typical
linear or “strip” development in order to maintain or improve community
character and to create easy access and high visibility for commercial
businesses.

The following General Plan policies are related to regional commercial nodes:

Policy LU-3.7 Visitor Serving Uses in Agricultural Areas. The County
shall encourage visitor serving uses in areas designated Agriculture (e.g.,
wine tasting rooms, hotels, and bed and breakfast inns), especially within
the Wine/Hospitality Priority Area, as long as they do not adversely affect
the agricultural production activities of the area (General Plan p. 3-18).
(RDR/MPSP)

Policy LU-5.3 New Commercial Regional Nodes. The County shall
encourage new Commercial Regional (CR) nodes to be located at or near
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existing or future highway interchanges, major intersections, and along
existing or future transit facilities. Facilities should be located consistent
with Figure 3-5 (and exclude the intersection of U.S. Highway 101 and State
Route 156). In order to respect the scenic character of the county, new
development at these commercial nodes shall be subject to design review
before the County Planning Commission. Further, development within
these commercial nodes is encouraged to contribute to the preservation of
scenic areas along the designated scenic corridors within the County. The
County shall also encourage additional access to new regional commercial
centers through bicycle and pedestrian connections from residential uses as
appropriate to the context (General Plan p. 3-23).

Policy LU-5.4 New Commercial Nodes Vision. The County shall
encourage developers to reflect a cohesive vision for node development in
site plans submitted as a part of applications for discretionary approval that
recognizes the importance of the County’s scenic resources and local
character and quality of life attributes (General Plan p. 3-24).

Policy LU-5.5 Strip Commercial. The County shall discourage the creation
of new strip commercial developments (e.g., non-cohesive commercial
fronting a major arterial or state highway) in favor of centralized
commercial node development that is located in the commercial nodes
identified on the Land Use Diagram, and in Policies LU-5.1 to LU-5.3
(General Plan p. 3-24).

Policy LU-5.6 Visitor-Oriented Commercial Uses. The County shall
encourage visitor-oriented commercial uses that promote the local history,
local economy (e.g., agriculture, wineries, recreation), and market locally-
produced agricultural products (General Plan p. 3-24).

Policy LU-5.7 Mixed-Use Development. The County shall encourage both
vertical and horizontal mixed-use development within community centers
and near or along transportation and transit corridors, bicycle paths, and
pedestrian and trail routes as a means of providing efficient land use,
housing, and transportation options for county residents. The County shall
ensure that mixed use developments include appropriate transit, bicycle,
and pedestrian facilities (General Plan p. 3-24).

According to the General Plan, the purpose of the Commercial Regional (CR) designation is
to provide areas that function as destinations for commercial activity serving the regional
population. This designation intends to accommodate the location of such commercial uses
at key intersections along U. S. Highway 101 and major State Routes. These uses could
include shopping centers, truck and automobile stations, tourist-serving commercial uses,

and hotels/motels.
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RELEVANT ZONING CODE POLICIES

According to section 25.16.020 of the San Benito County Code, the C-1 district is specifically
intended to provide establishments offering accommodations, supplies or services especially
to motorists, and for certain uses such as commercial amusement and specialized automotive
and related sales and service establishments which serve persons coming to them from large
trading areas by automobile. The C-1 district allows for the following with a use permit:
souvenir and curio shops, roadside stands, commercial and entertainment establishments
including tourist-serving commercial uses, and hotels/motels (see Section 25.16.023) to
provide areas that function as destinations for commercial activity serving the regional
population. All uses allowed in a C-1 combining zone district require denial if the proposed
use is not consistent with the general plan, which includes policies applicable to the Regional
Commercial Nodes and mitigation measures adopted as part of the 2035 San Benito County
General Plan EIR and Mitigation Monitoring and Reporting Program.

Per Section 25.16.001 (A) of the San Benito County Code, the Commercial Thoroughfare (C-1)
district shall act as a combining district. The C-1 district regulations shall modify the
regulations of the base zone with which the C-1 district is combined. Further, “except as
modified in this section, or within any adopted specific plan, the base zone regulations

apply.”

Section 25.16.001 (B) states “[t]he intent of the C-1 and C-2 districts is to provide for
commercial development that is compatible with other land uses and will conveniently and
effectively serve the needs of the people. The objective is to encourage limited commercial
services to meet the needs of rural citizens as well as the needs of the weekend or
recreational uses, but retain major cooperative shopping for the county within urban areas.”

DESCRIPTION OF PROPOSED PROJECT

The proposed project is the rezone of a 21.1-acre project site which will include the removal
of the existing C-3 zoning designation on a portion the project site area (previously zoned C-
3 by Ordinance No. 993), which would revert it back to its Rural (R) zoning designation and
to add a Commercial Thoroughfare (C-1) Overlay on the 21.1-acre project site. The purpose
of the proposed project is to rezone the property to a zoning classification that can
implement its Regional Commercial General Plan designation in the absence of a Regional
Commercial zoning district. Figure 2, State Route 129 C-1 Overlay and C-3 Area Comparison,
shows the existing C-3 boundary compared to the C-1 Overlay area. The C-1 overlay area is
the subject property of the rezoning. Figure 3, State Route 129 C-1 Overlay Boundary shows
the proposed overlay area and Rural base zoning of the site.

CEQA Approach

The Revised Draft Environmental Impact Report San Benito County 2035 General Plan, State
Clearinghouse No. 2011111016, was certified on July 21, 2015 (“General Plan EIR”).
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The General Plan EIR analyzed the San Benito County 2035 General Plan (“General Plan”),
which was adopted by the San Benito County Board of Supervisors on the same date. A
Notice of Determination was posted and filed for the General Plan EIR on July 23, 2015.
Filing and posting of notice commences running of 30-day statute of limitations for legal

challenges to the approval. The statute of limitations for legal challenges to the General Plan
EIR ran on August 23, 2015.

This addendum reviews the proposed C-1 overlay for a 21.1-acre portion of the State Route
129 Commercial Node and examines whether, as a result of changes to the proposed project
or new information that was not known but could have been known, any new or
substantially more significant impacts could occur that were not identified in the General
Plan EIR.

Consistent with state law, the 2035 General Plan included standards of population density
and building intensity for each of the land use designations appearing on the Land Use
Diagram (General Plan EIR p. 3-43). Table 3-7 of the General Plan EIR identified these
standards, and lists the acreage of the County allocated to each land use type. Table 3-7
identified 126-acres of Commercial Regional (CR) area at a Floor Area Ratio (FAR) of 0.8
(General Plan EIR p. 3-43). At maximum buildout of the 126 acres, this would result in
4,390,000 square feet of Commercial Regional Development (See General Plan EIR p. 3-43).
The General Plan EIR did not assume all land uses depicted in the Land Use Diagram would
be built out by 2035 to their absolute maximum potential. Instead, the General Plan EIR
evaluated the impacts of forecasted development that will likely occur through the year 2035
consistent with CEQA requirements that an EIR evaluate the “reasonably foreseeable” direct
and indirect impacts of a proposed project. The General Plan EIR utilized conservative
population, housing, and employment forecasts to evaluate the reasonably foreseeable
impacts of General Plan buildout of the General Plan Land Use Diagram (General Plan EIR
pp- 4-5, 4-8 and 4-12).

While the General Plan EIR did not consider maximum (100 percent) buildout of the Land
Use Diagram (summarized in Table 3-7) including Commercial Regional uses, the General
Plan EIR utilized conservative growth forecasts that were deemed to adequately represent
reasonably foreseeable buildout of the General Plan Land Use Diagram (General Plan EIR
pp- 4-5, 4-8 and 4-12). General Plan EIR Table 3-7 identified up to 4,390,000 square feet of
development (126 acres at a FAR of 0.8). The 21.1-acre C-1 rezone area would be able to
accommodate approximately 735,292 square feet of commercial development at full
buildout.

For cumulative impacts, this addendum considers the 29-acre Betabel Road node that has
already been rezoned to C-1 and a 2.6-acre, 4,000 square-foot gas station project site at the
State Route 129 node within the C-3 boundaries. The Betabel Road node could accommodate

11
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an additional 1,010,592 square feet of commercial development. The C-1 rezone of the 29-
acres at the Betabel Road node is now effective, but it is still subject of pending litigation. No
development is currently proposed under its C-1 overlay zoning designation. In addition to
the application under review in this Addendum for the rezone of a 21.1-acre portion of the
State Route 129 Commercial Node, a separate applicant has submitted a development
application for a 4,000 square-foot gas station on a 2.6-acre site that was within the original
Highway 129 Regional Commercial C-3 node boundaries but lies outside of the proposed C-1
overlay area. This development proposal is also considered in the cumulative impact

analysis but is not part of the proposed rezone.

The Commercial Thoroughfare (C-1) zoning district identifies the maximum lot coverage as
40 percent and maximum height limit as 35 feet, although as a practical matter the
topography of the area to be zoned C-1 includes hillside areas not suitable for development
of maximum lot coverage. If the site were level, adherence to these standards might have
allowed for a slightly denser development capacity than allowed by the General Plan land
use designation FAR standard. However, because the General Plan FAR allows for less
development than the C-1 District, the FAR specified in the General Plan and because of site
conditions, the FAR is not likely to be exceeded at the State Route 129 site. Therefore, any
future development within the State Route 129 site may not exceed 735,292 square feet of
development, 40 percent lot coverage, or a height of 35 feet. At maximum buildout of the
State Route 129 site, development will still be limited to less than one quarter of the
commercial development considered in the General Plan EIR and Table 3-7. The project
would therefore fit within the growth projections utilized in the General Plan EIR analysis.
The rezone of the State Route 129 site to repeal C-3 designation (Ordinance No. 993)
reverting to Rural (R) with a Commercial Thoroughfare (C-1) combining district would be
within the Commercial Regional acreage amount identified in the General Plan, future
development would be required to adhere to the FAR identified in the General Plan, and
uses allowed in the C-1 district including souvenir and curio shops, roadside stands,
commercial and entertainment establishments including tourist-serving commercial uses,
and hotels/motels, are consistent with the Commercial Regional uses identified in the
General Plan and analyzed in the General Plan EIR. Therefore, growth and development
intensity related impacts associated with the rezone of State Route 129 to add a C-1 overlay,
were adequately analyzed by the General Plan EIR (General Plan EIR p. 3-43).

The General Plan EIR analyzed the coverage impacts from development under the 2035
General Plan at a program or community level and is therefore not site specific due to the
wide geographical area covered (General Plan EIR pp. 4-12, 4-13, 8-1). The impact analysis is
quantitative where data is reasonably available and is otherwise qualitative (General Plan
EIR pp. 4-4, 8-1). The C-1 zoning change implements the General Plan and is not a
development specific project. The General Plan EIR assumed a total of 126 acres of

12
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Commercial Regional node development at four locations (General Plan EIR p. 3-43), but did
not identify specific boundaries for any of the four Commercial Regional nodes identified
(see General Plan Figure 3-4). The proposed State Route 129 C-1 rezone applies to 21.1 acres,
which would be within the 126 acres of Commercial Regional identified in the General Plan
EIR. When considered with the Betabel rezone and gas station project, the total acreage
would be 53.7 acres, which is within the acreage identified for commercial development
within the General Plan EIR. No specific parcels were analyzed by the General Plan EIR;
rather, general geographic areas were considered. Because no site-specific development
plans are proposed at this time, reasonably foreseeable future development impacts within
these general geographic areas are considered. No rezone applications or development
proposals are currently proposed for the Livestock 101 or Rocks Ranch commercial nodes, or
reasonably anticipated at this time, and the probability of any future applications is

speculative.

The environmental review does not analyze any specific development project. In accordance
with the California Environmental Quality Act (“CEQA”) Guidelines, the County has
determined that an addendum to the General Plan EIR is an appropriate environmental

document for the proposed project.

Since the General Plan EIR was certified, amendments to the CEQA Guidelines have been
adopted by the state, including changes to the Guidelines Appendix G (Environmental
Checklist). The amendments to Appendix G include new discussion topics of vehicle miles
traveled for transportation issues (in response to SB 743), and the addition of wildfire,
energy, and new, expanded, or relocated natural gas, electric power, and
telecommunications facilities as separate topics to address. This addendum addresses the
new discussion topics included in Appendix G.

OTHER PUBLIC AGENCIES WHOSE APPROVAL IS REQUIRED

None.

Have California Native American tribes traditionally and
culturally affiliated with the project area requested
consultation pursuant to Public Resources Code section
21080.3.1? If so, is there a plan for consultation that
includes, for example, the determination of significance of
impacts to tribal cultural resources, procedures regarding
confidentiality, etc.?

Public Resources Code section 21080.3.1 applies to any project for which a Notice of
Preparation, Notice of Mitigated Negative Declaration or Notice of Negative Declaration is

13
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tiled. This CEQA document is an Addendum to a certified Environmental Impact Report. No
new or substantially more severe environmental impacts were found to occur with the
rezone of the State Route 129 node. A Notice of Preparation, Notice of Mitigated Negative
Declaration or Negative Declaration will not be not filed as part of this project.

Note: Conducting consultation early in the CEQA process allows tribal governments, lead agencies,
and project proponents to discuss the level of environmental review, identify and address potential
adverse impacts to tribal cultural resources, and reduce the potential for delay and conflict in the
environmental review process. (See Public Resources Code section 21080.3.2.) Information may also
be available from the California Native American Heritage Commission’s Sacred Lands File per Public
Resources Code section 5097.96 and the California Historical Resources Information System
administered by the California Office of Historic Preservation. Please also note that Public Resources
Code section 21082.3(c) contains provisions specific to confidentiality.

14
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B. ENVIRONMENTAL FACTORS POTENTIALLY
AFFECTED

The environmental factors checked below would be potentially affected by this project,
involving at least one impact that is a “Potentially Significant Impact” as indicated by the
checklist on the following pages.

[0 Aesthetics [0 Greenhouse Gas Emissions 0 Population/Housing

O Agriculture and Forestry 0 Hazards & Hazardous O Public Services
Resources Materials

[0 Air Quality [0 Hydrology/Water Quality [J Recreation

0 Biological Resources O Land Use/Planning O Transportation

O Cultural Resources O Mandatory Findings of O Tribal Cultural Resources

Significance
O Energy [J Mineral Resources [ Utilities/Service Systems
O Geology/Soils O Noise O Wildfire

Since all environmental effects are determined to have been accounted for in the General
Plan EIR, and no new or substantially more severe impact is identified in this addendum,
none of these boxes have been checked.

15
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C. DETERMINATION

On the basis of this initial evaluation:

O

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

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

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

I find that the proposed project MAY have a “potentially significant impact” or
“potentially significant unless mitigated” impact on the environment, but at least one
effect (1) has been adequately analyzed in an earlier document pursuant to applicable
legal standards, and (2) has been addressed by mitigation measures based on the earlier
analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is
required, but it must analyze only the effects that remain to be addressed.

I find that the proposed project COULD have a significant effect on the environment,
however all potentially significant effects (1) have been analyzed adequately in an
earlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, (2) have
been avoided or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION,
including revisions or mitigation measures that are imposed upon the proposed project,
and (3) would not be new or substantially more severe than identified in an earlier EIR
or NEGATIVE DECLARATION. The proposed project would require minor changes to
an earlier EIR or NEGATIVE DECLARATION, and an ADDENDUM will be prepared.

Darryl Boyd, Contract Planner Date

16
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D. ADDITIONAL MITIGATION MEASURES FOR STATE
ROUTE 129 C-1 OVERLAY

The following mitigation measures shall be applied to future development projects at the
project site subject to permit under Section 25.16.022 or Section 25.16.023.

Mitigation Measure B1: Development and Site Specific Project Environmental
Review. Any future development project at the project site subject to permit under Section
25.16.022 or Section 25.16.023 shall undergo development and site specific environmental

review.

Additionally, any future development project at the project site shall be subject to design
review before the Planning Commission. These requirements will ensure the analysis and
mitigation of development and/or site specific impacts and ensure compliance with the
General Plan and County Code (General Plan p. 3-23 -3-24; County Code §§ 25.16.003-
25.16.004).

Mitigation Measure AES-B1: Grading and Landscaping. Any future development
project at the project site subject to permit under Section 25.16.022 or Section 25.16.023 shall
comply with the following;:

(A) Development on slopes of 15 percent or greater shall be subject to the
provisions of §25.29.030 through §25.29.036. Landscaping shall be designed to
reduce visibility of parking lots from U.S. Highway 101.

(B) Visibility of driveways and access roads on slopes of greater than five percent
shall be minimized to the extent feasible using careful siting, terracing, existing
vegetation, or new vegetation. Visibility of driveways and access roads on slopes
of greater than five percent shall be fully screened from views from scenic
highways.

(C) Parking lots shall be landscaped to include native shade trees.

(D) Parking lots and loading areas shall be visually screened from public

roadways.

(E) Portions of a site not covered by structures, pavement, or natural
vegetation/rock shall be landscaped with native drought tolerant or low water

usage.

(F) Landscaping and screening trees shall be selected from the list of native trees
included in Exhibit A to chapter 19.33.

17



State Route 129 Commercial Node Rezone to add C-1 Overlay

(G) Woodlands canopy cover shall be retained in accordance with chapter 19.33.

(H) No oak tree, as included within the definition in §25.29.212, shall be removed
for construction of structures, utilities, parking, or roads; all development shall
primarily be sited within areas clear of oak trees. Careful and thoughtful site
planning may allow for selected trimming of such trees to best accommodate

structures or pathways.

(I) No greater than 10 percent of total landscape planting areas may be irrigated,
unless a rainwater catchment system is used as the sole source of irrigation on

areas exceeding the 10 percent limit.

(J) Grading and ground disturbance shall be subject to the provisions of chapter
19.05.

(K) All site improvements shall be in compliance with applicable state and local

fire- resistance and fire protective standards.

(L) Utilities and support systems, including transformers, conducting wires,
pipes, trash enclosures, and heating or cooling equipment, shall be screened
from view, with a door or gate at the access point. Structural screens shall be of
compatible design to the primary buildings; fences or walls shall be of decorative
design or screened at least 50 percent by vegetation. Public safety or convenience
items (e.g. fire hydrants, trash receptacles, and drinking fountains) shall not be
subject to this section.

Mitigation Measure AES-B2: Lighting. Any future development project at the project site
subject to permit under Section 25.16.022 or Section 25.16.023 shall comply with the

following:

18

(A) Except as otherwise required by this measure, lighting shall be consistent

with the provisions of chapter 19.31.

(B) Exterior lighting shall not be positioned in excess of 25 feet above the ground

surface.

(C) Lighting shall be designed to minimize light spill into natural areas by using
cut- off fixtures directing light to the ground, and not flooding the site or
adjacent areas with light.

(D) Lighting for signs shall be designed to illuminate the sign without direct
visibility of the light source.
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(E) Permanently installed lighting shall not blink or flash unless required for
navigation, safety, or similar purposes.

(F) LED or other energy efficient lighting technologies shall be required.

(G) Light color should generally be between 2,200 and 3,000 Kelvin, subject to the
discretion of the approving authority for special circumstances.

(H) No lighting that is directed upward shall be allowed.

Mitigation Measure AES-B3: Sign Restrictions. Any future development project at the
project site subject to permit under Section 25.16.022 or Section 25.16.023 shall comply with
the following;:

(A) Except as otherwise required or allowed by this measure, on-site signs shall
be consistent with the provisions of §25.29.060 through §25.29.076.

(B) In addition to the signs described in §25.29.070, the following sign types shall
be prohibited.

1. Internally illuminated plastic signs;

2. Signs with flashing or animated lights, or moving or changing

text, or images;

3.  Signs that conflict with the lighting requirements of Mitigation
Measure B- AES-2.

(C) Sign types to be encouraged include sandblasted redwood or similar hand-
crafted, hand-painted custom signs with “elemental” components, such as wood,
steel, iron, brick, stone, etc. and exterior down-oriented lighting fixtures, if

lighting is provided.

(D) An alternative calculation of sign area may be used, allowing one square foot
of sign area for each 150 feet of building coverage area, with no single sign or
group of signs exceeding 150 square feet.

(E) Maximum height of signs shall be 45 feet. On sites where views from the
highway of a sign constructed to the maximum height would be demonstrated
obscured by terrain or vegetation, a sign height and related lighting height
exception may be granted by the Planning Commission, provided no additional
height shall be allowed than is necessary to make the sign visible to travelers.
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Mitigation Measure AES-B4: Yards and Reservations. Any future development project
at the project site subject to permit under Section 25.16.022 or Section 25.16.023 shall comply
with the following:

(A) Except as otherwise required by this measure, yards shall be consistent with
the provisions of §25.29.005 and §25.29.006.

(B) Notwithstanding §19.27.001, no structures shall be located closer than 150 feet
from the side line of the nearest U.S. Highway 101 travel lane, or closer than 50
feet from the side line of an on- or off-ramp with the exception that freestanding
signs may be located within these areas.

(C) Flood zones designated by the Federal Emergency Management Agency shall
be included within flood zone reservations. Development in flood zone
reservations shall be restricted to driveways, parking, signs, picnicking, sports,
temporary structures, freestanding signs, and permanent structures that are in
compliance with the provisions of chapter 19.15.

(D) Water courses and associated riparian vegetation, inclusive of a 100 foot
wide buffer area from top of bank and edge of vegetation of the Pajaro River or
San Benito River, and 50 foot wide buffer area from top of bank and edge of
vegetation of other natural water courses, shall be included within riparian
reservations. Development in riparian reservations shall be restricted to storm
water management, habitat restoration, access drives not resulting in a net loss of
vegetation, and passive recreational activities.

(E) Slopes in excess of 30 percent shall be included within slope reservations. No
development shall be allowed within slope reservations.

(F) Development shall be designed to protect upland habitat and protected-

species migration areas associated with the off-site pond to the southwest.

Mitigation Measure BIO-B1: Conduct Site Specific Biological Resources Survey. Any
future development project at the project site subject to permit under Section 25.16.022 or

Section 25.16.023 shall prepare a biological resource assessment as provided by Mitigation
Measure BIO-1a.

Mitigation Measure CUL-B1: Conduct Site Specific Cultural and/or Tribal Resources
Survey. A professional archaeologist shall conduct a pedestrian site survey for any future
development project at the project site subject to permit under Section 25.16.022 or Section
25.16.023. If evidence of cultural and/or tribal resources are found, the results of the survey
shall identify measures to avoid, minimize, and mitigate impacts to cultural and/or tribal
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resources. If warranted, a professional archeologist shall prepare a Cultural/Tribal Resource
Management Plan that will detail how impacts to cultural/tribal resources within the project
area will be avoided, treated, and/or mitigated. Development project applicants must
implement the avoidance, minimization, and mitigation measures identified in the survey
and must implement any Cultural/Tribal Resource Management Plan prepared for the
development.

Mitigation Measure CUL-B2. Native American Tribal Consultation. If the survey
contemplated in Mitigation Measure CUL-B1 finds evidence of potentially significant
impacts to tribal cultural resources, the project applicant shall consult with Native American
Tribes included on the Native American Heritage Commission tribal consultation list.

Mitigation Measure TC-B1. Preparation of a Traffic Study. A professional traffic
engineer shall prepare a traffic study, including vehicle miles traveled (VMT) analysis, for
any future development project at the project site subject to permit under Section 25.16.022 or
Section 25.16.023. The traffic study shall identify suggested avoidance, minimization, and/or
mitigation measures for potentially significant traffic and circulation impacts. If warranted, a
Traffic Management Plan shall be prepared and detail how traffic and circulation impacts
resulting from the project shall be avoided and/or mitigated. Development project applicants
must implement the avoidance, minimization, and mitigation measures identified in the

survey and must implement any Traffic Management Plan prepared for the development.
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E. EVALUATION OF ENVIRONMENTAL IMPACTS

Notes

1.

22

Checklist references to information sources for potential impacts (e.g., general plans,
zoning ordinances, etc.) are incorporated. Each reference to a previously prepared or
outside document, where appropriate, includes a reference to the page or pages
where the statement is substantiated.

“Supporting Information Sources” — A source list is attached, sources used or
individuals contacted are also cited in the discussion.

This is the format recommended in the CEQA Guidelines as amended December
2018.

The explanation of each issue identifies the significance criteria or threshold, if any,
used to evaluate each question; and

Per CEQA Guidelines § 15164, Addendum to an EIR or Negative Declaration,

(a) The lead agency or a responsible agency shall prepare an addendum to a
previously certified EIR if some changes or additions are necessary but none of the
conditions described in Section 15162 calling for preparation of a subsequent EIR
have occurred.

(b) An addendum to an adopted negative declaration may be prepared if only minor
technical changes or additions are necessary or none of the conditions described in
Section 15162 calling for the preparation of a subsequent EIR or negative declaration
have occurred.

(c) An addendum need not be circulated for public review but can be included in or
attached to the final EIR or adopted negative declaration.

(d) The decision-making body shall consider the addendum with the final EIR or
adopted negative declaration prior to making a decision on the project.

(e) A brief explanation of the decision not to prepare a subsequent EIR pursuant to
Section 15162 should be included in an addendum to an EIR, the lead agency's
required findings on the project, or elsewhere in the record. The explanation must be
supported by substantial evidence.

Per CEQA Guidelines § 15162, Subsequent EIRs and Negative Declarations,

(a) When an EIR has been certified or a negative declaration adopted for a project, no
subsequent EIR shall be prepared for that project unless the lead agency determines,
on the basis of substantial evidence in the light of the whole record, one or more of
the following;:
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(1) Substantial changes are proposed in the project which will require major
revisions of the previous EIR or negative declaration due to the involvement
of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects;

(2) Substantial changes occur with respect to the circumstances under which
the project is undertaken which will require major revisions of the previous
EIR or negative declaration due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously
identified significant effects; or

(3) New information of substantial importance, which was not known and
could not have been known with the exercise of reasonable diligence at the
time the previous EIR was certified as complete or the negative declaration
was adopted, shows any of the following:

(A) The project will have one or more significant effects not discussed
in the previous EIR or negative declaration;

(B) Significant effects previously examined will be substantially more
severe than shown in the previous EIR;

(C) Mitigation measures or alternatives previously found not to be
teasible would in fact be feasible and would substantially reduce one
or more significant effects of the project, but the project proponents
decline to adopt the mitigation measure or alternative; or

(D) Mitigation measures or alternatives which are considerably
different from those analyzed in the previous EIR would substantially
reduce one or more significant effects on the environment, but the
project proponents decline to adopt the mitigation measure or
alternative.

(b) If changes to a project or its circumstances occur or new information becomes
available after adoption of a negative declaration, the lead agency shall prepare a
subsequent EIR if required under subdivision (a). Otherwise the lead agency shall
determine whether to prepare a subsequent negative declaration, an addendum, or
no further documentation.

(c) Once a project has been approved, the lead agency's role in project approval is
completed, unless further discretionary approval on that project is required.
Information appearing after an approval does not require reopening of that approval.
If after the project is approved, any of the conditions described in subdivision (a)
occurs, a subsequent EIR or negative declaration shall only be prepared by the public
agency which grants the next discretionary approval for the project, if any. In this
situation no other responsible agency shall grant an approval for the project until the
subsequent EIR has been certified or subsequent negative declaration adopted.
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(d) A subsequent EIR or subsequent negative declaration shall be given the same
notice and public review as required under Section 15087 or Section 15072. A
subsequent EIR or negative declaration shall state where the previous document is
available and can be reviewed.

This addendum determined that no new impacts would result from the C-loverlay
implementation (proposed project); therefore, an addendum was the appropriate CEQA
document to be prepared. Per CEQA guidelines section 15162, the General Plan EIR was
certified for the County 2035 General Plan and no subsequent EIR is necessitated because
there are no substantial changes proposed that would require major revisions of the previous
EIR due to the involvement of new significant environmental effects or a substantial increase
in the severity of previously identified significant effects; there are no substantial changes
with respect to the circumstances under which the project is undertaken which would
require major revisions of the previous EIR due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects; and, there is no new information of substantial importance, which was
not known and could not have been known with the exercise of reasonable diligence at the
time the previous EIR was certified as complete that would demonstrate that the project will
have one or more significant effects not discussed in the previous EIR; would have
significant effects previously examined that are substantially more severe than shown in the
previous EIR; that mitigation measures or alternatives previously found not to be feasible
would in fact be feasible and would substantially reduce one or more significant effects of
the project, but the project proponents decline to adopt the mitigation measure or alternative;
or that mitigation measures or alternatives which are considerably different from those
analyzed in the previous EIR would substantially reduce one or more significant effects on
the environment, but the project proponents decline to adopt the mitigation measure or

alternative.
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1. AESTHETICS
Except as provided in Public Resources Code Section 21099, would the project:

No Substantial
Increase in the
Potentially Less-than-Significant Severity of

Significant Impact with Mitigation Previqgsly TlrﬁpNaivtv
Impact Measures Incorporated Identified
Significant
Effects
a. Have a substantial adverse effect on a scenic ] ] ]
vista? (1,2,3,4)
b. Substantially damage scenic resources, including O [l O
but not limited to trees, rock outcroppings, and
historic buildings within a state or county scenic
highway? (1,2,3,4,8)
c. Innon-urbanized areas, substantially degrade the O O O
existing visual character or quality of public
views of the site and its surroundings? (Public
views are those that are experienced from
publicly accessible vantage point.) If the project is
in an urbanized area, would the project conflict
with applicable zoning and other regulations
governing scenic quality? (1,2,3,4)
d. Create a new source of substantial light or glare, ] ] O

which would adversely affect day or nighttime
views in the area? (1,2,3,4)

Comments:

The General Plan EIR’s aesthetics and visual resources evaluation includes a review of visual
and scenic resources potentially affected by the implementation of the 2035 General Plan and
the projected development envisioned under the General Plan. The General Plan EIR
evaluated four Commercial Regional “node” development opportunity areas (General Plan
EIR Figure, 3-4, 3-6.) While no specific boundaries were delineated for Commercial Regional
areas in the General Plan, general geographic node areas were identified and analyzed in the
General Plan EIR, which included the “State Route 129” location. As discussed in Section
4.4.7, Potential Growth Scenarios, the General Plan EIR analysis takes into account two
possible growth scenarios. However, the General Plan EIR states that due to the
programmatic level of analysis in the EIR, there will be no difference in the potential impacts
to aesthetic and visual resources that would result from the two growth scenarios because
the County would apply the 2035 General Plan policies, including additional policies from
mitigation measures contained in the certified EIR addressing aesthetic and visual resources
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equally in approving any development, regardless of location (General Plan EIR Pp. 5-11- 5-
12). Site specific analysis of impacts to aesthetic and visual resources would be required for
particular development proposals that may be considered in the future (General Plan p. EIR
5-12). The Commercial Thoroughfare (C-1) District implements the zoning for the General
Plan Commercial Regional land use designation. The C-1 District also overlays a portion of
the Regional Commercial C-3 boundaries on the zoning map that corresponds with the
general node area identified in the General Plan. While aesthetic impacts within the State
Route 129 node area boundaries were not specifically analyzed by the General Plan EIR, the
general geographic node areas were considered in the analysis. The State Route 129 C-1
overlay is consistent with the General Plan and would not result in new aesthetic impacts not
previously analyzed in the General Plan EIR (General Plan pp. EIR 5-33- 3-49). All future
development within the C-1 zone would be required to adhere to General Plan policies in
including LU-5.3 which requires design review for the Highway 101 Regional Commercial
Node development, LU-5.4 encouraging recognition of the County’s scenic resources, local
character and quality of life attributes, LU-5.5 discouraging creation of new strip commercial
developments, and LU-5.6 encouraging visitor-oriented commercial uses that promote the
local history, economy (agriculture, wineries, recreation), and market locally-produced
agricultural products. Both Administrative Review approvals and Conditional Use Permits
for C-1 authorized uses under San Benito County Code section 25.16.003 (A), require
findings (1) that the proposed use is properly located in relation to the district regulations,
the general plan and to the community as a whole (other land uses, transportation, service
facilities and utilities shall be considered in the review); and (2) that the proposed use will
not adversely affect the environment, or cause any damage, hazard or nuisance to persons or
property. Similar to the General Plan, the zoning implementation is a program level project
and not a specific development project. As such, development specific environmental
analysis would be speculative and the programmatic level General Plan EIR appropriately
analyzes potential impacts associated with the proposed project. As future development
projects are proposed, more site/development project-level specific CEQA analysis will be
required.

a. San Benito County’s scenic vistas consist of views of agriculture and rangelands
including row crops, pastures, orchards, vineyards, ranches, and farms. The County
contains numerous scenic vistas and viewsheds of nearby and distant ridgelines of
the central Coast Range Mountains (General Plan EIR p. 5-33). The General Plan EIR
determined that given the potential scale of development allowed under the 2035
General Plan, future development could impede scenic views of distant agricultural
and rangeland uses and central coast mountain ranges from the existing viewpoints.
The impact of development at this node under the 2035 General Plan on scenic views
was found to be less than significant. Limited impedance of views associated with
buildout of the General Plan, including the identified Commercial Regional nodes,
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would be consistent with a rural landscape, where clusters of development are set
within a larger landscape context, and the larger landscape predominates visually
(General Plan EIR pp. 5-34 — 5-35). General Plan Policy LU-5.4 emphasizes the
importance of scenic resource protection in the establishment of the Commercial
Regional nodes (General Plan p. 3-24). Per this policy, nodes serve to cluster
development thereby limiting potential aesthetic impacts associated with urban
sprawl. Goal LU-7 encourages screening of visual impacts associated with building
and site features along eligible scenic highways and County-designated scenic
highways (General Plan p. 3-28 — 3-29). Additionally, it requires screening
considerations of certain buildings and site features to minimize impacts to views as
seen by motorists thereby protecting the scenic corridor. Goal NCR-8 minimizes
impacts to visual resources by requiring architectural review for potential view
obstruction (General Plan p. 8-13 - 8-15). The General Plan EIR determined that future
development allowed by the General Plan, including Commercial Regional
development, would be required to comply with General Plan goals, policies, and
actions intended to protect scenic views and scenic resources which would ensure
impacts to scenic vistas are less than significant (General Plan EIR pp. 5-33 — 5-35).

The C-1 zoning allows for implementation of the Commercial Regional land use
designation at the State Route 129 Commercial Node identified in the General Plan,
despite the repeal of the C-3 zoning district regulations. The State Route 129 node,
was considered for Commercial Regional development in the General Plan EIR and,
as discussed above, it was determined that development of this area would not result
in significant impacts to scenic vistas with implementation of General Plan policies
(General Plan EIR pp. 5-34 — 5-35). The rezone of the State Route 129 site to Rural with
a C-1 overlay would be within the Commercial Regional acreage amount identified in
the General Plan, future development would be required to adhere to the FAR
identified in the General Plan, and uses allowed in the C-1 district including souvenir
and curio shops, roadside stands, commercial and entertainment establishments
including tourist-serving commercial uses, and hotels/motels, are consistent with the
Commercial Regional uses identified in the General Plan and analyzed in the General
Plan EIR (General Plan EIR p. 3-43). The code provides supplemental development
regulations. Building heights would be limited to 35 feet and Section 25.15.026
requires each lot in the C-1 district to have a front yard setback at least 50 feet deep
and a strip ten-feet deep along the front lot line maintained as a landscaped strip.
Future development within the project site would be required to comply with
General Plan policies and the C-1 development standards. Additionally, Mitigation
Measures AES-B1- AES-B4 include development standards for setbacks, landscaping,
lighting signage etc. to protect scenic resources. Future development of the State
Route 129 C-1 overlay area would not result in new or substantially more severe
impacts than those identified in the General Plan EIR.
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As identified in the General Plan EIR, there are no state-designated scenic highways
within San Benito County (General Plan EIR p. 5-35). Therefore, the future
development of the State Route 129 C-1 zone would have no impact on scenic
resources within a state scenic highway. According to the General Plan, U.S.
Highway 101 and State Route 129 are County-designated scenic highways (General
Plan p. 8-13). The State Route 129 Commercial Regional node is located along
Highway 101 and State Route 129, see General Plan EIR Figures 3-4, 3-6. The General
Plan EIR determined that implementation of General Plan policies would ensure that
general design criteria, building setback standards, open space buffers, and
landscaping improvements are in place that would protect scenic resources within
the County-designated scenic highway (General Plan EIR 5-41). These policies would
also ensure that a thorough County review of development projects occurs (General
Plan EIR 5-40). Scenic resources immediately adjacent to the County-designated
scenic highways are within the County’s Scenic Highway (SH) district, which is
intended to preserve the scenic qualities along scenic highway corridors. The SH
district applies to all land outside the transportation corridor right-of-way, but
immediately adjacent to the right-of-way (General Plan EIR pp 5-35- 5-36). For U.S
Highway 101, the SH district applies to land within 400 feet on either side of the
highway (General Plan EIR pp 5-35-5-36). The SH District also provides a setback for
potential development, the distance of which reduces the apparent heights of
buildings and other potential visual obstructions to the foothills views of the Gabilan
and Diablo ranges, among other visual resources. Goal LU-7 encourages screening of
visual impacts associated with building and site features along eligible scenic
highways and County-designated scenic highways (General Plan p. 3-28). Goal LU-7
additionally requires screening considerations of certain buildings and site features to
minimize impacts to views as seen by motorists thereby protecting the scenic corridor
(General Plan pp. 3-28- 3-29). The General Plan EIR determined that such criteria and
review processes would lessen impacts to scenic resources visible along important
scenic highways and would ensure impacts associated with future development are
less than significant (General Plan EIR p. 5-35).

The State Route 129 area was identified as a Commercial Regional node in the
General Plan (see General Plan Figure 3-5) and impacts associated with future
development of this general geographic area were considered in the General Plan EIR
(see General Plan EIR pp. 4-4, 9-1). It was determined that development of the node
areas, including State Route 129, would not result in significant impacts to the
County designated scenic corridor with implementation of General Plan policies
(General Plan EIR p. 5-35). General Plan policies would remain applicable to future
development in the overlay area and the C-1 zoning includes supplemental
development policies such as height limits and setbacks for the protection of scenic
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resources and to ensure visual impacts are limited. Rezone of the State Route 129 C-3
node to C-1 would not result in new or substantially more severe impacts than those
identified in the General Plan EIR.

Defining visual characteristics of San Benito County include agricultural croplands,
rangelands, rolling hills, open spaces, historic towns and mining sites, and views of
the central Coast Range Mountains. According to the General Plan EIR, buildout of
the General Plan would lead to urban development and other activities that could
substantially degrade the existing visual character or quality of the County and its
surroundings. The General Plan EIR identified Mitigation Measures AES-3a and AES-
3b, which restrict development on hillsides and require that new development
appears complementary to existing rural or low intensity land uses through the use
of vegetative screening and topography and that development be appropriate to the
setting by appearing similar to existing uses in the vicinity (General Plan EIR pp. 5-
46- 5-47). These mitigation measures are reflected in General Plan Policies NCR-8.9,
NCR-8.11 (General Plan EIR p. 5-32), and NCR-8.12 (General Plan EIR p 5-46).
Additionally, Goal NCR-8 requires the preservation of visual qualities and the
character of its communities and rural landscape (General Plan EIR p. 5-29). The
General Plan EIR found that implementation of General Plan goals and policies and
these mitigation measures would reduce degradation of the existing visual character
or quality of public views to less than significant (General Plan EIR p. 5-46).

The proposed State Route 129 C-1 overlay area is designated as a Commercial
Regional node in the General Plan and was analyzed for Commercial Regional
development as part of the General Plan EIR and commercial development was
anticipated at the site. Any development within the C-1 overlay area would remain
subject to General Plan goals, policies (including Plan Policies NCR-8.9, NCR-8.11,
and NCR-8.12, which reflect Mitigation Measures AES-3a and AES-3b), and actions
promoting high-quality design, as well as to the County’s design review process, and
additional development standards identified within the code to reduce the potential
for scenic impacts at State Route 129 associated with future development.
Additionally, Mitigation Measures AES-B1- AES-B4 include development standards
for setbacks, landscaping, lighting signage etc. to protect scenic resources. The
proposed State Route 129 C-1 overlay would not result in greater visual degradation
than that identified in the General Plan EIR.

The General Plan EIR determined that development anticipated in the General Plan
could create new sources of substantial light or glare, which would adversely affect
day and nighttime views in the County. Specifically, the General Plan EIR found that
increased outdoor lighting could result in light pollution that would increase impacts
on light sensitive areas, including parks, such as Fremont Peak State Park and
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Pinnacles National Park (General Plan EIR pp. 5-47- 5-48). To protect these light-
sensitive park areas, the existing County provisions contain three lighting zones. The
lighting zones allow increasing flexibility in the uses of outdoor lighting based on the
distance each zone is from the light-sensitive parks. The first lighting zone extends
approximately five miles from the centers of Fremont Peak State Park and Pinnacles
National Park, the second lighting zone extends eight miles from the outer boundary
of the first zone, and the third zone includes all remaining land in the County. In
general, growth allowed under the 2035 General Plan is directed to less impactful
zones. General Plan EIR Mitigation Measure AES-4 established a General Plan Goal
NCR-9 and General Plan Policy NCR-9.1 to promote the preservation of dark skies
and to reduce the potential for nighttime light pollution related to new sources of
lighting and spillover light and glare, especially with respect to sensitive uses related
to astronomical observatories (General Plan EIR pp. 5-48 — 5-49), in keeping with
current County regulations (refer to County Code Chapter 19.31, Development
Lighting). However, because interior and exterior lighting due to urban development
outside of existing urban boundaries and from scattered residential development in
agricultural areas could still contribute to light pollution, the General Plan EIR
determined that this impact would remain significant and unavoidable (General Plan
EIR pp. 5-46- 5-49).

The proposed State Route 129 C-1 overlay area falls within the second lighting zone
(Zone II) from Fremont State Park, and any future development would be required to
comply with Section 19.31.008 which specifies special lighting requirements for Zone
IT to minimize light pollution and glare. Any future development within the State
Route 129 C-1 overlay area would be required to comply with General Plan Policies
and General Plan EIR Mitigation Measure AES-4 (discussed above). Additionally,
Mitigation Measure AES-B2 includes lighting standards to minimize light pollution.
The State Route 129 C-1 overlay area would not result in any new or substantially
more severe impacts than those already analyzed in the General Plan EIR.
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2. AGRICULTURE AND FOREST RESOURCES

In determining whether impacts on agricultural resources are significant environmental

effects and in assessing impacts on agriculture and farmland, lead agencies may refer to the

California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the

California Department of Conservation as an optional model to use in assessing impacts on

agriculture and farmland. In determining whether impacts to forest resources, including

timberland, are significant environmental effects, lead agencies may refer to information

compiled by the California Department of Forestry and Fire Protection regarding the state’s

inventory of forest land, including the Forest and Range Assessment Project and the Forest

Legacy Assessment project; and forest carbon measurement methodology provided in Forest

Protocols adopted by the California Air Resources Board. Would the project:

Potentially
Significant
Impact

No Substantial
Increase in the
Less-than-Significant Severity of
Impact with Mitigation Previously
Measures Incorporated Identified
Significant
Effects

No New
Impact

a. 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
nonagricultural use? (1,2,3,4,5)

O

0 0

b. Conflict with existing zoning for agricultural use,
or a Williamson Act contract? (1,2,3,4,6)

c. Conlflict 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))?
1,2,3,4)

d. Result in the loss of forest land or conversion of
forest land to non-forest use? (1,2,3,4)

e. Involve other changes in the existing environment
which, due to their location or nature, could
result in conversion of Farmland to
nonagricultural use or conversion of forest land to
non-forest use? (1,2,3,4,5)
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Comments:

a.

32

The General Plan EIR’s agricultural and forestry resources evaluation included a
review of agricultural and forestry resources potentially affected by the development
permitted under the 2035 General Plan. To determine the estimated amount of
Important Farmland, which includes Prime Farmland, Unique Farmland, and
Farmland of Statewide Importance that would be converted to non-agricultural uses
under the proposed 2035 General Plan, an inventory of all productive farmland, as
cataloged by the Department of Conservation Farmland Mapping and Monitoring
Program (FMMP), located within land uses that would be designated as urban uses
under the 2035 General Plan, was completed (General Plan EIR p. 6-16, 6-23). For
purposes of General Plan EIR analysis, urban uses included Commercial Regional
uses (General Plan EIR p. 6-23). Using Geographic Information Systems (GIS), the
amount of developed land was calculated according to the urban/built-up FMMP
land classifications. The remaining undeveloped land to be classified with urban land
use designations was calculated by subtracting land in the FMMP data set from the
total land area that would be classified for urban uses under the 2035 General Plan.
Because the General Plan and General Plan EIR did not identify specific boundaries
for Commercial Regional land uses, the General Plan EIR analyzed 25 acres of Prime
Farmland acres that could be converted as a result of future Commercial Regional

development.

According to the General Plan EIR, General Plan policies would permit the loss of
Important Farmland to urban development both on land with urban land use
designations and from growth in scattered locations, specifically on Agricultural and
Rangeland land use designations (General Plan Policy 6-36). Mitigation Measure AG-
1a, which encourages a 1:1 ratio of preserved Prime Farmland on- or off-site (General
Plan EIR p. 6-36), encourages preservation of Prime Farmland against future loss.
However, this mitigation measure would ultimately not mitigate the loss of
Important Farmland to a less-than-significant level. The General Plan EIR determined
that the 2035 General Plan would result in the loss of important farmland to urban
uses and was determined to be a significant and unavoidable impact (General Plan
EIR p. 6-36- 6-37).

The State Route 129 C-1 overlay area does not include any Important Farmland, and
is not in agricultural use and would therefore not result in the loss of Important
Farmland to urban uses. The State Route 129 rezone would not result in new or
impacts or substantially increase the severity of effects already analyzed in the
General Plan EIR.
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No Williamson Act contract lands exist within the State Route 129 C-1 overlay
boundaries.

The State Route 129 C-1 overlay area is currently zoned Regional Commercial (C-3)
and the rezone removing C-3 and adding C-1 would not conflict with or result in
rezoning of agriculturally zoned land. In conjunction with the C-1 overlay zoning the
prior underlying “Rural” or R District zoning would be restored. The State Route 129
C-1 overlay would not result in additional impacts or substantially increase the

severity of impacts than those already analyzed in the General Plan EIR.

The proposed State Route 129 C-1 overlay area does not contain forest lands and,
therefore, there would be no conversion, loss of, or conflict with existing zoning for
forest land (as defined in Public Resources Code section 12220(g)) or conflict with
zoning for timberland (as defined by Government Code section 51104(g)). Therefore,
future development of the project site would have no impact on forest land or
timberland, and would not result in conversion of forest land to non-forest use.

Buildout of the General Plan would lead to urban development that would result in
direct impacts to agricultural resources, including the conversion of Important
Farmland to non-agricultural uses; see discussion under checklist item “a” above.
According to the General Plan EIR, indirect changes caused by urban development
may include a variety of nuisance effects due to the expansion of the urban fringe,
resulting in tensions between urban development and the sustainability of local
agriculture (General Plan Policy 6-36). Despite the General Plan policies that protect
farmland, other General Plan policies would permit the loss of farmland within land
designated for urban uses and due to growth at scattered locations outside land
designated for urban uses. The General Plan EIR concluded that even with the
implementation of Mitigation Measures AG-1a through AG-1c, AG-2a and AG-2b,
this impact would remain significant and unavoidable (General Plan EIR p 6-30- 6-
39). The County adopted a statement of overriding considerations for this impact.

The State Route 129 C-1 overlay area was considered for Commercial Regional
development in the General Plan EIR and impacts related to agricultural resources
and nuisance issues for this area were evaluated (See General Plan EIR p. 6-23). As
discussed in item “a,” there would be no conversion of Important Farmland within
the State Route 129 C-1 overlay boundaries, and the project would not result in a
substantial increase in the severity of previously identified significant effects in the
General Plan EIR. Future development at the State Route 129 C-1 overlay area would
be required to comply with the County’s comprehensive “right to farm” ordinance,
which is contained in Article 1 (Agricultural Community Disclosure) of Chapter 19.01
(Agricultural Provisions) of the San Benito County Code of Ordinances. Additionally,
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the GP EIR indicates nuisance claims are more likely to arise from residential
development than other uses. The C-1 district does not allow for residential
development. Until specific development projects and uses are proposed, the
potential for nuisance conflicts is unknown. Project-level environmental review will
be required for future specific development projects as applications for those projects
are processed. The State Route 129 C-1 overlay would not result in any new or
substantially more severe secondary agricultural impacts than those already analyzed
in the General Plan EIR.
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3. AR QUALITY
Where available, the significance criteria established by the applicable air quality
management district or air pollution control district may be relied upon to make the

following determinations. Would the project:

No Substantial No New
Increase in the Impact
Potentially Less-than-Significant Severity of

Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Conflict with or obstruct implementation of the O | O]
applicable air quality plan? (1,2,3,4)
b. Resultin a cumulatively considerable net increase O O O
of any criteria pollutant for which the project
region is nonattainment under an applicable
federal or state ambient air quality standard?
(1,2,3,4)
c. Expose sensitive receptors to substantial pollutant L] L] U]
concentrations? (1,2,3,4)
d. Result in other emissions (such as those leading to O | O
odors adversely affecting a substantial number of
people? (1,2,3,4)
Comments:

As discussed in the CEQA Approach Section, consistent with state law, the 2035 General
Plan includes standards of population density and building intensity for each of the land use
designations appearing on the Land Use Diagram. Table 3-7 of the General Plan EIR
identifies these standards, and lists the acreage of the County allocated to each land use type.
Table 3-7 identifies 126-acres of Commercial Regional (CR) area at a Floor Area Ratio (FAR)
of 0.8. At maximum buildout, this would result in 4,390,000 square feet of Commercial
Regional Development (General Plan EIR p. 3-43). The General Plan EIR does not assume all
land uses depicted in the Land Use Diagram would be built out by 2035 to their absolute
maximum potential. Instead, the General Plan EIR evaluates the impacts of forecasted
development that will likely occur through the year 2035 consistent with CEQA
requirements that an EIR evaluate the “reasonably foreseeable” direct and indirect impacts
of a proposed project. The General Plan EIR utilized conservative population, housing, and
employment forecasts to evaluate the reasonably foreseeable impacts of General Plan
buildout of the General Plan Land Use Diagram (General Plan EIR pp. 4-5, 4-8, 4-10 and
4-12).
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While the General Plan EIR did not consider maximum (100 percent) buildout of the Land
Use Diagram, (summarized in Table 3-7) including Commercial Regional uses, the General
Plan EIR utilized conservative growth forecasts that were deemed to adequately represent
reasonably foreseeable buildout of the General Plan Land Use Diagram. The General Plan
EIR Table 3-7 indicated up to 126 acres and 4,390,000 square feet of development; even a
conservative forecast of the amount of development anticipated for the Commercial Regional
designation would exceed the maximum development allowed in the State Route 129 C-1
overlay area. The State Route 129 C-1 overlay area includes 21.1 acres of the 126 acres
analyzed for Commercial Regional development in the General Plan EIR, allowing for a
maximum of 735,292 square feet of potential commercial development. This is less than a
quarter of the 4,390,000 square feet of commercial development considered in the growth
projections utilized in the General Plan EIR. Additionally, cumulative development
potential, including the 29-acre Betabel Road C-1 node, which could accommodate an
additional 1,010,592 square feet of commercial development, and a 2.6-acre, 4,000 square foot
gas station proposal at State Route 129, would total 53.7 acres with the State Route 129
rezone and would allow for a maximum of 1,014,592 square feet or 1,749,884 of commercial
development when considered with the State Route 129 rezone. This cumulative
development potential would fit within the growth projections considered in the General
Plan EIR.

The uses allowed within the State Route 129 C-1 overlay area are consistent with the
Commercial Regional uses identified in the General Plan and analyzed in the General Plan
EIR, which include shopping centers, truck and automobile stations, tourist-serving
commercial uses, and hotels/motels (General Plan p. 3-6; General Plan EIR p. 3-37, General
Plan EIR p 3-43). The State Route 129 C-1 overlay rezone would not result in new or
substantially more severe air quality impacts beyond those identified in the General Plan
EIR.

a. San Benito County, including the project site, is located in the North Central Coast
Air Basin (hereinafter “air basin”), which is under the jurisdiction of the Monterey
Bay Air Resources District (hereinafter “air district”). The air district defines a conflict
with an air quality plan as one in which a project is inconsistent with the most recent
air quality plan and/or emits 137 pounds or more per day of VOC or NOx. Although
the project will not emit 137 pounds or more per day of VOC or NOx, the General
Plan EIR found it is nonetheless inconsistent with the relevant air quality plan
(General Plan EIR p. 7-23).

Consistency with an air quality plan is measured by whether the number of housing
units proposed by a project or in a plan is consistent with the total number of housing
units projected by Association of Monterey Bay Area Governments (AMBAG) and
included in the relevant air quality plan (General Plan EIR pp 7-23- 7-24). Because the
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General Plan EIR utilized different housing unit projections than those included in
the air quality plan, this amounted to an inconsistency with the air quality plan
(General Plan EIR p. 7-29). While General Plan Policy AD-2.5 requires coordination
between San Benito County, the air district, and other affected agencies to ensure that
population and employment associated with buildout will be incorporated into
future air quality plans, there is no guarantee this coordination will occur. Therefore,
the General Plan EIR found the impact significant and unavoidable (General Plan EIR
p. 7-23).

As previously discussed, the growth projections identified in the General Plan EIR
captured potential future buildout and associated growth of the State Route 129 C-1
node and the potential cumulative development scenario. There would be no new or
substantially more severe effects than those identified in the General Plan EIR.

Under state criteria, the air basin is designated as a nonattainment area for ozone and
inhalable particulate matter (PMuio). The General Plan EIR found that operational
emissions of ROG, NOx, and PMu from future development associated with the
General Plan would be reduced to less-than-significant levels with the
implementation of Mitigation Measure AIR-1 (refer to checklist item “a” above). The
air district construction mitigation requirements listed in the CEQA Air Quality
Guidelines are sufficient to reduce PMio emissions during construction activity to a
less-than-significant level (General Plan EIR p 7-23). The County has incorporated
several policies into its General Plan that would reduce a project’s contribution to
cumulative air emissions. Policy HS-5.1 ensures 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 (General Plan EIR p. 7-15). Policy HS-5.2
requires adequate distances between sensitive land uses and facilities or operations
that may produce toxic or hazardous air pollutants (General Plan EIR p. 7-15). Policy
HS-5.4 requires developers to reduce particulate emissions from construction (e.g.,
grading, excavation, and demolition) consistent with standards established by the
Monterey Bay Unified Air Pollution Control District (General Plan EIR p. 7-16).
Policy 5.6 requires the County to work in coordination with the Monterey Bay
Unified Air Pollution Control District to minimize air emissions from construction
activities associated with proposed development (General Plan EIR p. 7-17). Policy
LU-3.3 supports farms that implement programs to conserve energy. Energy
conservation measures would likely reduce emissions associated with the
combustion of fossil fuels (General Plan EIR p. 7-13). Policies C-1.1, C-1.2, and C-1.1;
Policies C-2.1 to C-2.3; Policies C-3.1 to C-3.6; and Policies C-4.1 and C-4.2 encourages
connected transportation modes, non-automobile forms of travel to reduce air

37



State Route 129 Commercial Node Rezone to add C-1 Overlay

38

emissions associated with vehicle miles traveled and automobile use (General Plan
EIR pp. 7-18- 7-23). The General Plan EIR concluded that future development
anticipated in the General Plan would result in less-than-cumulatively considerable
impacts (General Plan EIR p. 7-29 — 7-32).

Future development within the proposed State Route 129 C-1 overlay area will be
required to comply with General Plan policies identified above for the reduction of
air pollution. The General Plan Land Use Diagram was summarized in Table 3-7
which indicated maximum development of 4,390,000 square feet for buildout of
Commercial Regional uses in the four nodes. While the General Plan EIR did not
consider maximum (100 percent) buildout of the Land Use Diagram, the General Plan
EIR utilized conservative growth forecasts that were deemed to adequately represent
reasonably foreseeable buildout of the General Plan Land Use Diagram. Because the
State Route 129 rezone area allows for a maximum of 735,292 square feet of potential
commercial development, which is less than a quarter of the development capacity
identified in the General Plan Table 3-7 for Commercial Regional buildout, individual
(the future development of State Route 129 node) or cumulative development (future
development of the C-1 Betabel node and the State Route 129 gas station) would fit
within the growth projections utilized in the General Plan EIR air quality analysis and
would not result in new or substantially more severe effects than those analyzed in
the General Plan EIR (General Plan EIR p 3-43).

According to the air district, all residences, education centers, daycare facilities, and
health care facilities are considered “sensitive receptors.” The air district defines a
significant impact to a sensitive receptor as one that would cause a violation of PMuo,
carbon monoxide (CO) or toxic air contaminants (TAC) standards at an existing or
reasonably foreseeable receptor. According to the General Plan EIR, buildout of land
uses anticipated in the General Plan has the potential to expose County residents or
other sensitive receptors to substantial pollutant concentrations via the addition of
new roadways and subsequent traffic emissions, as well as construction and
operation emissions from new development projects. General Plan Policies HS-5.2,
HS-5.4 and HS-5.5 are designed to protect County residents from emissions of CO,
PMiw and TACs by establishing adequate buffer areas between sensitive receptors and
sources of toxic or hazardous air emissions. The General Plan EIR determined that
implementation of the General Plan policies would reduce the impacts of pollutants
on sensitive receptors to a less-than-significant level (General Plan EIR p. 7-15- 7-23).

The State Route 129 C-1 overlay area was designated for Commercial Regional uses
in the General Plan. Future development within the project site would be required to
comply with General Plan goals, policies, and actions intended to protect sensitive
receptors. There are residences within 1,000 feet of the proposed State Route 129 C-1
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overlay area. However, future development of the node would not introduce new or
worsened emissions of CO, PMio, and TACs beyond those analyzed in the General
Plan EIR. Because the Commercial Thoroughfare land uses allowed under the C-1
district would be consistent with those analyzed in the General Plan EIR, the
proposed project would not expose additional sensitive receptors to CO, PMuo, and
TACs. Future development of the 129 C-1 overlay area would not result in any new
or substantially more severe effects than those already analyzed in the General Plan
EIR (General Plan EIR p. 7-33- 7-34).

New residential land uses downwind of locations with objectionable odors could be
subject to potential land use conflicts that could expose a substantial number of
people to objectionable odors. However, General Plan Policy HS-5.2 is designed to
protect County residents from noxious odors generated by facilities or operations that
may produce substantial odors (General Plan EIR p. 7-15). The General Plan EIR
found this impact to be less than significant (General Plan EIR p. 7-35).

The Commercial Thoroughfare land uses allowed within the proposed State Route
129 C-1 overlay are consistent with the uses analyzed in the General Plan EIR.
Therefore, the proposed project would not introduce new sources of odors other than
those that were analyzed in the General Plan EIR, or expose additional sensitive
receptors to odors beyond those analyzed in the General Plan EIR. Future
development within the C-1 overlay would be required to comply with and
implement Policy HS-5.2, which protects County residents from noxious odors
(General Plan EIR p. 7-15). Once future site-specific development projects are
proposed, site specific environmental review will be undertaken to analyze project
specific impacts. The State Route 129 C-1 overlay would not result in any new or
substantially more severe impacts than those already analyzed in the General Plan
EIR.
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4,

BIOLOGICAL RESOURCES

Would the project:
No Substantial ~ No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Have a substantial adverse effect, either directly ] ] ]
or through habitat modifications, on any species
identified as a candidate, sensitive, or special
status species in local or regional plans, policies,
regulations, or by the California Department of
Fish and Wildlife or U.S. Fish and Wildlife
Service? (1,2,3,4,7)
b. Have a substantial adverse effect on any riparian O O O
habitat or other sensitive natural community
identified in local or regional plans, policies, or
regulations, or by the California Department of
Fish and Wildlife or U.S. Fish and Wildlife
Service? (1,2,3,4)
c. Have a substantial adverse effect on state or O O O
federally protected wetlands (including, but not
limited to, marsh, vernal pool, coastal, etc.),
through direct removal, filing, hydrological
interruption, or other means? (1,2,3,4)
d. Interfere substantially with the movement of any L] ] L]
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? (1,2,3,4,13)
e. Conflict with any local policies or ordinances O ] ]
protecting biological resources, such as a tree
preservation policy or ordinance? (1,2,3,4)
f.  Conflict with the provisions of an adopted ] ] ]

Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local,
regional, or state habitat conservation plan?
(1,2,3,4)
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Comments:

The General Plan identifies Commercial Regional “node” opportunity areas where future
Commercial Regional development is anticipated. While the General Plan EIR project
description identified the potential for 126 acres of Commercial Regional use (General Plan
EIR p. 3-43), neither the General Plan nor General Plan EIR identified specific boundaries
associated with the Commercial Regional nodes, see General Plan Figure 3-5. The General
Plan EIR analyzed the County’s biological resources and potential impacts on them from
development under the 2035 General Plan at a program or community level. The impact
analysis is quantitative where data is reasonably available and otherwise qualitative (General
Plan EIR p. 8-1). It is not site specific because of the wide geographical area covered (General
Plan EIR p. 8-1).

The proposed project is for the rezone of the State Route 129 node to add a C-1 overlay. The
C-1 zoning implementation is a program level project and not a development specific project.
While biological impacts within the specific proposed State Route 129 C-1 boundaries were
not analyzed in the General Plan EIR, this general geographic area was considered. The
proposed State Route 129 C-1 overlay area (21.1 acres) and the cumulative development
scenario State Route 129 C-1 overlay, Betabel C-1 overlay, and State Route 129 gas station
(totaling 52.7 acres) would fit within the 126 acres of Commercial Regional identified in the
General Plan EIR project description. The C-1 zoning implementation is a community level
planning tool and not a development specific project. While biological impacts within the
specific proposed C-1 overlay boundaries were not analyzed with specificity in the General
Plan EIR, the General Plan EIR considered reasonably foreseeable buildout of the General
Plan land use diagram, which included Commercial Regional node development at the
locations identified in General Plan EIR Figures 3-4 and 3-6. In addition to the programmatic
level of review provided for in the General Plan EIR, as part of subsequent, project-specific
environmental analysis, the County will be required to analyze impacts to biological
resources at development project site specific level. An attempt to analyze development and
site -specific impacts to biological resources at this time when no specific development
proposal has been submitted would be speculative.

a. The General Plan EIR analyzed potential effects on biological resources using a
Geographic Information System (GIS) biological data set overlain on a 2035 General
Plan future land use GIS data set (General Plan EIR p. 8-35). A search of state and
federal databases identified 46 special-status plant species and 63 special-status
wildlife species as occurring or potentially occurring in the County. Designated
critical habitat in the County totals approximately 236,000 acres (vernal pool fairy
shrimp, California red-legged frog, and California tiger salamander) and
approximately 162 stream miles (steelhead). According to the General Plan EIR,
future development of land uses consistent with the General Plan and construction of
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new infrastructure to support these land uses have the potential to directly or
indirectly impact candidate, sensitive, special-status species, or their habitats. The
General Plan EIR determined that a total of between 18,166 and 26,064 acres of habitat
could be permanently lost if development occurs in all areas where it is permitted
under the proposed 2035 General Plan or in areas proposed for future study. General
Plan EIR Mitigation Measure BIO-1a (reflected in General Plan Policies NCR-2.8 and
NCR-2.9) ensures that biological resources are adequately evaluated and protective
measures are sufficiently funded during the entitlement and development process for
individual projects (General Plan EIR p. 8-58). Mitigation Measure Bio-1b requires
protection of oak woodlands, native grasslands, riparian and aquatic resources, and
vernal pools and wetlands as well as protection against the introduction/spread of
invasive plant species (General Plan EIR pp. 8-58-8-60). Mitigation Measure BIO-2b
(reflected in General Plan Policy NCR-2.5) requires that urban development avoid
encroachment into sensitive habitats in the County to the extent practicable (General
Plan EIR p. 8-61). Mitigation Measure BIO-2c (reflected in General Plan Policy NCR-
2.10) limits the introduction of non-native, invasive species to a project site (General
Plan EIR p. 8-61). However, implementation programs and actions undertaken by the
County, together with the mitigation measures identified in the General Plan EIR
would only partially offset impacts on biological resources associated with urban or
rural development. Consequently, the impact was determined to be significant and
unavoidable (General Plan EIR pp. 8-58- 8-62).

Figure 8-2, CNDDB Plant Occurrences within San Benito County, Figure 8-3 CNDDB
Wildlife Occurrences within San Benito County, and Figure 8-4, USFWS Designated
Critical Habitat within San Benito County (based on the (GIS) biological data set) do
not identify the occurrence of special status plant or wildlife species, or USFWS
designated critical habitat within any of the proposed State Route 129 C-1 overlay
boundaries (General Plan EIR pp. 8-12- 8-18). However, according to the County’s
GIS data, potential habitat for the California Tiger Salamander species is identified
west and outside of the proposed State Route 129 C-1 overlay boundary. Any future
development within the C-1 overlay would be required to comply with the General
Plan Mitigation Measure BIO-1a (reflected in General Plan Policies NCR-2.8 and
NCR-2.9, Mitigation Measure BIO-2b (reflected in General Plan Policy NCR-2.5) and
Mitigation Measure BIO-2c (reflected in General Plan Policy NCR-2.10) for the
protection of special-status species, which were determined to partially mitigate
impacts on biological resources associated with urban or rural development (General
Plan EIR pp. 8-58- 8-62).

The General Plan EIR identified a significant and unavoidable impact to special status
species that could result from implementation of the General Plan. A statement of
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overriding considerations was adopted for this impact (General Plan EIR p. 8-35).
Mitigation Measure AES-B4 requires development to be designed to protect upland
habitat and protected-species migration areas associated with the off-site pond to the
southwest. Mitigation Measure BIO-B1: requires any future development project at
the project site subject to permit under Section 25.16.022 or Section 25.16.023 to
prepare a biological resource assessment as provided by Mitigation Measure BIO-1a.
Reasonably foreseeable development within the State Route 129 C-1 overlay would
not result in any new or substantially more severe impacts than those already
analyzed in the General Plan EIR.

Several riparian and other sensitive natural communities occur in the unincorporated
County. According to the General Plan EIR, future development associated with the
General Plan could result in long-term degradation of riparian and other sensitive
plant communities, resulting in fragmentation, isolation of an important wildlife
habitat, or disruption of natural wildlife movement corridors and/or important
rearing habitat for juvenile steelhead. The General Plan EIR found that General Plan
policies combined with Mitigation Measures BIO-1a, BIO-2b, and BIO-2c (reflected in
General Plan Policies NCR-2.5, 2.8, 2.9, and 2.10 and discussed in section “a”) which
serve to mitigate impacts to riparian habitat as well as the introduction/spread of
invasive species would help mitigate impacts to riparian areas, oak woodlands, and
other sensitive communities. Policy LU-1.8, requires all submitted site plans, tentative
maps, and parcel maps to depict all environmentally sensitive areas (General Plan
EIR pp. 8-37- 8-38). Early identification of sensitive habitat areas and areas where
listed and special-status species are known to occur will help in designing
development plans that avoid such areas as feasible, and thereby minimize impacts
to these resources. Policy LU-1.10 requires adequate mitigation for any development
located on environmentally sensitive lands. In assuring adequate mitigation for loss
of important plant and animal communities at the onset of the permitting process, the
County is assuring that impacts on such communities will be mitigated (General Plan
EIR pp. 8-37- 8-38). Additionally, NCR-1.1 and NCR 4.4 require an integrated open
space network which protects water quality; helps preserve wildlife habitat such as
riparian corridors, buffer zones, and wetlands; and provides dispersal corridors for
wildlife (General Plan EIR p 8-46). NCR-2.1 requires coordinated habitat
preservation, NCR -2.4 requires preservation of habitat corridors, and NCR -2.5 and
NCR-4.1 require mitigation for wetlands impacts (General Plan EIR pp. 8-42- 8-45).
However, the General Plan has no specific protection framework for prevention of
invasive plant species, or requirements for developers to assess impacts to in-stream
flows. Furthermore, implementation programs and actions undertaken by the County
would only partially offset impacts to riparian areas and other sensitive habitats
(General Plan EIR pp. 8-37- 8-38), Consequently, development of land uses consistent
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with the General Plan would substantially convert sensitive habitats to urban and
developed rural uses, and result in a significant and unavoidable impact (General
Plan EIR pp. 8-59- 8-60).

Future development within State Route 129 C-1 overlay would be required to comply
with all applicable regulations protecting riparian habitat and sensitive natural
communities including General Plan policies, identified above, intended to protect
these biological resources and County Ordinance 708, San Benito County Code
Chapter 19.17, which protects riparian ecosystems from effects of grading.
Additionally, future development would be required to comply with Mitigation
Measure AES-B4, which requires development to be designed to protect upland
habitat and adherence to tree protection measures. Mitigation Measure BIO-B1
requires any future development project at the project site subject to permit under
Section 25.16.022 or Section 25.16.023 to prepare a biological resource assessment as
provided by Mitigation Measure BIO-1a. The General Plan EIR identified a significant
and unavoidable impact to riparian habitat and sensitive communities associated
with implementation of the General Plan (General Plan EIR p. 8-59). Reasonably
foreseeable future development allowed within the State Route 129 C-1 overlay
would not result in any new or substantially more severe impacts than those already
analyzed in the General Plan EIR.

According to the General Plan EIR, development anticipated in the General Plan
could potentially result in the loss of wetlands and waters of the United States and/or
the state, including named or unnamed streams, vernal pools, salt marshes,
freshwater marshes, and other types of seasonal and perennial wetland communities.
Wetlands and other waters would be affected through direct removal, filling,
hydrological interruption, alteration of bed and bank, and other construction-related
activities. General Plan EIR Mitigation Measure BIO-1a (reflected in General Plan
Policies NCR-2.8 and NCR-2.9) ensures that biological resources are adequately
evaluated and protective measures are sufficiently funded during the entitlement and
development process for individual projects (General Plan EIR p. 8-58). Mitigation
Measure Bio-1b requires protection of oak woodlands, native grasslands, riparian and
aquatic resources, and vernal pools and wetlands as well as protection against the
introduction/spread of invasive plant species (General Plan EIR p. 8-58, 8-61).
Mitigation Measure BIO-2b (reflected in General Plan Policy NCR-2.5) requires that
urban development avoid encroachment into sensitive habitats in the County to the
extent practicable (General Plan EIR p. 8-61). Mitigation Measure BIO-2c (reflected in
General Plan Policy NCR-2.10) limits the introduction of non-native, invasive species
to a project site (General Plan EIR p. 8-61). Policy LU-1.8 requires all submitted site
plans, tentative maps, and parcel maps to depict all environmentally sensitive areas
(General Plan EIR p. 8-37). Early identification of sensitive habitat areas and areas
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where listed and special-status species are known to occur will help in designing
development plans that avoid such areas as feasible, and thereby minimize impacts
to these resources. Policy LU-1.10 requires adequate mitigation for any development
located on environmentally sensitive lands (General Plan EIR p. 8-38). In assuring
that adequate mitigation for loss for important plant and animal communities at the
onset of the permitting process, the County is assuring that impacts on such
communities will be mitigated (General Plan EIR pp. 8-37- 8-38). Additionally, Policy
NCR-1.1 and Policy NCR-4.4 require an integrated open space network which acts to
help preserve wildlife habitat as a form of open space, Policy NCR-2.1 requires
coordinated habitat preservation, Policy NCR-2.4 requires preservation of habitat
corridors, and Policy NCR-4.1 require mitigation for wetlands impacts (General Plan
EIR pp. 8-42, 8-45- 8-46). The General Plan EIR determined with implementation of
General Plan policies and mitigation measures, which would require identification
and protection of federally protected wetland habitat, consistent with federal no-net
loss requirements, the potential impacts to federally protected wetlands would be
less than significant (General Plan EIR pp. 8-58- 8-62).

Future development within the State Route 129 C-1 overlay would be required to
comply with all applicable regulations protecting state and federal wetlands and
would be required to comply with the General Plan policies and mitigation measures,
identified above which would require identification and protection of federally
protected wetland habitat, consistent with federal no-net loss requirements (General
Plan EIR pp. 8-37, 8-42- 8-45, 8-63). Therefore, the rezone of State Route 129 to add a
C-loverlay would not result in any new or substantially more severe impacts than
those identified in the General Plan EIR.

According to the General Plan EIR development undertaken under the General Plan
could potentially result in the fragmentation and degradation of wildlife habitat,
leading to interference with species movement, wildlife migration corridors, and
nursery sites. General Plan EIR Mitigation Measure BIO-1a (reflected in General Plan
Policies NCR-2.8 and NCR-2.9) ensures that biological resources are adequately
evaluated and protective measures are sufficiently funded during the entitlement and
development process for individual projects. The General Plan EIR found that
implementation of General Plan policies in addition to Mitigation Measure BIO-1a
would reduce this impact to a less-than-significant level (General Plan EIR pp. 8-37,
8-63).

The State Route 129 node is adjacent to U.S. Highway 101. The most successful and
ecologically significant movement by wildlife across U.S. Highway 101 occurs from
Tar Creek south to the San Benito River. The project site lies outside this area of
potential wildlife movement. Additionally, the project site is surrounded by urban

45



State Route 129 Commercial Node Rezone to add C-1 Overlay

46

development to the southeast, southwest, and the north, thereby, impeding the
movement of wildlife. However, there is the potential for San Juan Creek to serve as a
wildlife corridor. Mitigation Measure BIO-1a, would provide assurances that wildlife
movement corridors and natural nurseries would be adequately evaluated when a
development project is proposed and protective measures are sufficiently funded.
Additionally, any development must comply with General Plan policies that protect
wildlife movement, including Policy LU-1.8, which requires early identification of
sensitive habitat areas and areas where listed and special-status species are known to
occur, will help in designing development plans that avoid such areas as feasible and
thereby minimize impacts to these resources (General Plan EIR 8-37); Policy LU-1.10,
which requires that adequate mitigation for loss for important plant and animal
communities is offered at the onset of the permitting process, thereby ensuring that
impacts on such communities will be mitigated (General Plan EIR 8-38); Policy NCR-
2.1, which requires the County to 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 (General Plan EIR
8-42); Policy, NCR-2.4, which requires the protection and enhancement of wildlife
migration and movement corridors (in particular, contiguous habitat areas) to ensure
the health and long-term survival of local animal and plant populations; and, Policy
NCR 4.4 which encourages conservation and, where feasible, creation or restoration
of open space areas that serve as wildlife dispersal corridors such as riparian
corridors, buffer zones, wetlands, undeveloped open space areas, and drainage
canals (General Plan EIR p 8-46).

Additionally, Mitigation Measure AES-B4 requires development to be designed to
protect upland habitat and protected-species migration areas associated with the off-
site pond to the southwest. Mitigation Measure BIO-B1 requires any future
development project at the project site subject to permit under Section 25.16.022 or
Section 25.16.023 to prepare a biological resource assessment as provided by
Mitigation Measure BIO-1a.

Future development of the State Route 129 C-1 overlay area would be required to
comply with these General Plan policies and mitigation measures which would
ensure that there would be no new or substantially more severe impacts than those
already analyzed in the General Plan EIR.

Private and public activities undertaken under the General Plan could potentially
conflict with local policies protecting oak woodlands. This would be a potentially
significant impact. The General Plan includes several policies protecting oak
woodlands in the County. General Plan Policy AD-2.3 requires the County to
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continue to coordinate discretionary project review and permitting activities with
applicable federal and state regulatory agencies as required by law (General Plan EIR
p 8-36). This coordination will lead to better management of oak woodland resources.
Other General Plan policies, including NCR-1.1, NCR-1.2, and NCR-4.4, establishing
and protecting open space preservation and acquisition, would result in direct
benefits to oak woodland conservation, as oak woodlands constitute a significant
portion of the native vegetation in the County (General Plan EIR pp 8-42-8-45).
General Plan Policy NCR-2.3 directs the County to consider development of a state
Natural Communities Conservation Plan (NCCP) and Habitat Conservation Plan
(HCP). Because this policy does not require the County to develop a NCCP and HCP,
future development consistent with the General Plan could substantially convert oak
woodlands to urban and rural uses, resulting in a significant and unavoidable impact
(General Plan EIR pp. 8-36, 8-42- 8-46).

Future development within the State Route 129 C-1 overlay would be required to
comply with all applicable regulations and General Plan policies protecting oak
woodlands and other natural communities. Additionally, Mitigation Measure AES-B1
states woodlands canopy cover shall be retained in accordance with chapter 19.33.(H)
and that no oak tree, as included within the definition in §25.29.212, shall be removed
for construction of structures, utilities, parking, or roads; all development shall
primarily be sited within areas clear of oak trees. Therefore, the State Route 129 C-1
overlay would not result in any new or substantially more severe impacts than those
already analyzed in the General Plan EIR.

There are currently no HCPs, NCCPs, or other local habitat conservation plans in
effect in the County. The General Plan would not conflict with any existing HCPs,
NCCPs, or local habitat management plans since none have been adopted in the
County (General Plan EIR p. 8-66). General Plan Policy NCR-2.3 requires the County,
in cooperation with other federal and state agencies, to consider developing an HCP
and NCCP for listed and candidate species. The General Plan EIR found this impact

to be less than significant.

The proposed State Route 129- C-1 overlay would not conflict with any existing
HCPs, NCCPs, or local habitat management plans since none have been adopted in
the County.
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5. CULTURAL RESOURCES

Would the project:
No Substantial No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Cause a substantial adverse change in the O O O
significance of a historical resource pursuant to
section 15064.5? (1,2,3,4)
b. Cause a substantial adverse change in the O O O
significance of an archaeological resource
pursuant to section 15064.5? (1,2,3,4)
c. Disturb any human remains, including those ] ] ]

interred outside of dedicated cemeteries? (1,2,3,4)

Comments:

The General Plan identifies Commercial Regional “node” opportunity areas where future
Commercial Regional development is anticipated. However, neither the General Plan nor
General Plan EIR identified specific boundaries associated with the Commercial Regional
nodes. The General Plan analyzed the County’s cultural resources and potential impacts on
them from development under the 2035 General Plan at a program or community level in the
General Plan EIR. Given the community-level evaluation of the proposed 2035 General Plan,
specific project-level impacts were not identified or discussed since the exact locations of
future development projects are not currently known and thus to evaluate such impacts at
this level would be speculative. Rather, the General Plan EIR provides a programmatic
analysis of potential impacts based on reasonably available information. The C-1 zoning
implementation is a community level planning tool and not a development specific project.
While cultural impacts within the specific proposed State Route C-1 overlay boundaries were
not analyzed with specificity in the General Plan EIR, the General Plan EIR considered
reasonably foreseeable buildout of the General Plan land use diagram, which included
Commercial Regional node development at the locations identified in General Plan EIR
Figures 3-4 and 3-6. In addition to the programmatic level of review provided for in the
General Plan EIR, as part of subsequent, project-specific environmental analysis, the County
will be required to analyze impacts to cultural resources at development project site specific
level. An attempt to analyze development and site -specific impacts to cultural resources at
this time when no specific development proposal has been submitted would be speculative.
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According to the General Plan EIR, the majority of historic properties in the County
are in the incorporated cities of Hollister and San Juan Bautista, with the exception of
two small historic communities, Paicines and Tres Pinos, located in the southern
portion of the County (General Plan EIR p. 9-22). According to the General Plan EIR,
implementation of the General Plan could result in substantial adverse changes in the
significance of a historical resource. The Natural and Cultural Resources Element
contains Goal NCR-1 to preserve valuable open space lands that provide wildlife
habitat and conserve natural and visual resources of the County (General Plan EIR 9-
23). The County’s implementation of this goal reduces potential impacts to historical
resources by limiting development at locations that contain open space lands, thereby
protecting significant historical resources that may be located in such areas.
Additionally, the Natural Resources and Cultural Resources Element contains
various policies designed to encourage and support the restoration and protection of
cultural resources, particularly in agricultural and open space areas, where evidence
indicates that many undiscovered historical resources may remain. The Natural and
Cultural Resources Element contains Goal NCR-7 to protect the unique cultural and
historic resources in the County. The General Plan EIR determined that
implementation of these goals and policies under Goal NCR-7 and program NCR-F
would serve to identify and help protect cultural and historical resources in open
space areas, retain the County’s historical character, and minimize impacts to cultural
and historical resources in all areas of the County (General Plan EIR pp. 9-21- 9-23).
The General Plan EIR determined that Mitigation Measure CUL-1, together with the
requirements of state and federal regulations, would reduce the potential that new
development and related infrastructure projects within the unincorporated portion of
the County would substantially damage or permanently destroy significant known or
unknown historical resources (See General Plan EIR p. 9-24). The General Plan EIR
found this impact to be less than significant (See General Plan EIR pp. 9-23- 9-24).

The project site is not located near the incorporated cities of Hollister or San Juan
Bautista nor is the project site located near the County’s two small historic
communities, Paicines and Tres Pinos, all of which contain the known historic
properties within the County. Future development within the State Route 129 C-1
overlay would be required to adhere to state and federal regulations, General Plan
policies, and Mitigation Measure CUL-1, previously identified, all of which will
ensure impacts to potential as-yet-undiscovered resources will be minimized.

The State Route 129 C-1 overlay would not result in any new or substantially more
severe impacts than those already analyzed in the General Plan EIR (General Plan
EIR pp. 9-17, 9-21).
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b,c.
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According to the General Plan EIR, urban or other anticipated development in the
General Plan would lead to construction activities such as grading and sub-surface
excavation (General Plan EIR p. 9-24). Construction activities could cause a
substantial adverse change in the significance of an archaeological resource, or could
disturb human remains, including those interred outside formal cemeteries. The
General Plan does not contain a specific policy to cease all construction activities to
minimize impacts to undiscovered human remains, in the event they are discovered.
However, state legislation, specifically the California Health and Safety Code section
7050.5, requires that construction or excavation must be suspended in the vicinity of
the discovery of human remains until the County coroner can determine whether the
remains may be those of a Native American. Therefore, although there is no specific
policy to reduce impacts to human remains, County compliance with state laws and
regulations, including Administrative Code, Title 14, section 4307, Public Resources
Code section 5097 et seq., Health and Safety Code section 7050.5, and California Penal
Code section 6225, would ensure impacts to human remains are minimized. While
the General Plan goals and policies, in combination with state requirements, would
reduce impacts to known archaeological resources, additional mitigating measures
must become part of the planning process for future project-specific development
proposals to ensure impacts to such resources are minimized. The General Plan EIR
determined that implementation of Mitigation Measures CUL-1 and CUL-2a
(reflected in General Plan Policies NCR-1.1, 7.10, and 7.11) would reduce this impact
to a less-than-significant level (General Plan EIR p. 9-21- 9-27).

Future development allowed within the State Route 129 C-1 overlay would be subject
to the state laws and regulations, including Administrative Code, Title 14, section
4307, Public Resources Code section 5097 et seq., Penal Code section 622, and
California Health and Safety Code section 7050.5, which require construction or
excavation to be suspended in the vicinity of a discovered human remain until the
County coroner can determine whether the remains may be those of a Native
American. The proposed project would implement all applicable General Plan goals
and policies in order to reduce potential impacts to archaeological resources and
disturbance of discovered human remains, including Policy NCR 1.1 which
encourages and supports the restoration and protection of tribal and other cultural
resources, particularly in agricultural and open space areas; Policy NCR-7.11which
prohibits unauthorized grading, collection, or degradation of Native American,
archaeological, or paleontological resources; and Policy NCR-7.12, which requires
preparation of an archaeological report prior to the issuance of any project permit or

approval in areas determined to contain significant historic or prehistoric
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archaeological artifacts and when the development of the project may result in the
disturbance of the site (General Plan EIR pp. 9-17- 9-21). Additionally, Mitigation
Measure CUL-B1 requires a pedestrian site survey by a professional archaeologist for
future development project at the project site. If evidence of cultural and/or tribal
resources are found, the results of the survey must identify measures to avoid,
minimize, and mitigate impacts to cultural and/or tribal resources. If warranted, a
professional archeologist must prepare a Cultural/Tribal Resource Management Plan
that will detail how impacts to cultural/tribal resources within the project area will be
avoided, treated, and/or mitigated. Development project applicants must implement
the avoidance, minimization, and mitigation measures identified in the survey and
must implement any Cultural/Tribal Resource Management Plan prepared for the
development. The State Route 129 C-1 overlay would not result in any new or
substantially more severe impacts than those already analyzed in the General Plan
EIR.
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6. ENERGY
Would the project:
No Substantial ~ No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Result in potentially significant environmental | O ]
impact due to wasteful, inefficient, or unnecessary
consumption of energy resources, during project
construction or operation? (1,2,3,4)
b. Conflict with or obstruct a state or local plan for ] ] L]
renewable energy or energy efficiency? (1,2,3,4)
Comments:
a,b.  Buildout of the General Plan would increase energy consumption in the County.
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Energy resources (diesel and gasoline fuel) will be used during construction of
projects anticipated in the General Plan. Energy will be consumed to provide lighting,
heating, and cooling for development under the General Plan. Energy will also be
consumed by transportation and vehicle use by projects anticipated in the General
Plan. The General Plan EIR found that policies contained within the General Plan
would promote smart energy use and efficiency and would reduce adverse
environmental impacts associated with inefficient, wasteful, and unnecessary energy

consumption to less-than-significant levels (General Plan EIR pp. 11-63- 11-68).

Future development within the State Route 129 C-1 overlay in conformance with the
Commercial Regional land use designation could contribute to the impacts to energy
resources identified in the General Plan EIR.

The General Plan EIR did not assume all land uses depicted in the Land Use Diagram
would be built out by 2035 to their absolute maximum potential. Instead, the General
Plan EIR evaluated the impacts of forecasted development that will likely occur
through the year 2035 consistent with CEQA requirements that an EIR evaluate the
“reasonably foreseeable” direct and indirect impacts of a proposed project. The
General Plan EIR utilized conservative population, housing, and employment
forecasts to evaluate the reasonably foreseeable impacts of General Plan buildout of
the General Plan Land Use Diagram (General Plan EIR pp. 4-5, 4-8 and 4-12).

While the General Plan EIR did not consider maximum (100 percent) buildout of the
Land Use Diagram, (summarized in General Plan EIR Table 3-7) including
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Commercial Regional uses, the General Plan FIR utilized conservative growth
forecasts that were deemed to adequately represent reasonably foreseeable buildout
of the General Plan Land Use Diagram. The General Plan EIR Table 3-7 indicated up
to 126 acres and 4,390,000 square feet of development; even a conservative forecast of
the amount of development anticipated for the Commercial Regional designation in
the General Plan would exceed the maximum development allowed in the State
Route 129 C-1 overlay area. The State Route 129 C-1 overlay area includes 21.1 acres
of the 126 acres analyzed for Commercial Regional development in the General Plan
EIR, allowing for a maximum of 735,292 square feet of potential commercial
development. This is less than a quarter of the 4,390,000 square feet of commercial
development considered in the growth projections utilized in the General Plan EIR.
Additionally, cumulative development potential, including the 29-acre Betabel Road
C-1 node, which could accommodate an additional 1,010,592 square feet of
commercial development, and a 2.6-acre, 4,000 square foot gas station proposal at
State Route 129 total 53.7 acres, would allow for a maximum of 1,014,592 square feet
or 1,749,884 of commercial development when considered with the State Route 129
rezone. The cumulative development potential would fit within the growth
projections considered in the General Plan EIR. Therefore, energy impacts associated
with the proposed C-1 overlay, were adequately analyzed by the General Plan EIR.
Energy use will be dependent on site-specific circumstances, which will be analyzed
at the time specific development projects are proposed. Future development would
be required to comply with all State regulations intended to reduce energy
consumption such as the California Building Code as well as San Benito County Code
Chapter 19.31, which encourages lighting practices and systems that conserve energy.
Further, future development will be required to comply with General Plan policies
intended to increase renewable energy provision, promote energy conservation, and
increase overall energy efficiency throughout the County. These include Policies LU-
2.1 and 2.2, which require sustainable building practices; LU-2.3, which identifies
energy conservation standards for new construction; LU-2.4, which 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; and LU-5.7, which encourages efficient land uses which
will reduce energy consumption (General Plan EIR pp. 11-37, 11-38 and General Plan
p. 3-24)). The State Route 129 C-1 overlay would not result in any new or
substantially more severe impacts than those already analyzed in the General Plan
EIR.
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7.

GEOLOGY AND SOILS

Would the project:

Potentially
Significant
Impact

Less-than-Significant
Impact with Mitigation
Measures Incorporated

No Substantial
Increase in the
Severity of
Previously
Identified
Significant
Effects

No New
Impact

Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury,
or death involving;:

(1) Rupture of a known earthquake fault, as O
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?

Refer to Division of Mines and Geology
Special Publication 427 (1,2,3,4,7)

(2) Strong seismic ground shaking? (1,2,3,4,7)

X

(3) Seismic-related ground failure, including
liquefaction? (1,2,3,4,7)

X

(4) Landslides? (1,2,3,4,7)

X

Result in substantial soil erosion or the loss of
topsoil? (1,2,3,4)

X

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? (1,2,3,4)

Be located on expansive soil, creating substantial O
direct or indirect risks to life or property? (1,2,3,4)

Have soils incapable of adequately supporting the L]
use of septic tanks or alternative wastewater

disposal systems where sewers are not available

for the disposal of wastewater? (1,2,3,4)

Directly or indirectly destroy a unique O
paleontological resource or site or unique geologic
feature? (1,2,3,4)
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Comments:

According to the General Plan EIR, the evaluation of potential seismic hazards and soil
impacts associated with implementation of the proposed 2035 General Plan was based on
applicable federal, state and regional laws, regulations, codes, and guidelines, and seismic
hazard maps. The evaluation also assesses whether the goals and policies in the 2035 General
Plan promote adequate planning and oversight when authorizing the location, construction,
and operation of any new development subject to the County’s jurisdiction in order to help
prevent or reduce potential hazards to persons or property, and minimize impacts to soil and
mineral resources available for agricultural, industrial, and habitat uses (General Plan EIR p.
10-22). Given the typically site-specific nature of these impacts, future site- and project-level
analysis would be required for particular development proposals and the County would
apply 2035 General Plan policies, as well as mitigation measures contained in the General
Plan EIR, which address geologic hazards, to any site-specific development proposal in the
proposed State Highway 129 overlay area. The proposed State Route 129 C-1 overlay is a
community level planning action and not a development specific project. While geologic
impacts within the specific C-1 overlay boundaries were not analyzed with specificity in the
General Plan EIR, the General Plan EIR considered reasonably foreseeable buildout of the
General Plan land use diagram which included Commercial Regional node development at
the locations identified in General Plan Figure 3-5, including the State Route 129 location.

a. According to the General Plan EIR, with several prominent faults traversing the
County, the area is known to be seismically active. Landslide risk in the County is
expected to be concentrated along the steep topographic slopes and active faults that
line the County (General Plan EIR p. 10-33). Development under the General Plan
could expose structures and persons to potential seismic hazards, including ground
shaking, liquefaction, and landslides. The General Plan EIR did not identify
significant impacts related to increased risk of human harm and property damage
from rupture of a known earthquake fault, seismic ground shaking, liquefaction, and
landslides that would not be reduced to less than significant through compliance
with General Plan Policy LU-1.6 which prohibits development on hillsides with a 30
percent or greater slope; Policy LU-1.8 which requires site plans to identify steep
slopes and severe erosion hazards prior to project approval to allow for more
thoughtful avoidance, design, and construction measures to prevent erosion and soil
loss during construction and longer term operation of the site; Policy LU-1.10 which
encourages avoidance of development near steep slopes, faults, and landslides.;
Policy HS-1.7, which ensures the development, maintenance, and implementation of
a Multi-Hazard Mitigation Plan; Policy HS-3.1, requiring that all proposed critical
structures have earthquake resistant designs; Policy HS-3.3, which promotes the
maintenance and improvement of the County’s geotechnical database; Policy HS-3.4,
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which delegates County responsibility for identifying and abating existing structures
that would be hazardous in an earthquake event; Policy HS-3.6, which ensures the
enforcement of the standards set forth in the California Building Code related to
construction on unstable soils; Policy HS- 3.8 and Policy HS-3.2 which require, where
appropriate, liquefaction studies and that proposed structures be constructed in a
manner to minimize potential damage due to subsidence or liquefaction and
applicable federal, state and local laws governing potential effects from geologic
hazards (General Plan EIR pp. 10-23, 10-30- 10-33).

The State Route 129 C-1 overlay is not within an Alquist-Priolo Earthquake Fault
Zone and future development would be subject to compliance with all applicable
regulations intended to reduce hazards associated with seismicity, liquefaction, and
landslides, including the California Building Code and applicable federal, state and
local laws governing potential effects from geologic hazards. Additionally, future
development will be required to comply with the General Plan policies, discussed
above, to reduce seismic hazards. Future development would be subject to
compliance with geotechnical design requirements-intended to reduce the risks of
human harm and property damage from seismic events. The proposed State Route
129 C-1 overlay would not result in any new or substantially more severe impacts
than those already analyzed in the General Plan EIR (General Plan EIR pp. 10-34- 10-
36).

According to the General Plan EIR, development anticipated in the General Plan
would convert predominantly undeveloped land to urban uses with an increased
potential for soil erosion and loss of topsoil during construction-related soil
disturbance activities. The General Plan EIR did not identify significant impacts
related to soil erosion or topsoil loss that would not be reduced to less than
significant through compliance of General Plan policies and applicable federal, state
and local laws governing potential effects from soils hazards (General Plan EIR p. 10-
36- 10-38).

Future development in the State Route 129 C-1 overlay would be subject to
compliance with all federal and state laws and regulations intended to avoid or
reduce potential effects from soil erosion and loss and would not interfere with
General Plan policies intended to reduce these impacts. Additionally, General Plan
Land Use Policy LU-1.6 would reduce the risk to the public from potential landslides;
Policy LU-1.8 requires all submitted site plans, tentative maps, and parcel maps to
depict all environmentally sensitive and hazardous areas; and Policy LU-1.10, which
encourages specific development sites to avoid natural and manmade hazards, would
reduce potential for aggravated soil erosion (General Plan EIR p. 10-23). Further,
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General Plan NCR Policy NCR-4.7 would aid in preventing soil loss through best
management practices (General Plan EIR pp. 10-23, 10-26). The State Route 129 C-1
overlay would not result in any new or substantially more severe impacts than those
already analyzed in the General Plan EIR.

The General Plan EIR did not identify significant impacts related to unstable or
expansive soils or on- or off-site landslide, lateral spreading, subsidence, or collapse
that would not be reduced to less than significant through compliance with a
comprehensive body of construction requirements enforced by the County as
required under applicable federal, state and local laws and regulations, and the goals
and policies set forth in the General Plan that would avoid or reduce the effect of
geologic hazards (General Plan EIR pp. 10-34- 10-36).

Future development within the State Route 129 C-1 overlay would be subject to
compliance with all federal and state laws and regulations intended to avoid or
reduce potential effects from unstable or expansive soils or result in any of the above-
mentioned geologic hazards and would not interfere with General Plan policies
intended to reduce these impacts, including Policy LU-1.8, which requires all
submitted site plans, tentative maps, and parcel maps to depict all hazardous areas
including fault zones, 30 percent or greater slopes, and severe erosion hazards prior
to project approval to allow for more effective avoidance, design, and construction
measures and Policy LU-1.10, which encourages avoidance of development near
faults, landslides, or other hazardous areas (General Plan EIR p. 10-23). Additionally,
the proposed project would be subject to General Plan Policy LU-1.6, which would
reduce the risk to the public from potential landslides (General Plan EIR pp. 10-23);
Policy HS-3.2, which requires structures to be designed and built to hold up to the
occurrence of near-surface subsidence or liquefaction; Policy HS-3.6, which ensures
the enforcement of the standards set forth in the California Building Code related to
construction on unstable soils; Policy HS-3.7, which requires setbacks from fault
traces; and Policy HS-3.8, ensuring that development is appropriately designed in
areas with high liquefaction potential (General Plan EIR pp. 10-31- 10- 32). Further
environmental review is not yet appropriate since the parcels for development are
known; additional review is impractical until site-specific development is proposed
due to the variation in soil types across the project locations such that the exact site of
the building will affect its vulnerability to landslide, lateral spreading, subsidence,
liquefaction, or expansive soils (General Plan EIR pp. 10-32- 10- 34). The proposed
project would not increase the allowed level of development beyond that already
anticipated in the General Plan. Therefore, the rezone adding the State Route 129 C-1
overlay would not result in any new or substantially more severe impacts than those
already analyzed in the General Plan EIR.
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Most of the unincorporated County relies on individual septic systems for
wastewater treatment. Installation and operation of septic tanks or similar individual
wastewater disposal systems in unfit soils can lead to the degradation of
groundwater quality or nearby waterways, and ultimately impact domestic
groundwater and/or surface water sources. The General Plan EIR did not identify
significant impacts related to soil capability to support the use of septic tanks or
alternative wastewater disposal systems that would not be reduced to less than
significant through compliance with County septic systems standards and General
Plan Policy LU-1.10, which prohibits septic systems from being built into unsuitable
soils (General Plan EIR p. 10-23); Policies PFS-5.5 and PFS-5.6 that reinforce continued
oversight and design review by the County to ensure compliance with the Regional
Water Quality Control Board’s regulations and continued water and soil quality
protection (General Plan EIR p. 10-39); Policy PFS-5.7, which avoids impacts to
groundwater and soil resources by encouraging the consideration of alternative rural
wastewater systems for individual homeowners (General Plan EIR pp. 10-24- 10-25);
and Policies NCR-4.15 and NCR-4.16, which encourage new developments to be
located in areas where they can easily tie into existing domestic wastewater treatment
systems (General Plan EIR p. 10-27).

Future development in the State Route 129 C-1 overlay would be subject to
compliance with all applicable standards and regulations intended to avoid or
minimize potential effects from unfit soils for use of septic systems and would be
required to implement General Plan policies intended to reduce these impacts.
Additionally, General Plan Policies LU-1.10, NCR-4.15, and 4.16 (described above)
would only allow for new septic systems where sewer systems are unavailable and
soils are adequate for protecting groundwater. The County would assess proposed
septic systems and their design and location prior to issuing a permit to install or
replace a septic system. Further site/project specific environmental review would be
speculative until future projects are proposed and the exact location of septic tanks (if
applicable) is known, which would allow analysis of the specific soil. The rezone
adding the State Route 129 C-1 overlay would not result in any new or substantially
more severe impacts than those already analyzed in the General Plan EIR.

Development under the General Plan would lead to construction activities such as
grading and sub-surface excavation. Construction activities could cause a substantial
adverse change in the significance of a geological or paleontological resource. The
General Plan EIR identified potentially significant impacts related to directly or
indirectly destroying unique geological or paleontological resources that would be
reduced to a less-than-significant level through the combination of compliance with
applicable state requirements, General Plan policies, and Mitigation Measures CUL-1
and CUL-2b (General Plan EIR pp. 9-23 - 9-27).
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Future development in the C-1 overlay would be subject to compliance with all
applicable regulations intended to protect unique geological and paleontological
resources and would be required to implement General Plan policies intended to
reduce these impacts. Goal NCR-1 and its supporting policies encourage limitations
on development and therefore result in minimized ground disturbance which could
result in impacts to paleontological resources (General Plan p. 8-2). General Plan
Policy NCR-7.11 prohibits unauthorized grading to ensure further protection of
paleontological resources in the event that they are discovered (General Plan p. 8-13).
Additionally, the proposed project would be subject to Administrative Code, Title 14,
Section 4307, which protects paleontological and geological features. The proposed
project does not increase the level of development beyond that already addressed in
the General Plan. The rezone adding the State Route 129 C-1 overlay would not result
in any new or substantially more severe impacts than those already analyzed in the
General Plan EIR.
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8. GREENHOUSE GAS EMISSIONS

Would the project:
No Substantial No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Generate greenhouse gas emissions, either O O O
directly or indirectly, that may have a significant
impact on the environment? (1,2,3,4)
b. Conflict with an applicable plan, policy or O O O

regulation adopted for the purpose of reducing
the emissions of greenhouse gases? (1,2,3,4)

Comments:
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As discussed in the CEQA Approach Section, consistent with state law, the 2035
General Plan includes standards of population density and building intensity for each
of the land use designations appearing on the Land Use Diagram. Table 3-7 of the
General Plan EIR identifies these standards and lists the acreage of the County
allocated to each land use type. Table 3-7 identifies 126-acres of Commercial Regional
(CR) area at a Floor Area Ratio (FAR) of 0.8. At maximum buildout, this would result
in 4,390,000 square feet of Commercial Regional Development (General Plan EIR p. 3-
43). The General Plan EIR does not assume all land uses depicted in the Land Use
Diagram would be built out by 2035 to their absolute maximum potential. Instead,
the General Plan EIR evaluates the impacts of forecasted development that will likely
occur through the year 2035, consistent with CEQA requirements that an EIR
evaluate the “reasonably foreseeable” direct and indirect impacts of a proposed
project. The General Plan EIR utilized conservative population, housing, and
employment forecasts to evaluate the reasonably foreseeable impacts of General Plan
buildout of the General Plan Land Use Diagram (General Plan EIR p 4-5- 4-12).

While the General Plan EIR did not consider maximum (100 percent) buildout of the
Land Use Diagram, (summarized in Table 3-7) including Commercial Regional uses,
the General Plan EIR utilized conservative growth forecasts that were deemed to
adequately represent reasonably foreseeable buildout of the General Plan Land Use
Diagram. The General Plan EIR Table 3-7 indicated up to 126 acres and 4,390,000
square feet of development; even a conservative forecast of the amount of
development anticipated for the Commercial Regional designation would exceed the
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maximum development allowed in the State Route 129 C-1 overlay area. The State
Route 129 C-1 overlay area includes 21.1 acres of the 126 acres analyzed for
Commercial Regional development in the General Plan EIR, allowing for a maximum
of 735,292 square feet of potential commercial development. This is less than a
quarter of the 4,390,000 square feet of commercial development considered in the
growth projections utilized in the General Plan EIR. Additionally, cumulative
development potential, including the 29-acre Betabel Road C-1 node, which could
accommodate an additional 1,010,592 square feet of commercial development, and a
2.6-acre, 4,000 square foot gas station proposal at State Route 129 would allow for a
maximum of 1,749,884 square feet of commercial development when considered with
the State Route 129 rezone. The cumulative development potential would fit within
the growth projections considered in the General Plan EIR.

Buildout of the General Plan would result in greenhouse gas (GHG) emissions from
the construction and operation of new rural and urban developments in the County.
Direct sources of GHG emissions include mobile sources, combustion of natural gas,
and landscaping activities. Indirect GHG emission sources include electricity
consumption, solid waste disposal, and water and wastewater treatment. Even
though State legislation together with General Plan policies and air district
requirements will reduce GHG emissions, the GHG emissions volume will still
exceed the thresholds of significance. The General Plan EIR identified Mitigation
Measure GHG-1 that sets forth the standards for a county GHG reduction strategy to
not only implement the GHG reduction policies in the General Plan, but also
accomplish the County’s goal of reducing GHG emissions (General Plan EIR p. 11-
68). However, the General Plan EIR determined that even with the GHG reduction
strategy, it is possible that this impact would be significant and unavoidable because
many aspects of the GHG reduction strategy depend on actions outside the control of
the County. The General Plan EIR concluded that the impacts due to greenhouse gas
emissions would remain significant and unavoidable (General Plan EIR p. 11-68 - 11-
69). The County adopted a statement of overriding considerations in regard to GHG

emissions.

The General Plan EIR found that the General Plan policy that directs creation of the
Regional Commercial nodes would reduce vehicle miles travelled, and consequently
GHG emissions, by placing commercial development in convenient locations that
would reduce trip lengths. It is anticipated that the commercial nodes would place
retail services closer to rural residents and that most other trips to the commercial
nodes would be pass-by trips from people already traveling on U.S. Highway 101.
Future development of the State Route 129 C-1 overlay would contribute to the
construction and operational emissions impacts identified in the General Plan EIR
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dependent on site-specific circumstances, which will be analyzed at the time specific
development projects are proposed. All future development would be required to
comply with state regulations, General Plan policies, and air district requirements.
General Plan Policies LU-1.1, LU-1.2, LU-2.7, LU-4.2, LU-4.4, LU-5.3, and LU-5.6
promote smart growth and mixed use to reduce the number and length of vehicle
trips (General Plan EIR pp. 11-37- 11-40). General Plan Policies C-1.1, C-1.2, C-1.10, C-
2.1, and C-2.2 promote transit, bicycling, and pedestrian trips (General Plan EIR p. 11-
42-11-44). The California Building Code and General Plan Policies LU-2.1 and LU-2.2
promote sustainable building practices. General Plan Policy LU-2.3 requires energy
conservation standards for new construction, and LU-2.4 requires new buildings to
be oriented and landscaped to enhance natural lighting and solar access (General
Plan EIR pp. 11-37- 11-38). The C-1 District zoning provides development regulations
that limit the intensity of future development and the types of land uses allowed
within the node and would allow for uses consistent with the land uses analyzed in
the General Plan, which include the following uses with a conditional use permit:
souvenir and curio shops, roadside stands, commercial and entertainment
establishments including tourist-serving commercial uses, and hotels/motels,
(General Plan, p. 3-6; General Plan EIR, p. 3-37). Site specific development proposals
will be reviewed for design features that reduce GHGs such as walkability consistent
with General Plan requirements. Future development of the project would fit within
the growth projections utilized in the General Plan EIR analysis. The rezone adding
the State Route 129 C-1 overlay would not result in any new or substantially more
severe impacts than those already analyzed in the General Plan EIR.
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9. HAzARDS AND HAZARDOUS MATERIALS

Would the project:
No Substantial ~ No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Create a significant hazard to the public or the L] ] L]
environment through the routine transport, use,
or disposal of hazardous materials? (1,2,3,4)
b. Create a significant hazard to the public or the L] ] L]
environment through reasonably foreseeable
upset and accident conditions involving the
release of hazardous materials into the
environment? (1,2,3,4)
¢. Emit hazardous emissions or handle hazardous or O O O
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or
proposed school? (1,2,3,4,8)
d. Be located on a site which is included on a list of | O O
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? (1,2,3,4,9)
e. For a project located within an airport land-use O O O
plan or, where such a plan has not been adopted,
within two miles of a public airport or a public-
use airport, result in a safety hazard or excessive
noise for people residing or working in the project
area? (1,2,3,4,8)
f. Impair implementation of or physically interfere ] ] O
with an adopted emergency response plan or
emergency evacuation plan? (1,2,3,4)
g. Expose people or structures, either directly or O O O

indirectly, to a significant risk of loss, injury or
death involving wildland fires? (1,2,3,4,10)
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Urban development and other land use activities anticipated in the General Plan
would require the routine transport, use, or disposal of hazardous materials and
wastes within the County. This could result in reasonably foreseeable upset and
accident conditions involving the release of hazardous materials into the
environment. Implementation of the General Plan goals and policies, in combination
with federal, state and local laws regulations designed to reduce the effects of the
routine use, transport, and disposal of hazardous materials, would minimize public
health and environmental hazards. The General Plan EIR found that this would be a

less than significant impact (General Plan EIR pp. 12-37- 12-40).

The project site was designated for Regional Commercial uses in the General Plan.
The State Route 129 C-1 overlay would not result in the development of future new
uses or intensify uses that would be expected to use, transport or dispose hazardous
materials beyond what was identified in the General Plan EIR. The types of land uses
allowed within the State Route 129 C-1 overlay are consistent with those analyzed in
the General Plan EIR. Future development within the project site will be required to
comply with all applicable regulations related to hazardous materials and would be
compatible with General Plan policies that reduce risk from the transport, use,
disposal and potential release of hazardous materials, including Policy HS-5.2 which
limits development of new sensitive land uses near uses involving hazardous
materials (General Plan EIR p. 12-29); Policy HS-6.1 which requires proper storage
and disposal of hazardous materials (General Plan EIR p. 12-29); and Policy HS-6.3
which requires land use consistency with the Hazardous Waste Management Plan
(General Plan EIR p. 12-30). The State Route 129 rezone adding a C-1 overlay would
not result in any new or substantially more severe impacts than those already
analyzed in the General Plan EIR.

Buildout of land uses anticipated in the General Plan would lead to urban and other
development and the intensification of land uses that could emit hazardous
emissions or result in the handling of hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed school, depending on the location
of the individual development project being proposed. The General Plan contains
policies that would encourage protection of the safety of the residents, students,
faculty, staff, and visitors at school sites. The General Plan EIR identified Mitigation
Measure HAZ-2, which would result in additional protection for existing private and
public school sites, and potentially lead to additional mitigation for effects to private
and public school facilities arising from the development of urban and other uses and
related infrastructure identified in the General Plan (General Plan EIR, p. 12-42).
Therefore, Mitigation Measure HAZ-2, together with the goals and policies of the
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General Plan and adherence with applicable requirements of state and federal
regulations would reduce this impact to less than significant (General Plan EIR pp.
12-40- 12-42).

Although the proposed State Route 129 C-1 overlay is located within one-quarter of a
mile from Anzar High School, future development within the project site would be
required to comply with all applicable regulations related to hazardous materials
associated with proximity to existing school sites. General Plan Policy HS-5.2 limits
development of new sensitive land uses near uses involving hazardous materials,
and HS-6.1 requires proper storage and disposal of hazardous materials (General
Plan EIR p. 12-29). Additionally, future development proposals will be reviewed by
the County to ensure no hazardous or incompatible land use will be permitted within
proximity to a school. The project site is designated as commercial regional in the
General Plan and the rezoning to add a C-1 overlay to implement this land use
designation would not result in any new or substantially more severe impacts than
those already analyzed in the General Plan EIR (General Plan EIR p. 12-29).

Development anticipated in the General Plan could be situated at a location that is
included on a list of hazardous materials sites compiled pursuant to Government
Code § 65962.5 and, as a result, could create a significant hazard to the public or
environment. The General Plan EIR determined that in addition to various state
programs that require the clean-up of contaminated sites, the County would regulate
hazardous material concerns and site contamination on a case-by-case basis as part of
the development site review process for any future project within the County
(General Plan EIR p. 12-42). Further, the General Plan contains various goals and
policies intended to reduce the impacts of hazardous sites due to contamination, and
to ensure the safety of County residents, visitors, and businesses. The General Plan
EIR concluded that the potential for new development in areas with residual
contamination that could pose health hazards to the County’s residents and visitors
would be less than significant (General Plan EIR pp. 12-37- 12-40).

A search of the Envirostor website revealed that the project site is not on a list of
hazardous materials sites compiled pursuant to Government Code section 65962.5
and there are no listed hazardous sites within one half mile. Therefore, future
development allowed through the rezone of State Route 129 to add a C-1 overlay
would not create a hazard to the public or environment.

San Benito County has two public-use airports (Hollister Municipal Airport and
Frazier Lake Airpark), one private airport (Christensen Ranch Airport), and several
landing strips scattered throughout the county. Buildout of the General Plan could
lead to urban development and other land use activities within the area regulated by
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an airport land use plan, or where such a plan has not been adopted, within the
vicinity of a public or private airport, resulting in a safety hazard for people residing
or working in the project area. The General Plan includes numerous goals and
policies that would reduce land use compatibility issues and safety concerns that
could impact the capability and functionality of the County’s aviation system. The
General Plan EIR found that Mitigation Measure HAZ-4 would provide additional
protection against airport safety hazards arising from development of urban uses and
related infrastructure anticipated in the General Plan (General Plan EIR, p. 12-49).
Therefore, the General Plan EIR determined that impacts related to siting of new uses
near airports would be reduced to less than significant (General Plan EIR p. 12-44 -
12-49).

The State Route 129 C-1 overlay area is not within an airport land use plan, is not
within two miles of a public airport, and is not near a private landing strip. Therefore,
future development within the project site would not result in a safety hazard or
excessive noise for people residing or working in the node.

According to the General Plan EIR, development anticipated in the General Plan
would involve population growth that would result in an increased demand for
emergency services within the County. Such growth would involve an increase in the
current number of vehicles traveling on County roadways. As a result, in the long
term, emergency response on highways and roadways could become impaired due to
traffic congestion. Roadways that operate at unacceptable levels of service would be
unable to accommodate efficient, timely, and safe access and emergency response,
potentially interfering with emergency response or emergency evacuation plans. The
General Plan contains policies to avoid emergency response and evacuation related
impacts, increased traffic and increased demands on emergency services would not
physically impair the implementation of an adopted emergency response and
evacuation plan. The General Plan EIR found this impact to be less than significant
(General Plan EIR p. 12-49- 12-50).

Future development will be required to comply with General Plan Policies HS-1.11
requiring adequate road capacity for emergencies, C-1.5 requiring transportation
mitigation funding, and C-1.12 requiring minimum LOS level D to ensure adequate
access and prompt response time, and would not allow any features or uses that
would interfere with an adopted emergency response plan or emergency evacuation
plan (General Plan EIR p. 12-26, 12-34- 12-35). The State Route 129 rezone adding a C-
1 overlay would not result in any new or substantially more severe impacts than

those already analyzed in the General Plan EIR

Refer to Section 20, Wildfire for the discussion of impacts from wildland fires.
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10. HYDROLOGY AND WATER QUALITY

Would the project:
No Substantial ~ No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Violate any water quality standards or waste O O O
discharge requirements or otherwise substantially
degrade surface or ground water quality? (1,2,3,4)
b. Substantially decrease groundwater supplies or O O O
interfere substantially with groundwater recharge
such that the project may impede sustainable
groundwater management of the basin?
(1,2,3,4,12, 14)
c. Substantially alter the existing drainage pattern of
the site or area, including through the alteration
of the course of a stream or river or through the
addition of impervious surfaces, in a manner
which would:
(1) Result in substantial erosion or siltation on- O U ]
or off-site; (1,2,3,4)
(2) Substantially increase the rate or amount of ] [l O
surface runoff in a manner which would
result in flooding on or offsite; (1,2,3,4)
(3) Create or contribute runoff water which ] U ]
would exceed the capacity of existing or
planned stormwater drainage systems or
provide substantial additional sources of
polluted runoff; or(1,2,3,4)
(4) Impede or redirect flood flows? (1,2,3,4)
d. In flood hazard, tsunami, or seiche zones, risk
release of pollutants due to project inundation?
(1,2,3,4,11)
e. Conflict with or obstruct implementation of a O O O

water quality control plan or sustainable
groundwater management plan? (1,2,3,4)
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Buildout of the General Plan would result in increased development that could result
in discharges of contaminated water to surface water bodies or groundwater. The
General Plan EIR did not identify significant impacts related to water quality or the
violation of water quality standards or waste discharge requirements, as a result of
buildout of General Plan land uses, including Commercial Regional uses, that would
not be reduced to a less-than-significant level by compliance with state and federal
discharge requirements and General Plan policies intended to protect water quality
and groundwater quality laws and regulations (General Plan EIR p.13-33 and 13-42).

Future development allowed within the State Route 129 C-1 overlay would be subject
to compliance with the County Code requirements for water quality and surface and
groundwater quality, as well as General Plan policies, applicable state and federal
regulations, and permitting requirements intended to protect water quality and
surface and groundwater quality impacts. Section 19.17.005 of the County Grading
Ordinance prohibits grading within 50 feet of the top bank of a stream, creek, or river.
General Plan Policy LU-1.2 promotes compact and clustered development resulting
in a reduced construction footprint, thereby reducing short-term pollutant loads, and
reduces the extent of impervious pavement and resultant storm water runoff volume
and hydrocarbon pollution (General Plan EIR p. 13-20). Policy LU-1.6 restricts
development on hillsides with a 30 percent or greater slope to prevent increased
storm water runoff that could contaminate surface water (General Plan EIR p. 13-21).
Policy LU- 1.8 requires site plans to identify environmentally sensitive areas to assist
with designing development plans that avoid such areas as feasible, and thereby
minimize impacts to these resources (General Plan EIR p. 13-21). Policy LU-1.10
requires that development avoid unsuitable sites and mitigate development on
environmentally sensitive lands, thereby protecting water quality by prohibiting
development on steep slopes (General Plan EIR p. 13-22). Policy PFS-6.3 encourages
natural storm water drainage systems to encourage groundwater recharge (General
Plan EIR pp. 13-25). PFS-6.4 requires new site designs to focus on spreading and
infiltrating storm water and incorporating natural watercourses when possible,
thereby reducing the volume of runoff that leaves the site, minimizing storm water
drainage concentrations (General Plan EIR p. 13-25). Policy PFS-6.7 requires
compliance with State and Federal non-point source pollutant discharge
requirements for the protection of water quality (General Plan EIR p. 13-26). Policy
PFS-6.8 requires drainage systems to be designed/maintained to minimize erosion
and sedimentation to prevent impacts to water quality (General Plan EIR pp. 13-25-
13-26). Policy NCR-4.7 requires implementation of Best Management Practices

(BMPs) during construction and operation to reduce water quality impacts from
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runoff (General Plan EIR p. 13-28). Site and development specific CEQA review is
speculative until the precise location of a development project, and its proximity to
San Juan Canyon Creek, which flows east of the project site and through the
intersection of U.S. Highway 101 and State Route 129, is known. Rezone of the State
Route 129 site to C-1 to implement the Commercial Regional designation in the
General Plan would not result in any new or substantially more severe impacts than

those already analyzed in the General Plan EIR.

Buildout of the General Plan would lead to urban and other development, including
construction of buildings and paving that would lead to increased impervious
surfaces, thereby interfering with groundwater recharge and resulting in a decrease
in groundwater volumes. The General Plan EIR did not identify significant impacts
related to the decrease in groundwater supplies or interference with groundwater
recharge as a result of buildout of General Plan land uses that would not be reduced
to less-than-significant levels through compliance with General Plan policies
intended to protect groundwater recharge directly and indirectly (General Plan EIR,
p. 13-36). Further, the General Plan EIR stated that the quantity of groundwater
recharge would be increased by additional urban use of Central Valley Project water
with subsequent treated wastewater percolation (General Plan EIR p. 13-36). The
General Plan EIR also confirms that future water supplies are sufficient to meet
future water demands, recognizing that groundwater supply is available to
supplement reduced imported surface water supplies during droughts and shortages
(General Plan EIR p. 13-36).

The proposed State Route 129 C-1 overlay is within the San Juan sub-basin of the
Gilroy-Hollister Groundwater Basin and sits at one of the lowest points within that
basin. Therefore, groundwater depths are good, and the San Benito County Water
District believes that long-term water supply prospects are good (James, Richard,
Principal, EMC Planning Group. Meeting with the Robert Johnson, General Manager,
Aromas Water District and Jeff Cattaneo, General Manager, San Benito County Water
District on April 24, 2019). The project site is within the Zone 6 district for which the
Water District has a good groundwater history established. The proposed project
would be required to comply with General Plan policies, County Code requirements
and applicable state and federal permitting requirements to encourage infiltration
and groundwater recharge including Policy PFS-6.3 which encourages natural storm
water drainage systems to encourage groundwater recharge (General Plan EIR p. 13-
25); Policy PFS-6.4 which requires new site designs to focus on spreading and
infiltrating storm water and incorporating natural watercourses when possible

(General Plan EIR p. 13-25); Policy NCR-4.5 which encourages new development to
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preserve, where feasible, areas that provide important groundwater recharge
(General Plan EIR p. 13-27); and, Policy LU-1.2 which encourages concentrated
development with reduced footprints will thereby reduce development of

impervious pavement and structures (General Plan EIR p. 13-20).

While the General Plan EIR did not consider maximum (100 percent) buildout of the
Land Use Diagram, (summarized in Table 3-7) including Commercial Regional uses,
the General Plan EIR utilized conservative growth forecasts that were deemed to
adequately represent reasonably foreseeable buildout of the General Plan Land Use
Diagram. The General Plan EIR Table 3-7 indicated up to 126 acres and 4,390,000
square feet of development; even a conservative forecast of the amount of
development anticipated for the Commercial Regional designation would exceed the
maximum development allowed in the State Route 129 C-1 overlay area. The State
Route 129 C-1 overlay area includes 21.1 acres of the 126 acres analyzed for
Commercial Regional development in the General Plan EIR, allowing for a maximum
of 735,292 square feet of potential commercial development. This is less than a
quarter of the 4,390,000 square feet of commercial development considered in the
growth projections utilized in the General Plan EIR. Additionally, cumulative
development potential, including the 29-acre Betabel Road C-1 node, which could
accommodate an additional 1,010,592 square feet of commercial development, and a
2.6-acre, 4,000 square foot gas station proposal at State Route 129, would allow for a
maximum 1,749,884 of commercial development when considered with the State
Route 129 rezone. The cumulative development potential would fit within the
growth projections considered in the General Plan EIR. The types of land uses,
amount of development, and land use patterns allowed under the proposed C-1
overlay would be consistent with those anticipated in the General Plan and analyzed
in the General Plan EIR. The State Route 129 C-1 overlay area includes two existing
high producing wells on site, one of which produces more than 2000 gallons per
minute (Personal Communication with Landowner, Mark Johnson, August 13, 2019).

The State Route 129 and the Betabel C-1 nodes are within the same groundwater
basin. Because groundwater levels are high, and the cumulative development
potential would fit within the growth projections considered in the General Plan EIR,
the project would not result in new or substantially more severe impacts than those
evaluated in the General Plan EIR.

Development anticipated in the General Plan would lead to continued urban and
other development that could alter existing drainage patterns and result in increases
in the rate or amount of storm water runoff. The General Plan EIR found that

adherence with the General Plan policies, County Grading Ordinance, and other state
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and federal water quality regulations would result in less-than-significant impacts
related to altering existing drainage patterns in a manner that could result in
destabilizing banks, flooding, substantial erosion, or siltation, or in a manner that
substantially increases the rate or amount of surface runoff in a manner that would
result in flooding. The General Plan also found that the impacts related to increases in
the rate or amount of storm water runoff could be reduced to less-than-significant
levels with the enforcement of existing federal, state and local laws and regulations
regarding storm water management, coupled with implementation of the policies set
forth in the General Plan (General Plan EIR pp. 13-32- 13-38).

The types of land uses, amount of development, and land use patterns allowed in the
C-1 District would be consistent with those anticipated in the General Plan and
analyzed in the General Plan EIR. Future development within the project site would
be required to comply with General Plan policies, the Grading Ordinance, applicable
state and federal regulations, and permitting requirements intended to reduce and
control runoff. Section 19.17.005 of the County Grading Ordinance, prohibits grading
within 50 feet of the top bank of a stream, creek, or river. Policy NCR-4.4 encourages
conservation and, where feasible, creation or restoration of open space areas which
will protect existing drainage patterns (General Plan EIR p. 13-27). NCR-4.7 requires
implementation BMPs during construction and operation to reduce runoff (General
Plan EIR p. 13-28). General Plan Policy PFS-6.3 encourages the use of natural storm
water drainage systems (General Plan EIR p. 13-23). Policy PFS-6.7 requires
compliance with State and Federal non-point source pollutant discharge
requirements (General Plan EIR p. 13-26). PFS-6.8 requires drainage systems to be
designed/maintained to minimize erosion and sedimentation to prevent impacts to
water quality (General Plan EIR p. 13-26). Policy LU-1.2 promotes compact and
clustered development resulting in a reduced construction footprint thereby reducing
short-term pollutant loads and reduces the extent of impervious pavement and
resultant storm water runoff volume (General Plan EIR p. 13-20). Policy LU-1.6
restricts development on hillsides with a 30 percent or greater slope to prevent
increased storm water runoff (General Plan EIR p. 13-21). General Plan Policy LU-1.8
requires site plans, tentative maps, and parcel maps must depict environmentally
sensitive areas (General Plan EIR p. 13-21). By requiring site plans to identify 30
percent or greater slopes and severe erosion hazards prior to project approval. LU-
1.10 requires that development avoid unsuitable sites and mitigate development on
environmentally sensitive lands thereby limiting runoff by prohibiting development
on steep slopes (General Plan EIR p.13-22). PFS-6.4 requires new site designs to focus
on spreading and infiltrating storm water and incorporating natural watercourses
when possible, thereby reducing the volume of runoff that leaves the site minimizing
any potential for erosion or flooding downstream of the site (General Plan EIR

p. 13-25). The proposed project would be required to comply with these General Plan
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polices and would not result in new or substantially more severe environmental
impacts than those already analyzed in the General Plan EIR.

San Benito County is located a significant distance from the coast or any sizeable
lakes, thereby eliminating the potential for a tsunami or seiche. Buildout of the
General Plan may lead to development within regulatory floodplains. The General
Plan EIR did not identify significant impacts related to inundation in flood hazard
zones as a result of buildout of General Plan land uses that would not be reduced to
less-than-significant levels through compliance with General Plan policies and
requirements of the Federal Emergency Management Agency (FEMA) (General Plan
EIR pp. 13-43- 13-44).

The December 2018 amendments to Appendix G of the CEQA Guidelines introduced
this new checklist question as a part of the Hydrology and Water Quality section. The
General Plan EIR does not include an evaluation of the impacts as a result of the
General Plan conflicting with or obstructing implementation of a water quality
control plan or sustainable groundwater management plan. Although the San Benito
County Water District is in the process of drafting a Groundwater Sustainability Plan,
there is currently no plan by which to evaluate consistency. However, the General
Plan EIR identified that conformance with the applicable General Plan policies and
regulatory programs that require implementation of site design measures, low-
impact development methods and best management practices would prevent adverse
impacts to water quality and surface and groundwater quality. Additionally, General
Plan Policy NCR-4.1 states that the County shall consider implementing the 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 San Benito River (Sargent Creek,
San Juan Canyon Creek) and the Silver Creek watershed (General Plan EIR p. 13-27).

The rezone of State Route 129 to add a C-1 overlay would not conflict with any water
quality control plan or sustainable groundwater management plan, and future
development will be required to comply with these specific plans as well. Future
development within the project site would be required to comply with General Plan
policies, including Policy NCR-4.7, which requires implementation BMPs during
construction and operation to reduce runoff, and Policy PFS-6.2, which requires
implementation of BMPs (e.g., Low Impact Development) in the development,
upgrading, and maintenance of storm water facilities and services to reduce
pollutants from entering natural water bodies while allowing storm water reuse and
groundwater recharge. Future projects would also be required to comply with
applicable state and federal regulations. Therefore, the proposed project would not
conflict with or obstruct implementation of a water quality control plan or
sustainable groundwater management plan.
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LAND USE AND PLANNING

Would the project:

No Substantial ~ No New
Increase in the Impact
Potentially Less-than-Significant Severity of

Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
Physically divide an established community? L] ] L]
1,2,3,4)
Cause any significant environmental impact due O O ]

to a conflict with any land-use plan, policy, or
regulation adopted for the purpose of avoiding or
mitigating an environmental effect? (1,2,3,4)

Comments:

a.

Although the General Plan has been designed to support orderly and well-balanced
development patterns, development anticipated in the General Plan could physically
divide a community. The General Plan EIR did not identify significant impacts
related to physically dividing an established community that would not be reduced
to less than significant through compliance with General Plan policies and goals
together with Mitigation Measures LU-1a and LU-b; these mitigation measures
would ensure that the County consider community integrity when reviewing
proposals for new developments (General Plan EIR p. 14-44). The General Plan
identified Commercial Regional “node” areas, and the General Plan EIR specifically
determined that the Commercial Regional nodes would minimize the division of
established communities (General Plan EIR p. 14-41).

The proposed project implements the zoning for the Commercial Regional land use
node designations for State Route 129 that was analyzed in the General Plan EIR. No
changes to the conclusions of the General Plan EIR would occur with implementation
of the proposed project. Therefore, the State Route 129 rezone to add the C-1 overlay
would not result in any new or substantially more severe impacts than those already
analyzed in the General Plan EIR.

General plan policies addressing environmental resources were reviewed for
applicability and consistency with the proposed project. The County did not identify
any applicable policies with which the State Route 129 C-1 rezone conflicts.
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12. MINERAL RESOURCES

Would the project:
No Substantial No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Result in loss of availability of a known mineral O O O
resource that would be of value to the region and
the residents of the state? (1,2,3,4)
b. Result in the loss of availability of a locally O O O

important mineral resource recovery site
delineated in a local general plan, specific plan, or
other land-use plan? (1,2,3,4)

Comments:

a,b.
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Mineral resources in the County are primarily sand and aggregate based and include
33 million tons of permitted sand and gravel reserves, 113 million tons of
unpermitted sand and gravel reserves, and 386 million tons of crushed rock resources
in the northern portions of the County (General Plan EIR, p. 10-37). There are several
goals and policies set forth in the General Plan that address mineral resource losses
that could result from development consistent with the General Plan, including
General Plan Goal NCR-5 to protect and support economically viable mineral
resource extraction while avoiding land use conflicts and environmental impacts
from current and historical mining activities (General Plan EIR p. 10-27) and General
Plan Policy NCR 5.1 which prevents incompatible urban or other inappropriate
encroachment into valuable mineral resource areas (General Plan EIR p. 10-27). The
General Plan EIR concluded that the General Plan policies contained in the Natural
and Cultural Resources Element would avoid or reduce the loss of known mineral
resources or a locally important mineral resource recovery site, resulting in a less-
than-significant impact (General Plan EIR, p. 10-36- 10-38).

No mineral resources are identified at the State Route 129 C-1 overlay area. The
project site was designated for commercial development in the General Plan and
analyzed in the General Plan EIR. The proposed project would be subject to the
applicable General Plan goals and policies related to mineral resource protection and
would not interfere with the intention of these policies. Therefore, the proposed
project would not result in any new or substantially more severe impacts than those
already analyzed in the General Plan EIR.
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13. NOISE

Would the project:
No Substantial ~ No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Result in generation of a substantial temporary or O O O
permanent increase in ambient noise levels in the
vicinity of the project in excess of standards
established in the local general plan or noise
ordinance, or in applicable standards of other
agencies? (1,2,3,4)
b. Result in generation of excessive ground-borne O O O
vibration or ground borne noise levels? (1,2,3,4)
c. For a project located within the vicinity of a O O O

private airstrip or 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? (1,2,3,4)

Comments:

While the General Plan EIR did not consider maximum (100 percent) buildout of the
Land Use Diagram, (summarized in Table 3-7) including Commercial Regional uses,
the General Plan EIR utilized conservative growth forecasts that were deemed to
adequately represent reasonably foreseeable buildout of the General Plan Land Use
Diagram. The General Plan EIR Table 3-7 indicated up to 126 acres and 4,390,000
square feet of development; even a conservative forecast of the amount of
development anticipated for the Commercial Regional designation would exceed the
maximum development allowed in the State Route 129 C-1 overlay area. The State
Route 129 C-1 overlay area includes 21.1 acres of the 126 acres analyzed for
Commercial Regional development in the General Plan EIR, allowing for a maximum
of 735,292 square feet of potential commercial development. This is less than a
quarter of the 4,390,000 square feet of commercial development considered in the
growth projections utilized in the General Plan EIR. Additionally, cumulative
development potential, including the 29-acre Betabel Road C-1 node, which could
accommodate an additional 1,010,592 square feet of commercial development, and a
2.6-acre, 4,000 square foot gas station proposal at State Route 129 would allow for a
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maximum of 1,749,884 square feet of commercial development when considered with
the State Route 129 rezone. The cumulative development potential would fit within
the growth projections considered in the General Plan EIR. Additionally, the uses
allowed within the State Route 129 C-1 node are consistent with the Commercial
Regional uses identified in the General Plan and analyzed in the General Plan EIR,
which include souvenir and curio shops, roadside stands, commercial and
entertainment establishments including tourist-serving commercial uses, and
hotels/motels (General Plan, p. 3-6; General Plan EIR, p. 3-37; San Benito County
Code Section 25.16.022). The rezone adding the State Route 129 C-1 overlay would
not result in new or substantially more severe noise impacts beyond those identified
in the General Plan EIR.

Development anticipated in the General Plan could lead to increases in
transportation-generated noise levels along existing streets and highways. Increased
noise levels could exceed noise levels deemed acceptable by the County for existing
sensitive uses. The General Plan includes policies that would ensure that no noise-
sensitive land uses would be exposed to noise levels generated by new noise-
producing uses in excess of County standards. The General Plan EIR identified
policies that would reduce noise impacts. Policy HS-8.1 establishes maximum
acceptable noise levels for both transportation and non- transportation noise sources,
and requires mitigation where noise levels exceed levels deemed acceptable (General
Plan EIR p. 15-19). Policy HS-8.2 requires an acoustical analysis to be performed prior
to any development approval (except those allowed by right) where proposed land
uses may produce or be exposed to noise levels exceeding the “normally acceptable”
criteria (General Plan EIR p. 15-19). Mitigation Measure NSE-1, reflected in Policy
HS- 8.9, requires implementation of State minimum noise insulation interior
performance standard of 45 dBA Ldn for residential and motel/hotel uses, which will
reduce noise levels arising from the development (General Plan EIR p. 15-23 - 15-24).
Mitigation Measure NSE-4 requires the installation of noise barriers and other
appropriate noise mitigation measures to reduce traffic noise levels at sensitive
receptor locations. Although a combination of the General Plan policies and
Mitigation Measure NSE-1 and NSE-4 could be highly effective in reducing noise
levels on a countywide basis, it is not possible to state with absolute certainty that it
would be possible to mitigate this impact at every noise-sensitive use within the
County. As a result, this impact would remain significant and unavoidable (General
Plan EIR pp. 15-23- 15-30).

The General Plan EIR determined that buildout of the General Plan would facilitate
the construction of new projects within the County (General Plan EIR p. 15-30).
Residences and businesses located adjacent to proposed development sites could be
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affected at times by construction noise. Major noise-generating construction activities
associated with new projects would include removal of existing pavement and
structures, site grading and excavation, the installation of utilities, the construction of
building cores and shells, paving, and landscaping. Future development would be
required to comply with the County’s Noise Control Ordinance, Chapter 19.31.
Section 19.31.030 establishes maximum permissible noise levels for Commercial uses
with which future development must comply. Policy HS-8.1 establishes maximum
acceptable noise levels for both transportation and non-transportation noise sources,
and requires mitigation where noise levels exceed levels deemed acceptable (General
Plan EIR pp. 15-19, 15-28). General Plan Policy HS-8.3 limits construction activities to
between the hours of 7:00 a.m. to 6:00 p.m. on weekdays, and within the hours of 8:00
a.m. to 5:00 p.m. on weekends (General Plan EIR p. 15-19). In addition to policies set
forth in the General Plan, the General Plan EIR identified the following mitigation
measures/policies to reduce short-term noise impacts associated with construction
activity to less-than-significant levels: NSE-5a (Policy HS-8.3) limits construction
noise (General Plan EIR p. 15-32 and 15-33); NSE-5b, reflected in Code section
19.39.051 (H) of the San Benito County Code of Ordinances, limits times that noise
generating construction activities would be exempt from County noise control
regulations to between the hours of 7:00 a.m. to 6:00 p.m. on weekdays and 8:00 am
and 5:00 pm on Saturdays (no construction shall be allowed on Sundays or federal
holidays) (General Plan EIR p. 15-33); NSE-4 (Policy HS-8.11) requires new projects to
include appropriate noise mitigation measures to reduce noise levels in compliance
with the County standards within sensitive areas (General Plan EIR p. 15-19, 15-28);
and, NSE-5c (Policy HS-8.12) requires all construction projects that will be
constructed within 500 feet of sensitive receptors to develop and implement
construction noise control plans that include construction noise level controls to
reduce noise levels as low as practical (General Plan EIR p. 15-33).

Future development within the State Route 129 C-1 overlay area would be required
to comply with the above General Plan and County Code noise reduction measures.
Because General Plan EIR Table 3-7 identified up to 4,390,000 square feet of
development, even a conservative forecast of the amount of development
encompassed under the Commercial Regional designation would far exceed the
possible future development at maximum cumulative buildout. Additionally, the
uses allowed by the C-1 District are consistent with those allowed within the
Commercial Regional land use designations and those analyzed in the General Plan
EIR and would not generate unique sources or noise levels beyond those identified in
the General Plan EIR. The State Route 129 C-1 overlay would not result in any new or
substantially more severe impacts than those already analyzed in the General Plan
EIR. Additional site/development specific analysis would be speculative until a
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specific development project is proposed because the precise location, amount of
construction at any given time, and proposed uses are not yet known, and these
factors will determine the construction and operational noise generated.

The General Plan could facilitate the construction of sensitive land uses within
portions of the County where known vibration sources exist or are currently planned,
primarily along the existing active railroad corridors or where ground-borne noise
levels exceed County noise standards. The General Plan EIR did not identify
significant impacts related to excessive ground-borne vibration or noise levels that
would not be reduced to less-than-significant levels through compliance with General
Plan policies (General Plan EIR p. 15-26).

The project site was designated for Regional Commercial uses in the General Plan.
The State Route 129 C-1 rezone does not create new uses or intensify uses that will
expose people to ground-borne vibration or noise levels. Future development within
the project site will be required to comply with all noise regulations and General Plan
policies intended to prevent or reduce ground-borne vibration. General Plan Policy
HS-8.6 requires new residential and commercial uses located adjacent to major
freeways to follow the Federal Transit Administration (FTA) screening distance
criteria (General Plan EIR p. 15-20). Therefore, the County will require any
development proposal to undergo project-level review. Project level review at this
time is impractical and would be speculative because no specific development project
is proposed and the precise location of buildings will determine the risk for excessive
ground-borne vibration or noise due to proximity to the freeway. The State Route 129
C-1 overlay would not result in any new or substantially more severe impacts related
to excessive ground-borne vibration or noise levels than those identified and
addressed in the General Plan EIR.

According to the General Plan EIR, buildout of the General Plan could lead to the
development of sensitive land uses in areas that would be subject to adverse noise
levels from aircraft operations and introduce new uses within the airport land use
compatibility plan areas that could expose existing sensitive land uses to additional
excessive noise levels not from aircraft. The General Plan EIR did not identify
significant impacts related to the exposure of excessive noise levels within the
Hollister Municipal Airport or the Frazier Lake Airpark airport land use
compatibility plan or a private airstrip that would not be reduced to less than
significant through the combined compliance of applicable General Plan policies and
Mitigation Measure NSE-6 (General Plan EIR p. 15-34).

According to General Plan Figure 3-2, the proposed State Route 129 C-1 overlay area
is not located within two miles of the two County airports, Hollister Airport and
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Frazier Lake Airpark, and the proposed project is not located within the vicinity of a
private airstrip or an airport land-use plan. Therefore, the State Route 129 rezone
adding C-1 would not expose people residing or working in the project area to
excessive noise levels.
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14. POPULATION AND HOUSING

Would the project:
No Substantial ~ No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Induce substantial unplanned population growth O O O
in an area, either directly (e.g., by proposing new
homes and businesses) or indirectly (e.g., through
extension of roads or other infrastructure)?
(1,2,3,4)
b. Displace substantial numbers of existing people O O O
or housing, necessitating the construction of
replacement housing elsewhere? (1,2,3,4)
Comments:
a. The General Plan EIR utilized population, housing, and employment forecasts

through the year 2035 to evaluate the “reasonably foreseeable” direct and indirect
impacts of General Plan buildout (“projected 2035 buildout”). The level of growth
and development that would be enabled by the 2035 General Plan, or projected 2035
buildout was based on the 2008 AMBAG population forecasts and the Department of
Finance and US Census historical employment and dwelling unit forecasts for the
County (General Plan EIR p. 4-5- 4-9). According to the 2008 AMBAG forecast, by
2035 the County population is projected to increase by approximately 39,500
residents for a total population of 94,731, including incorporated cities. Additionally,
using the historic Department of Finance and US Census historical forecast of 0.287
jobs per resident and 2.70 persons per dwelling unit, anticipated employment is 7,500
to 8,600 new jobs and anticipated new dwelling units that could accommodate the
anticipated population growth would be 13,545 units within the unincorporated
County by 2035. The forecasts were deemed conservative estimates of buildout and
were used to analyze the impacts associated with the reasonably foreseeable
development of uses identified in Table 3-7 of the EIR, including Commercial

Regional uses.

While the General Plan EIR did not consider maximum (100 percent) buildout of the

Land Use Diagram, (summarized in Table 3-7) including Commercial Regional uses,
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the General Plan EIR utilized conservative growth forecasts that were deemed to
adequately represent reasonably foreseeable buildout of the General Plan Land Use
Diagram. The General Plan EIR Table 3-7 indicated up to 126 acres and 4,390,000
square feet of development; even a conservative forecast of the amount of
development anticipated for the Commercial Regional designation would exceed the
maximum development allowed in the State Route 129 C-1 overlay area. The State
Route 129 C-1 overlay area includes 21.1 acres of the 126 acres analyzed for
Commercial Regional development in the General Plan EIR, allowing for a maximum
of 735,292 square feet of potential commercial development. This is less than a
quarter of the 4,390,000 square feet of commercial development considered in the
growth projections utilized in the General Plan EIR. Additionally, cumulative
development potential would allow for a maximum of 1,749,884 square feet of
commercial development when considered with the State Route 129 rezone. The
growth projections identified in the General Plan EIR would conservatively capture
potential cumulative future buildout. Therefore, population growth associated with

the State Route 129 C-1 overlay was adequately analyzed by the General Plan EIR.

The General Plan EIR identified substantial unplanned population growth as a result
of the General Plan implementation as a significant and unavoidable impact. The
State Route 129 C-1 overlay would not change the conclusions of nor would it result
in any new or substantially more severe impacts than those already analyzed in the
General Plan EIR.

The General Plan EIR states that because the General Plan envisions development
projects only in locations depicted by the General Plan maps, and contains goals and
policies to preserve existing neighborhoods and housing under the 2007-2014
Housing Element, implementation of the General Plan land uses would not displace
substantial population or housing, resulting in a less-than-significant impact (General
Plan EIR p. 16-21).

The types of land uses, amount of development, and land use patterns allowed under
the proposed State Route 129 C-1 overlay would be consistent with those analyzed in
the General Plan EIR. Therefore, the proposed project would not result in
displacement-related impacts not already analyzed in the General Plan EIR.
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15. PUBLIC SERVICES

Would the project result in substantial adverse physical impacts associated with the

provision of or 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 following public

services:

No Substantial No New
Increase in the Impact
Potentially Less-than-Significant Severity of

Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Fire protection? (1,2,3,4) ] ]
b. Police protection? (1,2,3,4) O O O
c. Schools? (1,2,3,4) O O Ul
d. Parks? (1,2,3,4) O O Ul
e. Other public facilities? (1,2,3,4) ] [l O
Comments:
a-e.  Buildout of the General Plan would allow development and the construction of
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residential and non-residential uses and related infrastructure that would increase
the demand for public services within the unincorporated County and result in the
expansion or construction of new facilities. The General Plan EIR did not find
significant impacts to the County’s ability to provide fire protection, law
enforcement, schools, parks, and other services at a community-level that could not
be reduced to a less than significant level with implementation of General Plan
policies. The General Plan EIR also noted that plans for new public facilities would
need to be evaluated on a case-by-case basis and undergo project-level environmental

review.

While the General Plan EIR did not consider maximum (100 percent) buildout of the
Land Use Diagram, (summarized in Table 3-7) including Commercial Regional uses,
the General Plan EIR utilized conservative growth forecasts that were deemed to
adequately represent reasonably foreseeable population growth/buildout of the
General Plan Land Use Diagram. The General Plan EIR Table 3-7 indicated up to 126
acres and 4,390,000 square feet of development; even a conservative forecast of the
amount of development anticipated for the Commercial Regional designation would
exceed the maximum development allowed in the State Route 129 C-1 overlay area.
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The State Route 129 C-1 overlay area includes 21.1 acres of the 126 acres analyzed for
Commercial Regional development in the General Plan EIR, allowing for a maximum
of 735,292 square feet of potential commercial development. This is less than a
quarter of the 4,390,000 square feet of commercial development considered in the
growth projections utilized in the General Plan EIR. Additionally, cumulative
development potential would allow for a maximum of 1,749,884 square feet of
commercial development when considered with the State Route 129 rezone which
would fit within the growth projections utilized in the General Plan EIR.
Additionally, the uses allowed within the State Route 129 C-1 overlay are consistent
with the Commercial Regional uses identified in the General Plan and analyzed in the
General Plan EIR which include souvenir and curio shops, roadside stands,
commercial and entertainment establishments including tourist-serving commercial
uses, and hotels/motels, (General Plan, p. 3-6; General Plan EIR, p. 3-37; San Benito
County Code Section 25.16.022 ).Therefore, the rezone of State Route 129 to add C-1
zoning and the cumulative development scenario would not generate population
growth not already analyzed in the General Plan EIR and would subsequently not
increase demands for public services beyond those analyzed in the General Plan EIR.
Future development within the project site would be required to pay all required
impact fees and would be subject to General Plan policies intended to ensure
adequate service provision including Policies PFS-1.11 (pay fair share) (General Plan
EIR, p. 17-23), PFS-1.12 (requirement to mitigate service impacts through fees or other
methods) (General Plan EIR, p. 17-23), PFS-12.5 (incorporate crime prevention into
development design) (General Plan EIR, p. 17-25), PFS-13.6 (visible signage to aid in
emergency response) (General Plan EIR, p. 17-26), PFS-13.9 (all development must
will be reviewed for compliance with the California Fire Code and other State laws)
(General Plan EIR, p. 17-26), and LU-1.1 (consolidate development where
infrastructure and services are available) (General Plan EIR, p. 17-27). The State Route
129 rezone adding C-1 would not result in any new or substantially more severe
impacts than those already analyzed in the General Plan EIR.
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16. RECREATION

No Substantial No New
Increase inthe  Impact
Potentially Less-than-Significant Severity of

Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Would the project increase the use of existing O [l O
neighborhood and regional parks or other
recreational facilities such that substantial
physical deterioration of the facility would occur
or be accelerated? (1,2,3,4)
b. Does the project include recreational facilities or L] ] L]

require the construction or expansion of
recreational facilities, which might have an
adverse physical effect on the environment?
(1,2,3,4)

Comments:

a,b.
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The General Plan plans for development due to population growth, which would
increase the use of and overall demand for existing park and recreational facilities
within the County, such that existing recreational conditions would deteriorate and
new recreational amenities would be needed. The County utilizes a standard of five
acres of parkland for every 1000 residents (Policy NCR-3.2 - General Plan EIR, p. 18-
16). The General Plan EIR determined that the County already has enough parkland
to meet its requirements at buildout for County parks and recreation areas (it already
provides 899 acres, and only 474 acres are required at buildout) (General Plan EIR, p.
18-24). The General Plan EIR determined that the General Plan contains goals and
policies to adequately maintain existing facilities and fund the development of new
park facilities to serve new residents and visitors and impacts would be less than
significant (General Plan EIR, p. 18-23). Further, project-level impacts from new
recreational facilities would be evaluated on a case-by-case basis through the
environmental review process (General Plan EIR pp. 18-23- 18-24).

The types of land uses allowed under the C- 1 overlay are consistent with the land
uses analyzed for the site in the General Plan EIR. Therefore, the proposed project
would not generate population growth not already analyzed in the General Plan EIR
and would subsequently not increase demands for parks and other recreational
facilities beyond those analyzed in the General Plan EIR. Future development will be
subject to Policy NRC-3.2 which requires that the park ratio standard be met (General
Plan EIR, p. 18-16); Policy NRC-1.2 encourages the establishment and protection of
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open space (General Plan EIR, p. 18-15); Policy PFS-1.9 which requires evaluation of
public facility capacity, level of service, and funding needs when reviewing new
projects (General Plan EIR, p. 18-22), and the numerous circulation policies (Policies
C-1.2, C-2.1 to C-2.3, C-2.12) aimed at promoting bicycling, walking, and equestrian
activities. In addition, future development within the project site would be required
to pay all required impact fees (General Plan EIR p. 18-18 - p. 18-21). The State Route
129 C-1 overlay would not result in any new or substantially more severe impacts
than those already analyzed in the General Plan EIR.
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17. TRANSPORTATION

Would the project:
No Substantial ~ No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant  Impact with Mitigation ~ Previously
Impact Measures Incorporated Identified
Significant
Effects
a. Conlflict with a program plan, ordinance or policy O O O
addressing the circulation system, including
transit, roadway, bicycle and pedestrian facilities?
(1,2,3,4)
b. Would the project conflict or be inconsistent with L] ] L]
CEQA guidelines section 15064.3, subdivision (b)?
(1,2,3,4,8)
c. Substantially increase hazards due to a geometric L] ] L]
design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)? (1,2,3,4)
d. Result in inadequate emergency access? (1,2,3,4) O O [l
Comments:

The General Plan EIR analyzed transportation impacts using Level of Service (LOS)
standards. The 2019 amendments to Appendix G of the State CEQA Guidelines recommend
addressing vehicle miles traveled (“VMT”) as a metric for determining the significance of
transportation impacts, as codified in the CEQA Guidelines Section 15064.3, subd (b). The
State CEQA Guidelines identify July of 2020 as the implementation date for using this new

metric, so the County has used the VMT metric in this addendum; however, a discussion of

the proposed project’s LOS impacts compared to the amount of development evaluated in

the General Plan EIR is also included at the end of this section.
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The General Plan EIR analyzed transportation impacts under two potential growth

scenarios: Scenario 1, where growth would occur in the unincorporated area of the

County in and around the City of Hollister Sphere of Influence, and Scenario 2, where

the growth would be roughly equal to that expected under Scenario 1 but that the

development would occur both in and around Hollister and along the State Route 25

corridor to the north.
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The General Plan EIR identified significant and unavoidable impacts related to the
performance of a circulation system for both Scenario 1 and Scenario 2, as a result of
buildout of the General Plan land uses (General Plan EIR p. 19-51). Significant and
unavoidable traffic impacts were identified on State Route 25 and State Route 156
(General Plan EIR p. 19-54, 19-55), but no significant traffic impacts were identified on
U.S. Highway 101 or State Route 129. Mitigation Measures TC-1a.i through TC-1f are
intended to maintain acceptable levels of service on all state highways and freeways,
and local roadway segments with associated key intersections (General Plan EIR p.
19-52 - 19-64). However, these measures require cooperation and potentially funding
from agencies other than the County, so implementation of these improvements
cannot be guaranteed solely through the County’s actions. As a result, the impact
would be significant and unavoidable for State Route 25 and State Route 156, but
remain less than significant U.S. Highway 101 or State Route 129 (General Plan EIR
pp. 19-51 - 19-55).

Conversely, the General Plan EIR did not identify a significant impact regarding
conflicts with adopted plans and policies specifically related to alternative
transportation including as public transit, bicycle, and pedestrian facilities, as a result
of buildout of the General Plan land uses, that would not be reduced to a less-than-
significant level with compliance of the comprehensive General Plan policy support
for alternative transportation modes (General Plan EIR p. 19-75).

While the General Plan EIR did not consider maximum (100 percent) buildout of the
Land Use Diagram, (summarized in Table 3-7) including Commercial Regional uses,
the General Plan EIR utilized conservative growth forecasts that were deemed to
adequately represent reasonably foreseeable buildout of the General Plan Land Use
Diagram. The General Plan EIR Table 3-7 indicated up to 126 acres and 4,390,000
square feet of development; even a conservative forecast of the amount of
development anticipated for the Commercial Regional designation would exceed the
maximum development allowed in the State Route 129 C-1 overlay area. The State
Route 129 C-1 overlay area includes 21.1 acres of the 126 acres analyzed for
Commercial Regional development in the General Plan EIR, allowing for a maximum
of 735,292 square feet of potential commercial development. This is less than a
quarter of the 4,390,000 square feet of commercial development considered in the
growth projections utilized in the General Plan EIR. Additionally, cumulative
development potential would allow for a maximum of 1,749,884 square feet of
commercial development when considered with the State Route 129 rezone which fits
within the growth forecasts considered in the General Plan EIR. Additionally, the
uses allowed within the State Route 129 C-1 overlay are consistent with the

Commercial Regional uses identified in the General Plan and analyzed in the General
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Plan EIR which include souvenir and curio shops, roadside stands, commercial and
entertainment establishments including tourist-serving commercial uses, and
hotels/motels, (General Plan, p. 3-6; General Plan EIR, p. 3-37; San Benito County
Code Section 25.16.022 ).Therefore, the types of land uses, amount of development,
and land use patterns allowed under the proposed C-1 overlay would be consistent
with those analyzed in the General Plan EIR, and therefore, would generate vehicle
trips and traffic patterns similar to those analyzed in the General Plan EIR. Due to the
nature of the uses allowed within the nodes and their locations along a major regional
corridor, a significant number of trips are expected to be pass-by trips, trips that were
already using U.S. Highway 101, but diverted to the project site. The percentage of
pass-by trip diversions will be estimated for the project site, and for the cumulative
sites, when specific development applications are processed. The proposed project
would not create any changes to the County’s circulation system that would conflict
with the San Benito County Governments’ Regional Transportation Plan, an
ordinance, or a policy addressing the circulation system. The proposed project would
not exacerbate the significant and unavoidable conflict with state and local roadway
improvements requiring cooperation and potentially funding from agencies other
than the County. Further, the future development would be required to comply with
General Plan policies that provide for an integrated network of bicycle facilities,
support an expanded and better-connected pedestrian network, and plan for the
needs of transit users. Therefore, the State Route 129 C-1 overlay would not result in
any new or substantially more severe impacts than those already analyzed in the
General Plan EIR.

Due to the 2019 amendment of the CEQA Guidelines, CEQA Guidelines section
15064.3, subdivision (b), which provides criteria for analyzing transportation impacts
by using vehicle miles traveled (VMT), was not specifically evaluated within the
General Plan EIR. However, the types of land uses, amount of development, and land
use patterns allowed under the proposed project would be consistent with those
analyzed in the General Plan EIR. Development allowed under the proposed project
would generate vehicle trips and traffic patterns similar to those analyzed in the
General Plan EIR.

The project site is not currently located within one-half mile of a high-quality transit
corridor. However, due to the nature of the uses and their locations along a major
regional corridor, a significant number of trips are expected to be pass-by trips, trips
that were already using U.S. Highway 101, but diverted to the project site. The
percentage of pass-by trip diversions will be estimated for the project site, and for the
cumulative development, when specific development applications are processed.
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In addition, the proposed project would implement, and subsequently comply with,

multiple General Plan policies, which have been determined to reduce VMT. Table 1

2035 General Plan Policies that Reduce VMT, presented below provides a list of

General Plan policies that reduce the VMT for development projects (General Plan

EIR p. 11-37).

Table 1

2035 General Plan Policies that Reduce VMT

General Plan Polices

How the Policies Avoid or
Reduce VMT

LU-1.2 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.

Encourages sustainable development
patterns that reduce energy use and
encourage walking, bicycling, and transit
use. Reduces VMT and associated GHG
emissions.

LU-2.7 The County shall encourage new development in locations that provide
connectivity between existing transportation facilities to increase efficiency,
reduce congestion, and improve safety.

Requires new development to be located
adjacent to transportation corridors.
Reduces VMT and GHG emissions.

LU-5.1 The County shall encourage new Commercial Neighborhood (CN) nodes,
as shown on the Land Use Diagram, so long as they are located within a
reasonable walking distance of a community, are centrally located to serve an
unincorporated community that is lacking neighborhood commercial services, or
where the need for expanded neighborhood commercial services can be
demonstrated. The County shall encourage neighborhood commercial uses to
connect to residential uses along transit corridors and bicycle and pedestrian
paths, as appropriate to the context, and include appropriate transit, bicycle, and
pedestrian facilities.

Limits new neighborhood commercial to
locations near residences. Reduces VMT
to and from commercial centers and offices
and associated GHG emissions.

LU-5.3 The County shall encourage new Commercial Regional (CR) nodes to be
located at or near existing or future highway interchanges, major intersections,
and along existing or future transit facilities. Facilities should be located
consistent with Figure 3-5 (and exclude the intersection of U.S. Highway 101 and
State Route 156). In order to respect the scenic character of the county, new
development at these commercial nodes shall be subject to design review before
the County Planning Commission. Further, development within these commercial
nodes is encouraged to contribute to the preservation of scenic areas along the
designated scenic corridors within the County. The County shall also encourage
additional access to new regional commercial centers through bicycle and
pedestrian connections from residential uses as appropriate to the context.

Encourages regional commercial centers to
be located near highway interchanges and
transportation infrastructure. Reduce VMT
to and from commercial centers and offices
and associated GHG emissions.

LU-5.7 The County shall encourage both vertical and horizontal mixed-use
development within community centers and near or along transportation and
transit corridors, bicycle paths, and pedestrian and trail routes as a means of
providing efficient land use, housing, and transportation options for county
residents. The County shall ensure that mixed use developments include
appropriate transit, bicycle, and pedestrian facilities.

Encourages mixed-use development by
reducing the distances between residences
and employment centers, which would
reduce VMT to and from commercial
centers and offices and associated GHG
emissions.

LU-6.2 Where appropriate, the County shall encourage new employment centers
and industrial developments near existing or future highway interchanges and
major intersections and along existing or future transit, bicycle, and pedestrian
and trail corridors, and include transit, bicycle, and pedestrian facilities. The

Encourages new employment centers and
industry to locate near transportation
infrastructure. These policies would
encourage alternative modes of
transportation, reduce VMT associated with
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General Plan Polices

How the Policies Avoid or
Reduce VMT

County shall ensure that industrial uses and employment center developments
include appropriate transit, bicycle, and pedestrian facilities.

employment centers and industry, and
reduce GHG emissions.

Goal C-1: Roadways To provide an adequate road system that is safe, efficient,
reliable, and within the County’s ability to finance and maintain.

Establishes the policy of the County to
provide an adequate roadway system.

C-1.1 Intermodal Connectivity The County shall ensure that, whenever possible,
roadway, highway, public transit systems, and pedestrian and bicycle trails are

Encourages intermodal connectivity to
encourage other forms of transportation

interconnected with other modes of transportation. and reduce VMT.

Goal C-2: Pedestrian, Equestrian, and Bicycle Trails To provide a safe,
continuous, and accessible system of facilities for bicycle and pedestrian travel in
appropriate areas of the County.

Encourages non-vehicular modes of travel
to reduce congestion and facilitate safety.

Policy C-2.1: Bicycle, Pedestrian, and Equestrian Systems.

The County shall encourage complete, safe, and interconnected bicycle,
pedestrian, and equestrian systems that serve both commuter travel and
recreational use, and provide access to major destinations in the County.

Encourages non-vehicular modes of travel
to reduce congestion and facilitate safety.

Prioritizes non-vehicular route construction
to encourage alternative modes of travel to
reduce congestion.

Policy C-2.2 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.

Policy C-2.8: Sidewalks or Pedestrian Paths in Subdivisions

The County shall encourage project applicants to provide sidewalks 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.

Requires that safe pedestrian circulation be
provided, promoting safe pedestrian travel
and thereby reducing vehicle usage and
congestion.

Policy C-2.12: Pedestrian Improvements The County shall work with SBCOG to
support the installation of roadway improvements that better accommodate
pedestrians, such as countdown signals at signalized intersections, audible
signals for the visually-impaired and pedestrian-friendly signal timing.

Requires that safe pedestrian circulation be

provided, promoting safe pedestrian travel
and thereby reducing vehicle usage and
congestion.

Source: County of San Benito General Plan and Draft EIR

NOTE: The General Plan states that sustainability, greenhouse gas emissions reduction, and climate change adaptions are
addressed by policies throughout the General Plan. Each policy that promotes sustainability or addresses climate
change is indicated with a [world] icon (page 1-23). Consistent with this statement, the policies listed within the table
above all promote sustainability and/or address climate change.

Future development allowed within the C-1 District would be required to implement,
and subsequently comply with, the applicable General Plan policies listed within
Table 2 above. As stated within CEQA Guidelines section 15064.3, subdivision (b)(2),
projects that reduce VMT should be presumed to have a less-than-significant impact.
General Plan Policy LU-5.3 encourages the creation of the Commercial Nodes to be
located at or near existing or future highway interchanges, major intersections, and
along existing or future transit facilities to reduce the number of vehicle miles
traveled to get to commercial centers (General Plan EIR p. 19-40). This policy also
encourages additional access to new regional commercial centers through bicycle and
pedestrian connections from residential uses as appropriate to the context to reduce
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VMT (General Plan p. 3-23- 3-24). Therefore, the State Route 129 rezone to add a C-1
overlay, implements General Plan Policy LU-5.3 consistent with the General Plan and
would result in decreased VMT. Further, the proposed project would not result in
any new or substantially more severe transportation impacts than those evaluated
within the General Plan EIR, and would not conflict or be inconsistent with CEQA
Guidelines section 15064.3, subdivision (b).

The General Plan EIR did not identify significant impacts related to a substantial
increase in hazards due to a geometric design feature or incompatible use, as a result
of buildout of the General Plan land uses, that would not be reduced to a less-than-
significant level through compliance with General Plan policies and programs
intended to avoid or reduce future traffic hazards; no mitigation is required
(General Plan EIR p. 19-73).

The proposed project is for a rezone of the State Route 129 21.1-acrea area to revert to
Rural (R) base zoning and add the Commercial Thoroughfare (C-1) combining district
overlay. The existing road network includes two intersections in close alignment:
Searle Road and the southbound U.S. Highway 101 onramps are separated by about
250 feet along State Route 129. Additionally, there are informal but long-used access
points to the project site from State Route 129. More detailed site-specific analysis will
be conducted for the project site, and for the cumulative sites, when specific
development applications are processed. Site/development specific projects must
meet the County’s design review requirements to ensure inadequate design features
do not occur. Future development will be required to be consistent with goals and
policies promoting safe roads. These include Goal C-1 (provide an adequate road
system that is safe, efficient, and reliable) and Policy C-1.5 (mitigation fees to pay for
new and expanded transportation facilities) and C-1.14 (driveway siting) (General
Plan EIR, p. 19-43, p. 19-45, p. 19-47, respectively); Goal C-2 (provide safe facilities for
bicycle and pedestrian travel) (General Plan EIR, p. 19-47) and Policies C-2.1 (safe
bicycle, pedestrian, and equestrian systems), C-2.8 (encourage sidewalks or other
accommodations for pedestrians), C-2.12 (pedestrian friendly roadway
improvements) (General Plan EIR, p. 19-48); and Goal C-5 (safe and efficient
movement of goods) (General Plan EIR, p. 19-48).The State Route 129 C-1 rezone
would not result in any new or substantially more severe impacts than those already
analyzed in the General Plan EIR.

The General Plan EIR did not identify significant impacts related to inadequate
emergency access, as a result of buildout of the General Plan land uses that would not
be reduced to a less-than-significant level through compliance with General Plan
policies established to preserve adequate emergency access that would meet the
response time goals of service providers; no mitigation is required (General Plan EIR
p. 19-73).
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More detailed site-specific analysis regarding emergency access will be conducted
when specific development applications are processed. Site-/development specific
projects will be required to comply with County policies requiring adequate
emergency access be maintained. These include Goal C-1 (provide an adequate road
system that is safe, efficient, and reliable) (General Plan EIR, p. 19-43), Policy C-1.5
(mitigation fees to pay for new and expanded transportation facilities) (General Plan
EIR, p. 19-45), Goal HS-1 (emergency preparedness) (General Plan EIR, p. 19-49), and
Policy HS-1.11 (requiring roads to be of adequate capacity for use in emergency)
(General Plan EIR, p. 19-50). The rezone reverting to R zoning while adding a C-1
commercial combining district overlay to State Route 129 would not result in any
new or substantially more severe impacts than those identified in the General Plan
EIR.

LOS Analysis

Traffic impacts were evaluated according to the standards set forth by the County
and Caltrans using the Transportation Research Board’s (TRB) Highway Capacity
Manual 2000 (HCM2000) LOS methodologies (TRB 2000). As relevant to the proposed
project, the County adopted LOS level D as its threshold of significance: i.e., the
General Plan EIR determined that a significant adverse effect would occur if the LOS
on a state highway degrades from an acceptable LOS D or better under baseline
conditions to an unacceptable LOS E or F under project conditions. The General Plan
EIR found LOS C was not an appropriate threshold of significance because achieving
LOS C at buildout is not considered fundable, necessary, or desirable (General Plan
EIR p. 19-21 - 19-22).

The General Plan EIR found that there would be no significant LOS impacts to either
Highway 101 or State Route 129 due to the General Plan update. Table 2, LOS
Impacts at General Plan Buildout below, illustrates existing conditions, full buildout
for each scenario and full buildout with mitigation for each scenario. These are
summarized for the highway sections adjacent to the proposed project below.

Table 2 LOS Impacts at General Plan Buildout

_ Exising LOS | BuildoutLos | BUldoutLOS 1 g ioutiog | BuildoutLOS

U.S. 101 Sections i w/ mitigation i w/ mitigation
(AM/PM peak) Scenario 1 . Scenario 2 .

Scenario 1 Scenario 2
SR-156E to SR-129 A/B C/ID B/C C/ID B/C
SR-129 to County Line B/B CIC CIC CIC C/IC
SR-129 Sections

County Line to U.S. 101 D/D D/D D/D D/D D/D

SOURCE: San Benito County General Plan EIR
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Future development within the State Route 129 C-1 overlay will be required to
comply with General Plan Policies that reduce LOS impacts including LU-1.2
(encouraging new development located in areas well served by various
transportation modes) (General Plan EIR, p. 19-40), LU-5.3 (encouraging commercial
development to be located in areas well served by various transportation modes)
(General Plan EIR, p. 19-40), LU-5.7 (encouraging new development located in areas
well served by various transportation modes) (General Plan EIR, p. 19-37), C-1.5
(ensuring available funding to maintain and expand transportation facilities in the
County) (General Plan EIR, p. 19-45) and Goal C-2 (encouraging non-vehicular modes
of travel) (General Plan EIR, p. 19-47) and related policies to encourage pedestrians
and bicycling: Policies C-2.2, which requires the County to construct pedestrian
routes and bikeways (General Plan EIR, p. 18-20), C-2.8, which requires that safe
pedestrian circulation be provided by project applicants) (General Plan EIR, p. 19-48),
and C-2.12 which encourages a reduction in heavy truck traffic in inappropriate
locations (General Plan EIR, p. 19-48). These policies serve to reduce vehicular use
which would reduce congestion and LOS impacts.

LOS impacts are determined using the number of vehicle trips associated with a
project, which is based upon a project’s land use and size. The General Plan EIR
utilized conservative growth forecasts that were deemed to adequately represent
reasonably foreseeable buildout of the General Plan Land Use Diagram; because
General Plan EIR Table 3-7 identified up to 4,390,000 square feet of development,
even a conservative forecast of the amount of development encompassed under the
Commercial Regional designation would far exceed the 735,292 square feet
maximum of commercial development allowed within the State Route 129 C-1
overlay as well as the cumulative development scenario (State Route 129, Betabel,
and the gas station) of 1,749,884 7, square feet of commercial development
Additionally, the uses allowed within the State Route 129 C-1 overlay are consistent
with the Commercial Regional uses identified in the General Plan and analyzed in the
General Plan EIR which include souvenir and curio shops, roadside stands,
commercial and entertainment establishments including tourist-serving commercial
uses, and hotels/motels (General Plan, p. 3-6; General Plan EIR, p. 3-37; San Benito
County Code Section 25.16.022 ). Therefore, the proposed project would not result in
new or substantially more severe impacts than those identified in the General Plan
EIR. Site/development specific traffic impacts will be analyzed for site-specific
proposals. Because the current proposed project is zoning implementation and not a
specific development project, it would be speculative to analyze a specific amount or
timing of traffic generated until specific development proposals are made.
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18.

TRIBAL CULTURAL RESOURCES

Would the project:

No Substantial ~ No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects

Cause a substantial adverse change in the
significance of a tribal cultural resource, defined
in Public Resources Code section 21074 as either a
site, feature, place, or cultural landscape that is
geographically defined in terms of the size and
scope of the landscape, sacred place, or object
with cultural value to a California Native
American tribe, and that is:

M

Listed or eligible for listing in the California O O O
Register of Historical Resources, or in a local

register of historical resources as defined in Public

Resources code section 5020.1(k), or (1,2,3,4)

)

A resource determined by the lead agency, in its O O O
discretion and supported by substantial evidence,

to be significant pursuant to criteria set forth in

subdivision (c) of Public Resources Code Section

5024.1. In applying the criteria set forth in

subdivision (c) of Public Resource Code Section

5024.1, the lead agency shall consider the

significance of the resource to a California Native

American tribe. (1,2,3,4)

Comments:

a.
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The General Plan EIR indicates that no sacred lands sites were identified as areas of
concern with implementation of the General Plan (General Plan EIR p. 9-27) and
determined its impact on tribal cultural resource properties or sites to be less than
significant with implementation of state laws and consultation guidelines in addition
to implementing Mitigation Measure CUL-1, which would reduce the potential for
new development within the unincorporated portions of the County to cause an
adverse change in the significance of a tribal cultural resource properties or
sites(General Plan EIR, p. 9-28). Additionally, Mitigation Measure CUL-B1 requires a
pedestrian site survey by a professional archaeologist for any future development
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project at the project site subject to permit under Section 25.16.022 or Section
25.16.023. If evidence of cultural and/or tribal resources are found, the results of the
survey must identify measures to avoid, minimize, and mitigate impacts to cultural
and/or tribal resources. If warranted, a professional archeologist must prepare a
Cultural/Tribal Resource Management Plan that will detail how impacts to
cultural/tribal resources within the project area will be avoided, treated, and/or
mitigated. Development project applicants must implement the avoidance,
minimization, and mitigation measures identified in the survey and must implement

any Cultural/Tribal Resource Management Plan prepared for the development.

The CEQA statute as amended by Assembly Bill 52 (Public Resources Code Sections
21073 and 21074) defines “California Native American tribe” and “tribal cultural
resources.” A California Native American tribe is defined as a Native American tribe
located in California that is on the contact list maintained by the Native American
Heritage Commission. Tribal cultural resources are defined as sites, features, places,
cultural landscapes, sacred places, and objects with cultural value to a Native
American Tribe, as well as resources determined to be historic resources under the
criteria for listing on the California Register of Historic Resources. Public Resources
Code section 21080.3.1 requires consultation with California Native American tribes
traditionally and culturally affiliated with the project area. It applies to any project for
which a Notice of Preparation, Notice of Mitigated Negative Declaration, or Notice of
Negative Declaration is filed. This addendum was drafted to determine whether or
not new or substantially more severe environmental impacts would occur with the
rezone of the State Route 129 project site to revert to R zoning and add a C-1 overlay,
than were identified in the General Plan EIR. A Notice of Preparation, Notice of
Mitigated Negative Declaration, or Negative Declaration were not filed as part of this

project. Therefore, AB-52 consultation is not required.
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19. UTILITIES AND SERVICES SYSTEMS

management and reduction statutes and
regulations related to solid waste? (1,2,3,4)

Would the project:
No Substantial ~ No New
Increase in the Impact
Potentially Less-than-Significant Severity of
Significant Impact with Mitigation Previously
Impact Measures Incorporated Identified
Significant
Effects
Require or result in the relocation or construction | O ]
of new or expanded water, wastewater treatment
or storm water drainage, electric power, natural
gas, or telecommunications facilities, the
construction or relocation of which could cause
significant environmental effects? (1,2,3,4)
Have sufficient water supplies available to serve O O O
the project and reasonably foreseeable future
development during normal, dry and multiple
dry years? (1,2,3,4,12)
Result in a determination by the wastewater O O ]
treatment provider, which serves or may serve the
project that it has inadequate capacity to serve the
project’s projected demand in addition to the
provider’s existing commitments? (1,2,3,4)
Generate solid waste in excess of State or local O O O
standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment
of solid waste reduction goals? (1,2,3,4)
Comply with federal, state, and local ] ] ]

Comments:

Buildout of the General Plan would allow development and the construction of residential

and non-residential uses and related infrastructure that would increase the demand for

public services within the unincorporated County and result in the expansion or

construction of new facilities. The General Plan EIR did not identify significant impacts to

the County’s ability to provide fire protection, law enforcement, schools, parks, and other

services at a community level that could not be reduced with implementation of General

Plan policies. The General Plan EIR determined that no mitigation was necessary and that

96



State Route 129 Commercial Node Rezone to add C-1 Overlay

future plans for new public facilities would need to be evaluated on a case-by-case basis and

undergo project-level environmental review.

While the General Plan EIR did not consider maximum (100 percent) buildout of the Land
Use Diagram, (summarized in Table 3-7) including Commercial Regional uses, the General
Plan EIR utilized conservative growth forecasts that were deemed to adequately represent
reasonably foreseeable buildout of the General Plan Land Use Diagram. The General Plan
EIR Table 3-7 indicated up to 126 acres and 4,390,000 square feet of development in the areas
designated for Commercial Regional use; even a conservative forecast of the amount of
development anticipated for the Commercial Regional designation would exceed the
maximum development allowed in the State Route 129 C-1 overlay area. The State Route 129
C-1 overlay area includes 21.1 acres of the 126 acres analyzed for Commercial Regional
development in the General Plan EIR, allowing for a maximum of 735,292 square feet of
potential commercial development. This is less than a quarter of the 4,390,000 square feet of
commercial development considered in the growth projections utilized in the General Plan
EIR. Additionally, cumulative development potential would allow for a maximum of
1,749,884 square feet of commercial development when considered with the State Route 129
rezone, which fits within the growth projections utilized by the General Plan. Additionally,
the uses allowed within the State Route 129 C-1 overlay are consistent with the Commercial
Regional uses identified in the General Plan and considered in the General Plan EIR.

a,c. As presented within the General Plan EIR, implementation of General Plan land uses
would result in future development leading to increased demands associated with
water treatment and distribution infrastructure wastewater collection, treatment, and
disposal infrastructure (General Plan EIR p. 20-57); and storm water drainage
facilities (General Plan EIR p. 20-60). However, future facility construction plans
would be evaluated on a case-by-case basis, and undergo project-level environmental
review, which would ensure additional compliance with specific federal, state, and
local regulations designed to avoid or reduce environmental effects. The potential
environmental effects of constructing and operating new and expanded potable
water utility infrastructure, wastewater utility infrastructure, or storm water drainage
facilities to support development identified in the General Plan are evaluated in
Chapters 5 through 22 of the General Plan EIR. The General Plan EIR determined that
construction and expansion of water facilities (General Plan EIR p. 20-57), wastewater
facilities (General Plan EIR p. 20-61), and storm water drainage facilities (General
Plan EIR p. 20-61) would ensure wastewater treatment providers have adequate
capacity to serve the demand as a result of buildout of the General Plan in addition to
the wastewater provider’s existing commitments (General Plan EIR, p. 20-60).

The types and patterns of land use development intensities and density allowed
under the C-1 District are consistent with General Plan land use designations and
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with the level of growth analyzed in the General Plan EIR. Implementation of the
proposed project would not generate an increase in population and subsequent
increased demands on utilities and service systems beyond the level of increased
service demand analyzed in the General Plan EIR. In addition, the General Plan
policies intended to protect and enhance utility resources and infrastructure in the
County would remain in effect. General Plan Policy PFS-3.8 requires County support
integrated water management (General Plan EIR, p. 20-32). This Policy recognizes the
importance of integrated planning for water, wastewater, and storm water, and
promotes the coordinated development of each supply. Policies PFS-4.1 (General Plan
EIR, p. 20-32), PFS-5.3 ((General Plan EIR, p. 20-34), and PFS-5.4 (General Plan EIR, p.
20-34) ensure adequate water supply, treatment, and delivery facilities prior to
project approval. Policy PFS-4.2 requires verification of adequate water and
wastewater service and verification of payment of fees prior to approval of final map
(General Plan EIR, p. 20-33). Policies PFS-5.5 (General Plan EIR, p. 20-35), PFS-5.6
(General Plan EIR, p. 20-35), NRC-4.15 (General Plan EIR, p. 20-39), and NRC-4.16
(General Plan EIR, p. 20-39) outline restrictions for septic systems and reliance on
septic systems. Policies PFS-6.1 (General Plan EIR, p. 20-36), PFS-6.2 (General Plan
EIR, p. 20-36), PFS-6.4 (General Plan EIR, p. 20-36), PFS-6.5 (General Plan EIR, p. 20-
37), and PFS-6.7 (General Plan EIR, p. 20-37) obligate new developments to design,
install, and maintain adequate storm water drainage facilities and outline other storm
water drainage requirements. The proposed project would not result in any new or
substantially more severe impacts than those already analyzed in the General Plan
EIR. Site/development specific analysis is impractical until a development project is
proposed, confirming the extent of development and specific types of uses which will
create variable demand for water, wastewater treatment or storm water drainage,
electric power, natural gas, or telecommunications facilities.

As stated within the General Plan EIR, existing water supplies that serve agricultural,
municipal, and industrial uses were examined to determine if they would be
adequate to accommodate future water demands from increased population growth
and urban footprint at buildout of the General Plan. Based on the Water Supply
Assessment prepared for the General Plan EIR, water supplies were determined to be
sufficient to serve planned uses at buildout of the General Plan; therefore, this impact
was determined to be less than significant (General Plan EIR p. 20-40).

The General Plan EIR utilized conservative growth forecasts that were deemed to
adequately represent reasonably foreseeable buildout of the General Plan Land Use
Diagram. The General Plan EIR Table 3-7 indicated up to 126 acres and 4,390,000
square feet of development; even a conservative forecast of the amount of
development anticipated for the Commercial Regional designation would exceed the
maximum development allowed in the State Route 129 C-1 overlay area. The State
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Route 129 C-1 overlay area includes 21.1 acres of the 126 acres analyzed for
Commercial Regional development in the General Plan EIR, allowing for a maximum
of 735,292 square feet of potential commercial development. This is less than a
quarter of the 4,390,000 square feet of commercial development considered in the
growth projections utilized in the General Plan EIR. Additionally, cumulative
development potential would allow for a maximum of 1,749,884 square feet of
commercial development when considered with the State Route 129 rezone which
would fit within the growth projections utilized in the General Plan EIR.
Additionally, the uses allowed within the State Route 129 C-1 overlay are consistent
with the Commercial Regional uses identified in the General Plan and analyzed in the
General Plan EIR. Therefore, the proposed project would not result in new or
substantially more severe impacts than those identified in the General Plan EIR.
Evaluation of the adequacy of water for specific development is impractical until a
development project is proposed. Specifically, different commercial uses have
different water supply requirements, so this cannot be analyzed at this stage. The
project site is located at the lower extent of the San Juan sub-basin, an area that has a
good groundwater supply. The proposed project would not generate an increase in
water demands beyond the level of increased demand analyzed in the General Plan
EIR. In addition, the General Plan policies intended to protect and enhance utility
resources and infrastructure in the County would remain in effect. General Plan that
would ensure or protect water supply include Policies PFS-3.7 (groundwater
management), PFS-3.8 (support integrated water management), PFS-3.9 (requires
new developments to prepare a source water sufficiency study and water supply
assessment analysis), and PFS-4.1 (ensures adequate water supply, treatment, and
delivery facilities prior to project approval) (General Plan EIR, p. 20-32). The State
Route 129 C-1 overlay would not result in any new or substantially more severe
impacts than those already analyzed in the General Plan EIR.

Development anticipated in the General Plan could result in an increased demand for
solid waste handling and disposal facilities. Policies set forth in the General Plan,
would assure that adequate solid waste disposal facilities would be provided. With
the General Plan’s solid waste goals and policies directed to ensure that there are
adequate facilities to meet the County’s needs through the General Plan buildout, the
General Plan EIR determined that this impact would be less than significant (General
Plan EIR, p. 20-61).

The types and patterns of land use development intensities and density allowed
under the State Route 129 C-1 overlay are consistent with General Plan land use
designations and with the level of growth analyzed in the General Plan EIR.
Implementation of the proposed project would not generate an increase in population
and subsequent increased demands on utilities and service systems beyond the level
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of increased service demand analyzed in the General Plan EIR. Site specific analysis is
impractical and would be speculative until a development project is proposed,
confirming the extent of development and specific types of uses which would impact
the amount of waste generated. Future development within the project site would be
required to comply with General Plan policies intended to accommodate solid waste
disposal needs in the County. General Plan Policy PFS-7.1 requires the County to
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 (General Plan EIR, p. 20-37). General Plan PFS-
7.3 requires non-residential development to provide for on-site recycling facilities
prior to being issued a building permit in order to lessen the amount of material that
needs to be placed in the landfill, thereby complying with federal, state, and local
statutes and regulations governing solid waste (General Plan EIR, p. 20-38). PFS-7.5
requires waste diversion through recycling, reduction, and composting in order to
meet the state waste diversion of 75 percent, thereby complying with federal, state,
and local statutes and regulations governing solid waste (General Plan EIR, p. 20-38).
Policy PFS-7.6 requires construction material recycling (General Plan EIR, p. 20-38).
The State Route 129 C-1 overlay would not result in any new or substantially more
severe impacts than those already analyzed in the General Plan EIR.
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20. WILDFIRE

If located in or near state responsibility areas or lands classified as very high fire hazard

severity zones, would the project:

Potentially
Significant
Impact

Less-than-Significant
Impact with Mitigation
Measures Incorporated

No Substantial ~ No New
Increase in the Impact
Severity of
Previously
Identified
Significant
Effects

Substantially impair an adopted emergency
response plan or emergency evacuation plan?
(1,2,3,4,10)

O

O

0

Due to slope, prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose
project occupants to, pollutant concentrations
from a wildfire or the uncontrolled spread of
wildfire? (1,2,3,4,10)

Require the installation or maintenance of
associated infrastructure (such as roads, fuel
breaks, emergency water sources, power lines or
other utilities) that may exacerbate fire risk or that
may result in temporary or ongoing impacts to
the environment? (1,2,3,4,10)

Expose people or structures to significant risks,
including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope
instability, or drainage changes? (1,2,3,4,10)

Comments:

The 2018 amendments to Appendix G of the CEQA Guidelines introduced wildfire as part of
the new topics to be addressed.

a-d.

Wildfire impacts were not separately evaluated in the General Plan EIR. However,
the General Plan EIR did identify that both urban and wildland fire hazards exist in
the County (General Plan EIR, p. 12-7), creating a potential for large, damaging, and

costly wildfires. Buildout of the General Plan would expose people or structures to a

significant risk of loss, injury, or death involving wildland fires. There are several

General Plan goals, policies and implementation programs contained in the Health

and Safety Element related to increasing fire response capabilities, supporting fire

prevention measures, and encouraging design solutions that provide better fire
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response and accessibility to reduce wildfire impacts. The General Plan also contains
policies to avoid emergency response and evacuation related impacts, increased
traffic and increased demands on emergency services would not physically impair
the implementation of an adopted emergency response and evacuation plan. The
General Plan EIR found that in addition to the goals and policies outlined in the
Health and Safety Element, adherence with other federal and state laws, policies and
regulations would help to reduce wildfire risks to less than significant (General Plan
EIR, p. 12-52).

According to the California Department of Forestry and Fire Protection, the project
site is located within a very high fire hazard severity zone in a state responsibility
area. Future development would be subject to General Plan policies related to fire
resistance measures and emergency response times. Policy HS-1.11 requires the
County to ensure that roads are of adequate capacity for use in times of emergency
(General Plan EIR, p. 12-26). Policy HS-1.14 requires the County to 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 (General Plan EIR, p. 12-26). Policy HS-4.2 requires the County
to develop, maintain, and implement appropriate fire protection water standard to be
applied to all urban and rural development (General Plan EIR, p. 12-27). Policy HS-
4.4 mandates that the County 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 (General Plan EIR, p. 12-27).
Policy HS-4.5 requires 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 (General Plan EIR, p. 12-28). Policy HS-4.6 encourages clear
zones and weed abatement around new and existing residential structures in high-
tire-hazard areas and assist property owners in identifying how clear zones should be
maintained (General Plan EIR, p. 12-28). The proposed project would not interfere
with General Plan policies intended to ensure adequate access and prompt response
time, and would not allow any features or uses that would interfere with an adopted
emergency response plan or emergency evacuation plan. There is a potential for air
pollutant accumulation from wildland fires. There is also a potential for future
development within the project site to be subject to increased risks of downslope or
downstream flooding or landslides, as a result of post-fire slope instability or
wildfire-related drainage changes, should a wildfire occur. The presence of wildland
tire hazards requires all future development to meet special standards corresponding
with each degree of risk. This includes standards as listed in the California Building
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Code Chapter 7A-Wildland-Urban Interface Fire Conformance Checklist, which
provides a reasonable level of exterior wildfire exposure protection for buildings in
wildland-urban interface fire areas. Further, all development is required to comply
with federal and state regulations for development within the Wildland-Urban
Interface, ingress and egress requirements of the Hollister Fire Department, and
General Plan policies to reduce impacts to emergency response, wildfire, and air
pollution in the County. Therefore, this impact would be less than significant.
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21.

MANDATORY FINDINGS OF SIGNIFICANCE

Potentially
Significant
Impact

No Substantial
Increase in the
Severity of
Previously
Identified
Significant
Effects

Less-than-Significant
Impact with Mitigation
Measures Incorporated

No New
Impact

Does the project have the potential to
substantially 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; substantially reduce the number or
restrict the range of an endangered, rare, or
threatened species; or eliminate important
examples of the major periods of California
history or prehistory? (1,2,3,4)

O

0

Does the project have impacts that are
individually limited, but cumulatively
considerable? (“Cumulatively considerable”
means that the incremental effects of a project are
considerable when viewed in connection with the
effects of past projects, the effects of other current
projects, and the effects of probable future
projects) (1,2,3,4)

Does the project have environmental effects,
which will cause substantial adverse effects on
human beings, either directly or indirectly?
(1,2,3,4)

Comments:

a.

104

As analyzed in this addendum, reasonably foreseeable development under the

proposed C-1 overlay at State Route 129 would not result in any new or substantially

more severe biological or historical resources impacts than those already analyzed in

the General Plan EIR.

A cumulative impact analysis was completed in the General Plan EIR, which

included reasonably foreseeable development in San Benito County, the incorporated

cities within San Benito County, and the adjacent counties. The General Plan EIR

determined that there would be cumulatively considerable impacts associated with

implementation of the General Plan to agricultural resources, air quality, biological
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resources, cultural resources, GHG, hydrology and water quality, land use, noise,
population and housing, pubic services, recreation, transportation, and utilities and
services, (General Plan EIR pp. 22-8- 22-16). As discussed in this addendum, the
State Route 129 C-1 rezone, when considered with cumulative development allowed
under the Betabel Road C-1 rezone and gas station proposal at State Route 129, would
not result in any new or substantially more severe impacts than those cumulative
impacts identified in the General Plan EIR.

Reasonably foreseeable development within the State Route 129 C-1 overlay would
not result in any new or substantially more severe substantial adverse effects on

human beings, either directly or indirectly, as evidenced in this addendum.
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10.

11.

12.
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