4.7.3

Explanation

Less than Significant Impact. As previously stated, the project is located in the NCCAB, where air
quality is regulated by MBARD. Neither the State, MBARD, nor San Benito County have adopted
GHG emissions thresholds or a GHG emissions reduction plan that would apply to the project.
However, it is important to note thar other air districts within the State of California have recently
adopted recommended CEQA significance thresholds for GHG emissions. For instance, on March
28, 2012 the San Luis Obispo Air Pollution Control District (SLOAPCD) Board approved thresholds
of significance for the evaluation of project-related increases of GHG emissions. The SLOAPCD’s
significance thresholds include both qualitative and quantitanve threshold options, which include a
bright-line threshold of 1,130 MTCO:ze¢/year. On October 23, 2014, the Sacramento Metropolitan Air
Quality Management District (SMAQMD) adopted a similar significance threshold of 1,100
MTCO:e/year. The GHG significance thresholds are based on AB 32 GHG emission reduction goals,
which take into consideration the emission reduction strategies outlined in the ARB’s Scoping Plan.
Development projects located within these jurisdictions that would exceed these thresholds would be
considered to have a potentally significant impact on the eavironment which could conflict with
applicable GHG-reduction plans, policies and regulations. Projects with GHG emissions that do not
exceed the applicable threshold would be considered to have a less than significant impact on the
environment and would not be anticipated to conflict with AB 32 GHG emission reduction goals.
Given that the MBARD has not yet adopted recommended GHG significance thresholds, the above
thresholds were relied upon for evaluation of the proposed project. For purposes of this analysis,
project-generated emissions in cxcess of 1,100 MTCO:e/year would be considered to have a
potentially significant impact.

GHG emission from the project were estimated as part of the air quality analysis and are summarized
below in Table 4.7-1 GHG Emissions from Project.

Table 4.7-1

_____GH_Q Emissions From Project i A 3

Operationat Bimission
Annualized Emissions MT/COze/yr

Mitgated Emissions 1,014 MT/COze/yr
Threshold 1,100 MT/COze/yr
_Exceed Theeshald i ey No
{lons | 1011
Tons pet Ten Month Period ~ Metric Tons COze

Miugated 11.946375

Source: T&A Transplant Nussery Gl EEMod Annual Ennssions

The project is anticipated to generate temporary construction-related GHG emissions, with most of
the emissions generated by construction equipment, materials hauling, and daily construcuon worker
trips. The long- term operation of the project, however, would be consistent with current zoning and
surrounding uses. As such, the project is not anticipated to generate substantial new or altered sources
of GHGs emissions. Any impacts from GHG generation during construction would be short-term
and temporary. As shown in Table 4.7-1 above construction and operation of the proposed project
would not exceed established thresholds for GHG emissions. As a result, the project is not anticipated
to generate greenhouse gas emissions, either directly or indirectly, that may have a significant impact
on the environment. (1, 2,3, 6,7, 8)
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b) Less than Significant Impact. As previously seated, the project is located in the NCCAB, where air
quality 1s regulated by MBARD. Neither the State, MBARD, nor San Benito County have adopted
GHG emissions thresholds or a GHG emissions reduction plan that would apply to the project. But
as shown above, the project would not exceed acceptable thresholds. Also, consistent with the General
Plan Goals and Policics, the project would include energy and water-efficient apphances, fixtures,
lighting, and windows that meet applicable State energy performance standards. The proposed project
would not conflict with any applicable plans, policies, or regulations adopted for the purpose of
reducing the emissions of greenhouse gases as described above. This represents a less than significant
impact. (1, 2,3,6,7, 8)

4.8 HAZARDS AND HAZARDOUS MATERIALS

4.8.1 Environmental Setting

Hazardous materials, as defined by the California Code of Regulations, are substances with certain physical
properties that could pose a substantal present or future hazard to human health or the environment when
improperly handled, disposed, or otherwise managed. A hazardous waste 1s any hazardous material that is
discarded, abandoned, or slated to be recycied. Hazardous materials and waste can result in public health
hazards if improperly handled, released into the soil or groundwater, or through airborne releases in vapors,
fumes, or dust. Soil and groundwater having concentrations of hazardous constituents higher than specific
regulatory levels must be handled and disposed of as hazardous waste when excavated or pumped from an
aquifer.

Potential hazards impacts associated with the project were analyzed in an Environmental Site Invesugation
report conducted by Lee & Pierce, Inc. in April 2015, included as Appendix E. Information reviewed and
included for the Environmental Site Investigation include: the 2006 Phase I Environmental Assessment Report
(Phase 1 ESA), San Benito County Assessor Parcel Quest maps and information, site aerial maps, photo sheets
showing site conditions, and lab analysis of soil sample results for asbestos. According to the Phase 1 ESA, no
hazardous materials contamination has been documented within the project site during the previous
investgations conducted in 2006 and 2015. An updated ASTM E1527-13 Phase ! Environmental testing 1s
required per County of San Benito (Email communication, County RMA, September 2018).

The State of California uscs databases such as EnviroStor GeoTracker, and Cortese to map the location of
hazardous waste sites including sites that have been remediated, sites currently undergoing remediation, and
sites that require cleanup. Based on a search of the above databases, no hazardous materials contaminaton has
been documented within the project site. A search of the EnviroStor and GeoTracker databases did not find
any listings for the project site. The GeoTracker database found muluple listings directly adjacent to the project
site that were cither enrolled or terminated from the Irrigated Lands Regulatory Program.

To address airport safety hazards, San Benito County created an Airport Land Use Commission to provide
arderly growth of San Benito’s two public airports. The Commission ensures compatible land uses around the
Hollister Municipal Aurport and the Frazier Lake Airpark through the implementation of their respective Land
Use Compatibility and Comprehensive Land Use Plans. The nearest airport to the project site is the Hollister
Municipal Airport, located about 3.75 miles north of the project site. The project site is not located in an airport
influence zone of any airport.

The California Department of Forestry and Fire Protection (CalFire) prepares maps of Very High Fire Hazard
Seventy Zones (VHFHS), which are used to develop recommendations for local land use agencies and for
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general planning purposes. CalFire categorizes parcels into VHFHS and Non-VHFHS zones. The project site

is not located in any fire hazard severity zones as delineated by CalFire.

4.8.2 Environmental Impacts

Eavircnmental Impacts

Potentially
Significant
Impact

Less Than
Significant
With
Mitigation
Incorporared

Less Than
Significant
Impact

No
Impact

HAZARDS AND HAZARDOUS MATERIALS. Would 1

he project:

a)

Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?

O

O

b)

Create a significant hazard to the public or the
environment through reasonably foreseeable upser and
accident conditions involving the release of hazardous
materials into the environment?

Emit hazardous emisstions or handle hazardous or
acutely hazardous materials, substances, or waste within
one-quarter mile of an existing or proposed school?

d)

Be located on a site which is included on a list of
hazardous matedals sites compiled pursuant to
Government Code Section 63962.5 and, as a resulr,
would it create a significant hazard to the public or the
environment

For a project located within an airport land use plan or,
where such a plan has not been adopted, within rwo
miles of a public mrport or public use airporr, would the
project result in a safety hazard for people residing or
working in the project area?

For a project within the vicinity of a private airstap,
would the project resule in a safety hazard for people
residing or working in the project area?

Impair implementation of or physically intecfere with an
adopted emergency response plan or emergency
evacuarion plan?

h)

Expose people or structures to a significant risk of loss,
injury or death involving wildland fires, including where
wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands?
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4.8.3

b)

d)

Explanation

Less than Significant Impact. Construction and operation of the project would not create a
significant impact due to routne transport, use, or disposal of hazardous matenials. Constructon
activities would, however, require the temporary use of hazardous substances, such as fuel for
construction equipment, oil, solvents, or paints. Removal and disposal of hazardous matenals from the
project site would be conducted by an approprately hcensed contractor. Any handling, transporting,
use, or disposal would comply with applicable laws, regulatons, policies, and programs set forth by
various federal, state, and local agencies. Required comphance with applicable hazardous matenal laws
and regulations would ensure that construcuon-related hazardous material use would not result in
stgnificant tmpacts. These impacts would be temporary in nature and would be considered a less than
significant impact.

The results of the Phase 1 ESA did not find evidence of hazardous materials contamination within the
project site based on ASTM Standard E1527-00, however, this does not meet the current requirements
of ASTM Standard E1527-13. Per County requirements, an updated ASTM E1327-13 Phase 1
Environmental testing/ report will be required priot to any site grading and the project shall be required
to adhere to and demonstrate compliance with the current requirements of ASTM Standard E1527-13
as a condition of approval for the project prior to the inination of earthwork on this project site. In
addiion, because of the nature of the project, hazardous matenials used on-site may vary, but would
likely be limited to fertilizers, herbicides, pestcides, solvents, cleaning agents, and similar materials used
for daly growing operations and maintenance acuvities. These types of materials are common for
agricultural facilies such as the proposed project and represent a low nsk to people and the
environment when used as intended. Therefore, long-term operational impacts associated with
hazardous materials would be less than significant with incorporation of standard county regulations
and conditions of approval. (1, 2, 3, 15)

Less than Significant Impact. Construction and operation of the project could result in the
accidental release of a hazardous matertal resulung in a potenual hazard to the public. Construction
activities would require the use of hazardous materials (e.g., fuel for construction equipment, oil,
solvents, or paints). [Mazardous matenals impacts could also occur during operation due to growing
operations or maintenance actvites. Hazardous materials used during construction and operation
would be stored properly within the staging area, in accordance with BMPs and applicable regulations,
and the staging area would be secured from public access and identified per County requirements.
Runoff controls would be implemented to prevent water quality impacts, and a spill plan would be
developed to address any accidental spills. Any waste products resulting from construction and
operations would be stored, handled, and recycled or disposed of in accordance with federal, state, and
local laws. This is considered a less than significant impact. (1, 2, 3)

No Impact. There are no schools within one-quarter mile radius of the project boundaries. As a resulr,
the project would not result in the generation of a hazardous emission within a one-quarter mile radius
of a school. There would be no impact 1n connection with the proposed project. (1, 2, 3, 4)

No Impact. The project is not located on a site that is included on a list of hazardous materials sites
compiled pursuant to Government Code §65962.5. There would be no impact in connection with the
proposed project. {15, 16)
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e-f) No Impact. There are two airports within the project vicinity, Hollister Municipal Airport and Frazier
Lake Airpark. In addition, closest private airstrip is the Christensen Ranch Airport. The project site is
not located within two (2) miles of any of these airports or private airstrips and would not create a
safety hazard for people residing in the project area. There would be no impact in connection with the
proposed project. (1, 2, 3)

g No Impact. San Benito County has prepared a Multd-Junsdiction Local Hazard Mitgauon Plan
(LHMP) with the cities of Hollister and San Juan Bautista, and with two water agencies. The LHMP
designates certain roadways in the County for primary evacuation routes. Panoche Road is the primary
evacuation roadway for the County. The project site, located on Orchard Road, would not impair
implementation of or physically interfere with designated evacuation routes or otherwise conflict with
an adopted emergency response plan or emergency evacuation plan. The project would not interfere
with any emetgency response or evacuaton plans. There would be no impact in connection with the
proposed project. (1, 2,3, 4, 17, 18)

h) Less than Significant Impact. The CalFire prepares maps of VHFIHS, which are used to develop
recommendations for local land use agencies and for general planning purposes. The project site is not
located in any fire hazard severity zones as delineated by CalFire. While the project is located in a semu-
rural aren, it is not adjacent to wildlands. While wildfire could occur on-site or on adjacent properties,
the proposed project would comply with the applicable fire safety provisions of the California Building
Code as well as standard conditions of approval, thereby reducing the risk of damage from fire to the
maximum extent practicable. This is a less than significant impact. (1, 2, 3, 17, 18}

49 HYDROLOGY AND WATER QUALITY
4.91 Environmental Setting

Site Conditions

San Benito County has a moderate California coastal climate with a hot and dry summer season lasting May
through October. Average annual rainfall ranges from seven inches in the drier eastern portion of the County,
to 27 inches per year in high elevations to the south. Most of the annual rainfall occurs in the fall, winter, and
to a lesser extent, spring, generally between November and April (San Benito County, 2015). Five creeks
(Pacheco Creek, Arroyo de las Viboras, Arroyo Dos Picachos, Santa Anna Creek, Tres Pinos Creek) are located
in San Benito County. Pacheco Creek borders the project site on the west. There are no water bodies on the
project site.

The San Benito County Water District (SBCWD) is responsible for water management throughout the county,
including monitoring of basin water levels and water quality, management of salts and nutrients in the water,
recharge into the basins, and annual reporting on the status of groundwater. Groundwater is the major source
of water supply in the County. Groundwater is generally available throughout the County. The project is located
in the Hollister Groundwater Basin which is one of nine sub-basins of the Gilroy-Hollister Valley Groundwater
basin. The Gilroy-Hollister Valley Groundwater Basin lies between the Diablo Range on the east and the
Gabilan Range and the Santa Cruz Mountains to the west. The northern portion is drained toward Monterey
Bay by the Pajaro River and its tributanes, The southern portion is drained by the San Benito River and its
tributaries (Phase | ESA). Groundwater quality in this basin is characterized as highly mineralized in some
ateas, and of marginal quality for drinking and agricultural purposes. The mineralized water quality is typical of
other relatively small Coast range groundwater basins but has also been impacted by decades of human-related
activities, both agricultural and urban (San Benito County, 2015).
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The Hollister Area subbasin lies within the northeast portion of the Gilroy-Hollister Valley Groundwater Basin
and 1s bounded on the north and east by the Diablo Range. The Calaveras fault 1s the western boundary and
abuts the Bolsa Area subbasin. These subbasin boundaries are primarily derived from geologic and hydrologic
conditions. Groundwater occurs in the alluvium of Holocene age, an older alluvium. Santa Ana and Pacheco
Crecks are the primary streams entering the subbasin from the Diablo Range. Tequisquita Slough drans the
subbasin to the northwest into the Bolsa Area subbasin. Precipitation over most of the subbasin averages
approximately 13 inches and increases to about 17 inches in the north (Phase 1 ESA). Most recharge to the
subbasin 1s denved from rainfall and streamflow from creeks entering the basin. Pacheco Pass Water District
operates North Fork Dam on Pacheco Creek for the primary purpose of supplying groundwater recharge to
the northeast portion of the subbasin. Based on the most recent Annual Groundwater Report (December 2017)
the recovery of the Gilroy-Hollister basin over the past three years is clearly shown through the water balance.
Most notably, from 2015 to 2017, inflows almost doubled and outflows decreased substanuially, reflecting
increased precipitation and Central Valley Project (CVP) availability. More spectfically, the esumated water
balance for year 2017 show an increase in water level at the Hollister subbasin (Todd Groundwater 2017}, In
addiuon, the Hollister basin has been designated by the Department of Water Resources (DWR) as medium
priority, recognizing that they are important sources of water supply, have been well-managed, and are not
critically over-drafted.

SBCWD is continuing with long term water resource management planning, including compliance with the
Sustamnable Groundwater Management Act (SGMA) of 2014, which established a framework for sustainable,
local groundwater management. In May 2017, the SBCWD became the Groundwater Sustainability Agency
{GSA) for the San Juan Bauusta, Hollister, and Bolsa subbasins within San Benito County (and i1s cooperating
with Santa Clara Valley Water District, which is the GSA for small portions of the Hollister and San Juan
Bauusta basins within Santa Clara County). SBCWD will inigate preparation of a Groundwater Sustainabilicy
Plan {GSP) for these subbasins in 2018. SBCWD will also apply to the DWR for consolidation of these
subbasins into a single groundwater basin; if approved, this will streamline the GSP process. GSP preparation
must be completed by January 2022.

There are three sources of water that supply municipal, rural, and agricultural land uses in San Benito County.
These include water purchased and imported from the CVP by the SBCWD, local surface water stored in and
released from SBCWD-owned and operated Hernandez and Paicines reservoirs, and local groundwater pumped
from wells. For the last decade of available data (2000-2010) total water use, including CVP water, surface water
and groundwater, has ranged from between 33,000 and 47,000 acre-ft. per year in the CVP delivery area (termed
Zone ).

The existing parcel is currently vacant but has been used for agricultural purposes as well as for a wholesale
greenhouse nursery by the previous ownership. The terrain is generally flat with a shallow slope of about 0.5
petcent to the southwest. Two wells have been providing irrigation and domestic water to the property. The
wells are located on the western portion of the property near Pacheco Creck. Previous operations on the site
and drainage manipulation allowed agricultural runoff to flow directly into Pacheco Creek. The proposed
Stormwater Control Plan (Whitson, 2018) indicates that stormwater runoff will be directed and contained onsite
and controlled to avoid any runoff to Pacheco Creck. The Stormwater Control Plan provides measures to
reduce erosion and maintain sediment control and proposes new Stormwater Control Measures (SCMs) to
mutigate impacts in conformance with regulatory requircments. Specifically, the proposed runoff treatment,
detention, and peak management strategy will be accomplished by implementing a 1,500-foot long vegetated
swale and two detention basins totaling 15.2 acre-ft.. Site design and runoff reduction measures are outlined
for implementation as required by the San Benito County Code of Ordinance and the Regional Water Quality
Control Board. These SCMs will be within the property in accordance with applicable requirements. The design
of the stormwater detention facility will be reviewed by San Benito County to confirm the Plan is in accordance
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with the San Benito County Code of Ordinances, Article 111 Storm Drain Design Standards; and the Regional
Water Quality Control Board Performance requirements,

There are no natural water bodies located on the site. The nearest surface water in the vicinity of the property
is Pacheco Crecek, located immediately along the northwest boundary of the property. Per the Federal
Emergency Management Agency (FEMA) Flood Insurance Rate Map Community-Panel Number
06069C0050C, dated September 27, 1991, the site is located in Flood Zone X. Areas within Zone X are
considered low risk and are defined as corresponding to areas outside the 100-year floodplains, areas of 100-
year sheet flow flooding where average depths are less than 1 foot, areas of 100-year stream flooding where the
contributing drainage arca is less than 1 square mile, or areas protected from the 100-year flood by levees. No
Base Flood Elevations or depths are shown within this zone.

Tsunamis or “tidal waves” are seismic waves created when displacement of a large volume of seawater occurs
as a result of movement on seafloor faults. The project site has an clevation of approximately 217 to 233 fi.
above mean sea level (msl) and would not be affected by a tsunami.

The Federal Clean Water Act regulates discharges into U.S. waters through a NPDES permit, admunistered
through the SWRCB and the RWQCB in California. The State and Central Coast RWQCB oversee a statewide
General Permit regarding management of stormwater runoff from construction sites over one acre in size.
Provisions of the Statewide Permit indicate that discharges of material other than stormwater into waters of
the U.S. are prohibited; that stormwater discharges shall not cause or threaten to cause pollution, contamination,
or nuisance; and that storm water discharges do not contain hazardous substances. The Statewide Permit also
requires implementation of BMDs to achieve compliance with water quality standards. A BMP is defined as any
program, technology, process, siting criteria, operating method, measure or device which controls, prevents,
removes or reduces discharge of pollutants into bodies of water.

Any project that will disturb over one acre (including the proposed project and any future site-specific projects)
is required to file a “Notice of Intent" with the RWQCB with submittal of a SWPPP prior to project
construction. The SWPPP is the foundation of the required documentation for a NPDES General Storm Water
Permit for construction activities. In addition to regulations administered by the RWQCB, the project will be
required to adhere to stormwater control measure sizing calculations set by the San Benito County Code of
Ordinances, Article 111, Storm Drain Design Standards. The Storm Water Control Plan for the proposed project
is included in Appendix F.

San Benito County Code, Chapter 19.17, Grading, Drainage and Erosion Control. Chapter 19.17 of the San
Benito County Code regulates excavation, grading, drainage and erosion control measures and activities. The
purpose of these regulations is to minimize erosion, protect fish and wildlife, and to otherwise protect public
health, property, and the environment. A grading permit is required for all activities that would exceed 50 cubic
yards of grading.

Grading activity is also prohibited within 50 ft. from the top of the bank of a stream, creek, or river, or within
50 ft. of a wetland or body of water in order to protect tiparian areas. All proposed developments are required
to submit an erosion control plan and drainage plan prior to issuance of a grading permit, per Chapter 19.17 of
the San Benito County Code.
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4.9.2

Environmental Impacts

Envicronmental Impacts

Potentially
Significant
Impact

Less Than
Significant
With
Mitigation
Incorporated

Less Than
Significant
Impact

HYDROLOGY AND WATER QUALITY. Would the project:

a}

Violate any water quality standards or waste discharge
requirements?

O

b)

Substantially deplete groundwater supplies or interfere
substantially with geoundwater recharge such that there
would be a net deficit in aquifer volume or a lowering
of the local groundwater table level (e.g, the
production rate of pre-existing nearby wells would drop
to a level which would not support existing land uses
or planned uses for which permits have been granted)?

O

Substantially altec the existng drainage pattern of the
site or area, including through the alteration of the
cousse of 3 stream or river, in a manner which would
result in substantial erosion or siltation on- or off-site?

d)

Substantially alter the existing drainage pattern of the
site or area, including theough the alteration of the
course of a stream or river, or substantially increase the
rate or amount of surface mnoff in a manner which
would result in flooding on- or off-site?

Create or contribute runoff water which would exceed
the capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of
polluted runofiz

Otherwise substantially degrade warer qualiny?

()

X

Place housing within a 100-year flood hazard area as
mapped on a federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation
map?

h)

Place within a 100-year flood hazard area structures
which would impede or redirect flood flows?

1)

Expose people or structures to a significant rsk of loss,
injury or death involving flooding, including flooding
as a result of the failure of a levee or dam?

Inundation by seiche, tsunami, or mudflow?
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4.9.3

b)

Explanation

Less than significant Impact. Temporary soil disturbance would occur during construction of the
proposed project as a result of carth-moving activities, such as excavation and trenching for
foundations and uulities, soil compaction and moving, cut and fill activities, and grading. If not
managed properly, disturbed soils would be susceptible to high rates of erosion from wind and rain,
resulting in sediment transport via stormwater runoff from the project site. The types of pollutants
contained in runoff from construction sites would be typical of urban areas, and may include sediments
and contaminants such as otls, fuels, paints, and solvents. Additionally, other pollutants, such as
nutrients, trace metals, and hydrocarbons, can attach to sediment and be transported to downstream
drainages and ultimately into collecting waterways, contributing to degradation of water quality.

The proposed project would disturb more than one acre of soil, and as stated above, is required to
obtain coverage under the RWQCB NPDES General Storm Water Permit. The Permit would require
a SWPPP which contains BMPs for construction and post construction runoff. BMPs that are typically
specified within the SWPPP may include, but would not be limited to the following:

= The use of sandbags, straw bales, and temporary de-siling basins during project grading and
construction during the rainy season to prevent discharge of sediment-laden runoff into storm
water facilities.

»  Revegetation as soon as practicable after completion of grading to reduce sediment transport
dunng storms.

* Insmllation of straw bales, wattles, or silt fencing at the base of bare slopes before the onset
of the rainy season (October 15th through April 15th).

® Installation of straw bales, wattles, or silt fencing at the project perimeter and in front of storm
drains before the onset of the rainy season (October 15th through Apnl 15th).

In addition, Chapter 19.17 of the San Benito County Code regulates grading, drainage and erosion and
contains requirements regarding discharge and construction site stormwater runoff control.
Compliance with existing laws and regulations would limit erosion, which would reduce temporary
impacts to surface water quality.

As such, with implementation of all applicable laws and regulations, the proposed project would not
violate water quality standards or contribute additional sources of polluted runoff. Construction
impacts to water quality would be less than significant. Please refer to Impact Explanation ¢) below for
more information. {1, 2, 14, 22, 23)

Less than Significant Impact. As stated above, two water supply wells are located on the properry
and supply water for irrigation and domestic use. The existing wells would be used for irrigation and
fice suppression water. A new domestic water well would be constructed to serve the 50-person
occupant-load at full buildout and will support restrooms and break room faciliies. Central Valley
Water Project (non-potable “blue valve” water or CVP water) is also available at the site. Per the prior
director and sales manager of the previous operation on the parcel, irrigation water was supplied by
both CVP water and water pumped from the onsite wells and previous water use was estimated at up
to 13.86 acre-fr. per day for agricultural operations (M. Hennequin & M. Reyes, personal
communication, June 21, 2018). The new nursery operations project is anticipated to require up to 1.28
acre-ft. per day at full buildout and during high growing season, for a total demand of 273 acre-ft. of
water per year over the site. Water use would be available from existing and proposed wells onsite and
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from the CVP for irngauon water. CVP water use would reduce groundwater use as it would not ental
use of groundwater extraction from the onsite wells. The project site 15 within the Hollster subbasin
which, as explained above, is designated by DWR as medium prionty, and has a designated GSA which
is developing a GSP for the area. {Todd Groundwater 2017).

The project could potenually affect groundwater recharge by increasing impervious surface (net
increase of 22 acres). However, this increase would not substandally effect groundwater recharge as
most recharge to the subbasin is denived from rainfall and streamflow from creeks entering the basin.
Upstream of the site, the reservoir 1s operated o supply groundwater recharge to the basin. The project
includes SCMs and drainage improvements to control runoff. Most of the site would be left open for
growing areas. [mpervious areas are hmited to select building and pavement locations.

The proposed project would include on-site drainage infrastructure including construction of
stormwater detention basins and vegetated basins. Stormwater detention basins would be designed to
manage on-site surficial drainage and would be sized in accordance with applicable standards and
requirements of the County ordinances and permit requirements (further outlined below). Stormwater
would be collected in the detention basin which may allow some collected drainage water to infilirate
mto the groundwater. (1, 2, 3, 14, 23, 24, 25)

c) The proposed project would not significantly deplete groundwater, as groundwater 1s shown to be
well-managed in this area; stormwater runoff from the site would be captured in an on-site detention
basin, which would allow for some groundwater recharge. The Annual Groundwater Report
(December 2017) identifies available groundwater and recharge; the project site also has CVP water
available for agncultural irrigation. Based on the most recent Annual Groundwater Report {(December
2017) the water balance idenufies recovery of the Gilroy-Hollister basin over the past three years
estimated water balance for year 2017 show an increase in water level at the Hollister subbasin (Todd
Groundwater 2017). The proposed project would not substantally deplete groundwater supplies or
interfere substanually with groundwater recharge such that there would be a net deficit in aquifer
volume or lowering of the local groundwater table level at the site. Impacts would be less than
significant. {1, 2, 3, 22, 23, 24, 25)

d) Less than Significant Impact. The proposed project would not require alteration of a stream or river.
The site would be developed with a minimum 50-foot setback to Pacheco Creek and would not direct
runoff into the creek. However, construction of the proposed project would require grading and other
ground-disturbing actvities, which may result in erosion and/or siltation on- or off-site (please also
refer to Section 4.6 Geology and Seils). Two new vegetated basins totaling 15.2 acre-ft. and a 1,500
ft. long vegetated swale to retain and clean stormwater would be strategically located to intercept runoff
before there 15 any discharge from the site. Although site percolation was measured to be very small,
the two basins proposed for the project have been designed to collect and mutigate the runoff from
their respective tributary areas to the north and east.

Basin 2, at the center of the project, would temporarily detain runoff and release it at pre-project rates
to a vegetated swale along the south edge of the property, which gently flows towards Basin 1. Basin
I, at the southwest corner of the property would be adequately sized to retain the 85th and 95th
percentile storm events, detain the 2-year and 10-year storm events to pre-project levels, and detain
the 100-year storm event to the pre-project 10-year flow rate (satisfying the San Benito County Code
of Ordinances) before discharging towards an offsite ditch along Highway 156 (Whitson, 2018).
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Site design and runoff reduction measures are outlined for implementation as required by the San
Benito County Code of Ordinance and the Regional Water Quality Control Board. These SCMs would
be implemented to the maximum extent practical within the property in accordance with specific site
opportunities and constraints to address impacts associated with erosion, hydrology and sediment
control. In addition, adherence to County Ordinance 541 requires repayment of an HCP fee to
addresses potential impacts to adjacent riparian habitar. Avoidance of the adjacent creek as well as the
combination of implementation of the SCMs, compliance with the San Benito County Code and FICP
Fee, as well as NPDES permitting address potential issues associated with erosion, sedimentation, and
siltation and serve to avoid and reduce these potential impacts. Mitigation Measure 4.6-1
incorporates erosion and drainage control recommendations into final plans and specifications; see
Geotechnical Report prepared by Grice Engincering, Inc. (June 2018) (Appendix D). This impact is
considered a less than significant. (1, 2, 3, 14, 22, 23)

Less than Significant Impact. The proposed project would not require alteration of a stream or river;
however, the proposed project would require modification of the existing drainage pattern at the site,
which may result in flooding on- or off-site. As described in impact ¢) above, the proposed project
would comply with NPDES permit standards, BMPs, and County ordinances. This is considered less
than significant impact. (1, 2, 22, 23)

Less than Significant Impact. The proposed project would not create or contribute runoff that
would exceed the capacity of existing or planned storm water drainage systems or provide substantial
additional sources of polluted runoff. The proposed project was designed to limit the site’s post-project
peak runoff rates to the pre-project runoff rates, during the 100-year storm events. Additonally, the
proposed Stormwater Control Plan (Whitson, 2018) documents that stormwater runoff would be
directed and contained onsite and avoid any runoff to Pacheco Creck. The Plan provides measures to
reduce erosion and maintain sediment control and proposes new SCMs to mibgate impacts in
conformance with regulatory requirements. The design of the stormwater detention facility would be
reviewed by San Benito County to confirm the Plan is in accordance with the San Benito County Code
of Ordinances, Article ITI Storm Drain Design Standards and the Regional Water Quality Control
Board Performance requirements. This 1s considered a less than significant impacet. (1, 2, 4,9, 14, 22,
23)

Less than Significant Impact. Implementation of the proposed project would not otherwise
substantially degrade water quality, as described in Impact Explanations c) and e) above. This is
considered a less than significant impact. (1, 2, 22, 23)

No Impact. No housing is proposed as part of the project. As a result, no housing is proposed within
a 100-year flood hazard area as mapped on a federal Flood Hazard Boundary or Flood Insurance Rate
Map. There would be no impact in connection with the proposed project. (2, 3, 19)

No Impact. No structures would be placed within a 100-year flood hazard area, as the project site 15
located outside of any flood hazard areas. There would be no flood impact in connection with the
proposed project. (1, 2, 14, 19)

No Impact. The project site is not located near any dam or levee structures. As a result, the project
would not be exposed to flooding hazards due to the failure of a levee or dam. There would be no
impact in connection with the proposed project. (2, 3, 14)

No Impact. The proposed project site is not located in an area subject to significant seiche, tsunami,
ot mudflow risk. There would be no impact in connection with the proposed project. (1, 2, 14}
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4,10 LAND USE AND PLANNING
4.10.1 Environmental Setting

The project site is located in a rural area of unincorporated San Benito County, California, near (but outside of
the municipal boundaries) the City of Hollister. According to the Phase 1 ESA, the project site has been used
for agriculture from at least 1939 until the past decade. Until the 19705, the Property consisted of agricultural
fields with a small group of buildings on the southern parcel {possibly a house or barn with outbuildings). In
the 1970s, the nursery was constructed on the northern poruon of the property with greenhouses and
outbuildings. The structures on the southern portion of the property were removed and the area was used as a
growing field for plants. Surrounding land uses are primanly agnicultural uses, with some residenual and bighe
industrial.

The San Benito County 2035 General Plan is the planning document that guides development within the
County. The proposed project site 1s bounded on the north by one light industrial parcel, and to the north,
west, and south by undeveloped agricultural land, and by low density tesidential to the east. The proposed
project site 1s within General Plan Agriculture (A) land use designation and zoned Agriculture Productve (AP),
as shown in Figure 4.10-1 Zoning Designatons. Surrounding land uses are primarily agricultural land uses with
scattered residential to the northwest, west, east, and southeast of the project site.

4.10.2 Environmental Impacts

Less Than
Potentially | Significant Less Than N
Environmental Impacts Significant | With Significanr e
L Impact
Impacr Mitigarion Irnpact
Incorporated
LAND USE AND PLANNING. Would the project:
a) Physically divide an established community? O O O =
b} Conflice with any applicable land use plan, policy, or | O O X O
regulation of an agency with jurisdiction over the project
(including, but not himited to the general plan, specific
plan, local coastal program, or zoning ordinance)
adopted for the purpose of avoiding or mitigating an
environmental effect?
) Conflict with any applicable habitat conservation plan oc | [] & O O
natural community conservation plan?
4.10.3 Explanation
a) No Impact. The project would not physically divide an established community. There would be no
impact in connection with the proposed project. (1, 2, 3)
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b)

Less than Significant. A sigmificant impact would occur if the project would conflict with “any
applicable land use plan, policy, or regulation of an agency with jurisdiction over the project (including,
but not imited to the general plan, speaific plan, local coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating an environmental effect”. The applicable County’s General
Plan and Code provisions, including the Zoning Ordinance, were reviewed to determine if there are
any conflicts with any of these measures/plans which were adopted for the purpose of avoiding or
mutigating an environmental effect. Applicable General Plan policies are compiled in Appendix G:
2035 San Benito County Relevant General Plan Policies.

The project 15 consistent with the site’s exisung General Plan policies and also consistent with the
Agriculture land use designation, Pursuant to Atticle IT of the County’s Code of Ordinances, the
proposed project’s use is consistent with the County’s Agniculture Productve zoning designation.
Conditional uses in the AP zone include Commercial Greenhouses.

Additionally, as stated in Section 4.4 Biological Resources, San Benito County’s Code of Ordinance
Chapter 19.33.005 requires a discretionary tree removal permit to remove trees. Woodland trees are
also considered protected as defined by the County of San Benito, Chapter 19.33.001 Code of
Ordinance. Review of whether a Tree Removal Permit would be required for the project is determined
by the County. Approval of the Use Permit and consistency with the General Plan is a determination
made by the Planning Commission. The project would not conflict with applicable land use plans and
regulations, and associated impacts would be less than significant (1, 2, 3, 9, 10)

Less than Significant with Mitigation. San Benito County has not adopted a habitat conservation
plan, and the proposed project would not be within the boundaries of a Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan or conservation
agreement; accordingly, the project would not conflict with any such plan. San Benito County adopted
Ordinance 541 in 1988 to set and collect fees for financing the HCP and for San Joaquin kit fox
protection measures®. The stated purpose of Ordinance No. 541 was “to provide a method for
financing development and implementation of a Flabitat Conservation Plan and a Section 10(a) permit
under the Endangered Species Act of 1973 for the County HCP plan study area.” As stated in
Ordinance No, 541, mitigation fees are to be held in a trust for future use in payment of HCP
development costs and habitat mutigation as identified in an HCP, once developed”. These fees are to
be paid by the applicant as a condition of the issuance of a building permit according to County of San
Benito. Accordingly, the County will require fees for habitat conservation in accordance with County
Ordinance 541 per Mitigation Measure 4.6-1, below. (1, 2, 3, 4, 9)

Mitigation/Required County Condition

LU 4.10-1 Per the County, prior to issuance of building permit, in accordance with County
Ordinance 541, the project applicant shall contribute a habitat conservation plan
mitigation fee in the amount required by the County Planning Department.

% County Code Chapter 19.19 pursuant to Ordinance No. 341 was adopted to allow for the collection of “intenim
matigation fees” from development projects and rangeland conversion occurring in the unincorporared areas of
the County.
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4.11 NOISE

4.11.1 Environmental Setting

The policies in the San Benito County 2035 General Plan identify noise standards to avoid conflicts between
noise-sensitive uses and notse source contributors. The project site 15 located in an agrcultural area with
residential communities to the west. The primary source of noise in the project vicinity is traffic noise associated
with SR-156. Sensitive noise receptots in the vicinity of the project consist of existing residences located on the
opposite side of Pacheco Creek to the west, these nearest residences are located approximately 250 ft. from the
proposed project.

Health and Safety Policy #8.11 of the San Benito County 2035 General Plan identifies noise and land use
compatibility guidelines. The noisc guidelines generally utilize an exterior noise limit of 70 decibels Ldn
(day/night level) at residental properties. Existing noise levels on the site were not measured, but given the

site’s location in a rural area, they are expected to be low, in the range of 45 — 55 Ldn.

4.11.2 Environmental Impacts

Less Than
Potentially | Significant Less Than
. . o= 3 No
Environmental Impacts Significant | With Significant [mpact
Impact Mitigation Impact P
Incorporated
NOISE. Would the project:
a) Exposure of persons to or generation of noise levels in | [ O X (|
excess of standards established in the local general plan
or noise ordinance, or applicable standards of other
agencies?
b) Exposure of persons to or generation of excessive | [J O & O
groundborne vibration or groundborne noise levels?
¢) A substantial permanent increase in ambient noise | O O J X
levels in the project vicinity above levels existing
withour the project?
d) A substantial temporary or periodic increase in ambient | [J O X a
noise levels in the project vicinity above levels existing
without the project?
¢) For a project located within an airporr land use plan or, | [ a (] <
where such a plan has not been adopred, within rwo
miles of 2 public airport or public use airport, would the
project expose people residing or working in the project
area to excessive noise levels?

¢ The Ldn represents the average sound level over a 24-hour peried, accounting for greater noise sensitivity during nighe
hours by adding five (3) decibels to noise between 7-10 p.m. and 10 decibels to noise between 10 p.m.-7 a.m.
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Less Than
Potentially | Significant Less Than No
Environmental Impacts Significant | With Significant ;m act
Impact Mitigation Impact P
Incorporated
NOISE. Would the project:
f) For a project within the vicinity of a private aiesteip, | [J - O [

would the project expose people residing or working in
the projecr area to excessive noise levels?

4.11.3

a)

Explanation

Less than Significant Impact. The proposed development is located in a rural agricultural serting
and is consistent with the previous use of project site as well as surrounding agricultural uses.
Therefore, long term operanonal impacts would be less than significant. Construction of the project
would result in short-term noise increases 1n the project vicinity. Noise impacts from construction
activities depend on the type of construction equipment used, the timing and length of activities, the
distance between the noise generating construction activides and receptors and shielding. Construction
activities would occur over 175 calendar days, including site preparation, grading, construction, paving,
and architectural coating. Construction equipment would include, but would not be limited to, graders,
tractors/loaders/backhoes, cement and mortar mixers, pavers, rollers, saws, dozers, cranes, forklfts,
and air compressors. Typical houtly average construction noise levels could be as loud as 75 - 80
decibels at a distance of +100 ft. from the construction area during active construction periods.
Although noise from constructon of the project would be temporary and intermittent, it would at
tmes exceed the San Benito County 2035 General Plan noise level guideline of 70 Ldn at the nearest
residences, the closest of which are located just over 250 ft. from the proposed project.

Construction activities would be limited to weekdays between the hours of 7:00 a.m. and 5:00 p.m. and
no night-time construction is required, which would limit noise impacts to neighboring residences. The
project proponent shall prepare and implement a Construction Noise Control Plan consistent with the
County’s Health and Safety Policy #8.12 Construction Noise Control Plan (County of San Benito
2015). This policy requires all construction projects within 500 ft. of sensitive receptots to develop and
implement construction noise control plans that consider available abatement measures to reduce
construction noise levels as low as practical. Applicable measures to be considered would include {at a
minimum) the following:

. Utlize ‘quiet’ models of air compressors and other stationary noise sources where technology
exists;

. Equip all internal combustion engine-driven equipment with mufflers, which are in good
condition and appropriate for the equipment;

. Locate all stationary noise-generating equipment, such as air compressors and portable power
generators, as far away as possible from adjacent land uses;

. Locate staging areas and construction material areas as far away as possible from adjacent land
uses;

. Prohibit all unnecessary idling of internal combustion engines;

" Noufy all abutting land uses of the construction schedule in writing; and
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. Designate a "disturbance coordinator” (e.g., contractor foreman or authorized representative)
who would be responsible for responding to any local complaints about construction noise.
The disturbance coordinator would determine the cause of the noise complaint (e.g., starting
too early, bad muffler, etc.) and would require that reasonable measures warranted to correct
the problem be implemented. Conspicuously post a telephone number for the disturbance
coordinator at the construction site and include it in the notice sent to neighbors regarding the
construction schedule. (1, 2)

b) Less than Significant Impact. Construction of the project would generate temporary groundborne
vibration. A vibration impact could occur where noise-sensitive land uses are exposed to excessive
vibration levels. Residences, which are considered sensitive receptors, are located within 250 ft. of the
site. People residing in these areas could potentially be exposed to temporary groundborne vibration
or groundborne noise levels.

Vibratory compactors or rollers and pavement breakers can generate perceptible vibration. Heavy
trucks can also generate groundborne vibration, which varies depending on vehicle type, weight, and
pavement conditions. The Federal Transit Authonity has published standard vibration levels and peak
particle velocities for construction equipment. Construction vibration impacts on building structure
are generally assessed in terms of peak particle velocity or root mean square velocity. The root mean
square velocity level and peak particle velocites for typical construction equipment are listed in Table
4.11-1 below. Table 4.11-1 also identifies anticipated Peak Particle Velocities for each type of
equipment at a distance of 50 and 400 ft.”

Table 4.11-1
Vibiration Velocities for Construction Equipment

Approximate

Velocity
Equipment  Level

at 25 ft.

(VdB)

Approximate Peak Approximate Peak  Approximate Peak
Particle Velocity Particle Velocity Particle Velocity
at 25 fi. at 50 fr. at 400 ft.
(inches/second) {inches/second) (inches/second)

Pile Driving 104 0.644 N/A! 0.006
(sonic)

Pile Driver 112 1.518 N/A! 0.015
(impact)

Large 87 0.089 0.031 0.001
Bulldozers

Small 58 0.003 0.001 0.000
Bulldozer

Loaded 86 0.076 0.027 0.001
Trucks

Jackhammer 79 0.035 N/A! 0.000
Note: Data reflects typical vibration level. Source: (LS. Department of Transportation, May 2006)

7 Vibration amplitudes are usually expressed as peak particle velocity or the velocity of a parcel (real or imaged} in a
medium as it transmits a wave.
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For purposes of this analysis, excessive groundborne vibration would be 0.2 inches per second (as
denived from the U.S. Department of Transportation, Earthborne Vibravons Technical Advisory
equation for attenuation of vibration) which is the level at which vibration would cause damage to
masonry and wood tmber buildings. Vibration levels from construction equipment attenuate as they
radiate from the source (U.S. Department of Transportation, May 2006). Sensitive receptors in the area
could be exposed to groundborne vibrations of varying magnitudes depending on the type of
equipment and proximity to construction activides, as shown in Table 4.11-1. Ground disturbing
activittes associated with project grading could involve the operation of large and small bulldozers and
loaded trucks. These activities could impact sensitive receptors in the area. The vibration level
associated with these types of equipment would attenuate to a maximum of approximately 0,003 inches
per second at 25 ft., which would be well under the threshold of 0.2 inches per second. Moreover, the
nearest sensitive receptor is located approximately 250 fi. from the site. At that distance, vibration
levels due to construction activities would be even less. Vibration associated with the construction of
the proposed project would be below levels that could cause damage to structures, would not result in
prolonged interference for sensitive receptors, and would barely be perceptible. For these reasons, this
represents a less than significant impact. (2)

c) Less than Significant Impact. The ongoing operation of the proposed project may result in a
potentially substantial permanent increase in ambient notse levels in the project vicinity above existing
levels without the proposed project. Potential noise impacts associated with the operations of the
proposed project would primarily be from project generated vehicular traffic on the project victnity
and roadways. FHowever, Highway 156 borders the site to the west, vehicle noise generated by the
project would be consistent with noise generated by the highway and is consistent the surrounding
land uses. The operational noise associated with trucks along Orchard Road and within the site could
increase noise into this rural and agricultural environment. Operations would be from 5 a.m. to 6 p.m,,
with truck pickup and delivery extending to 10 p.m. The nearest sensitive receptors are the single-
family homes located approximately 250 ft. from the project. Agricultural uses currently surround the
site near these receptors and nearby homes are also subject 1o the waffic noise from Flighway 136.
Due to distance from the operations, proximity of homes to Highway 136, the level of truck trips
anticipated and the nature of the agricultural use in the area, increased noise levels generated by the
project would not result in 2 permanent increase in ambient noise levels in the project vicinity above
levels existing without the project and operational noise levels at the nursery site would not exceed the
County’s 70 Las noise standard. This represents a less than significant impact. (2)

d) Less than Significant Impact. Noisc would be generated on the site during construction. This would
temporanly elevate noise levels in the immediate project area from use of various construction
equipment. This issue 1s addressed under item 4.11.3 a) above. Additionally, night time deliveries would
intermittently increase noise in the project vicinity. The project is already within the 65dBA Ly, existing
noise contour due to Its proximity to Highway 156 as reported in the 2035 San Benito County General
Plan RDEIR. The project is estimated to generate 133 daily trips, with 20 trips (15 in, 5 out) during the
a.m. peak hour and 18 trips (7 in, 11 out} during the p.m. peak hour. The additonal trips created by
the project would be minimal as compared to the noise already created on Highway 156. This
represents a less than significant impact. (1, 2)

e) No Impact. The project is not located within an airport land use plan or near any public airports.
There would be no impact 1n connection with the proposed project. (1)

j No Impact. The project is not located near any private airstrips. There would be no impact in
connection with the proposed project. (1)
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4.12 POPULATION AND HOUSING
4,12.1 Environmental Setting

The most recent census for the County was in 2017, with an esumated 60,310 residents hiving in the County
The 2012 to 2016 5-year average total amount of housing units was 18,876 homes in the County®.

The 2035 General Plan EIR notes that employment for 2010 in unincorporated areas of the County was
approximately 4,530 jobs. The 2035 General Plan EIR notes that there will be an increase at an estimated 6.44
percentage per year, and an estimated 94,731 total residents Living in the County between 2010 and 2035.

Concerning employment, a large number of San Benito County residents commute to other counties for work.
Employment in the unincorporated areas of the County are projected to increase approximately 10 percent per
year to an estimated 12,030 and 13,130 total jobs between 2010 and 2035, It is anticipated that there will be
approximately 14,844 dwelling units located in unincorporated areas of the County, and 5,425 located within
the City of Hollister’s sphere of influence, for a total of 20,269 homes. There is an estimated ratio of 2.85
persons per houschold in the unincorporated county, reflecting the past 50 years of declining persons per
dwelling with a 2-percent decline from the 2010 ratio of persons per dwelling.

The County anticipates in the 2035 General Plan EIR that it would provide 182 new residential units for very
low-income households, 282 residential units for low-income houscholds, 331 new residential units for
moderate income houscholds, and 678 new residential units for above moderate households for a total of 1,655
new residential units located in the unincorporated County by the year 2035. Various General Plan goals and
policies and the County Code reflect the County’s planning vision to accommodate the future growth
projections,

4.12.2 Environmental Impacts

Less Than
Potentially | Significant Less Than |
. S & 553 No
Enviroamental Impacts Significant | With Significant I
o mpact
Impact Mitigation Impact
Incosporated
POPULATION AND HOUSING. Would the project:
a) Induce substansial population growth in an acea, cither | (| [ O
directly (for example, by proposing new homes and
businicsses) or indirectly (for example, through
extension of roads or other infrastrucrure)?
b) Displace substantial numbers of existing housing, O O O X
necessitating the construction of replacement housing
clsewhere?
¢) Displace substantial numbers of people, necessitating O O (] X
the construction of replacement housing elsewhere?

* United States Census Bureau Website:
https:/ /www.census.gov/quickfacts/ fact/table/sanbenitocountycalifornia#viewtop. Accessed September 6, 2018.
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4.12.3 Explanation

a) Less than significant impact. The project has the potential for impacts to population associated with
job growth. As noted above, the proposed project would add 50 jobs, however these jobs would be
phased over a six (6) year peniod, please see Table 4.12-1 below. As shown in Table 4.12-1 below, the
initial build-out of the facility would require 17 new hire employees. The current business plan is to
have the existing employees working for T&A at the Shore Road & Fairview Road facility in the City
of Hollister, move to the new transplant nursery. As a result, for at least the initial phase of operation
at least, no new employces would be brought into the County, this represents a less than significant
impact to populaton growth.

Table 4.12-1

sy Employee Phasing Plan
Emplovees 2026 2026 2023
Manager 1
Grower |
Pest

Ferulizer

2 Employees/4 Runges

Matntenance

Office

—

—_

1
1
1
1
g8

=

1

!

1

1

1

Sowing Lead 1
Sowing Lines 12

4

3

1

Forklift Drivers
Truck Drivers
Sanitation/Custodial
Tray Loading /Cleaning 10 0
Total 50 41 37 29
Source: Fmail communication with Jeffery Nohe, September 10, 2018 as updated November, 2018
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At full project buildout, the transplant nursery would employ 50 workers. Compared to the estimated
60,310 people residing in the County as of 2017, this would not be considered a substantial increase in
population growth. The County General Plan accounts for a 9.44 percent increase in jobs each vear.
Based on the 2017 population estimates, a 9.44 percent increase in jobs would equate to an additional
5,693 jobs. The increase in jobs proposed by the project would represent only 0.09 percent of the
projected job growth. In addition, the project does not propose any off-site improvements that would
result in population growth. As such, the population increase resulting from the Project would not
constitute substantial unplanned population growth. Impacts would be less than significant. (1, 2, 3)

b-c) NolImpact. Asstated above, the anticipated job growth associated for the proposed project is already
accounted for in the County General Plan. The proposed use is agricultural, consistent with the current
AP zoning. In addition, the project does not include displacement of housing, and thus would not
necessitate the construction of replacement housing elsewhere. In addition, the current project site
does not include housing and, thus, would not displace a substantial number of people, necessitating
construction of housing elsewhere. As such, there would not be an impact associated with displacing
housing or people, necessitating the construction of replacement housing elsewhere. (1, 2, 3)
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4.13 PUBLIC SERVICES
4.13.1 Envitonmental Setting

Fire protection services in unincorporated San Benito County (including the project site), as well as the Cities
of Hollister and San Juan Bautista, are provided primarily by the City of Hollister Fire Department, which
absorbed the San Benito County Fire Department in 2013. The closest station to the proposed project site 1s
Station 3 located at 110 5% Street in the City of Hollister, which is located 6.5 miles from the proposed project.
Other agencies provide fire protection services as well, including; Aromas Tri-County Fire Department; San
Juan Bautista Volunteer Fire Department; and CAL FIRE. The City of Hollister Fire Department has wwo
agreements with CAL FIRE: the automatic aid agreement provides automatic fire protection services, and the
mutual aid agreement provides fire protection service upon radio request by the City of Hollister Fire
Department.

In addition, the proposed project area is served by the San Benito County Sheriff’s Office. The San Benito
County Sheriffs Department coverage area encompasses the entire unincorporated areas of the County
(including the project site). The San Benito County Sheriff’s Department is located at 2301 Technology Parkway
in the City of Hollister, which is located approximately four miles from the project site, respectively. The
General Plan RDEIR notes that there are 16 units and divisions in the San Benito County Sheriff’s Department,
and 21 sworn deputy allocations whom serve the unincorporated areas of the County, which does not include
sworn officers for incorporated cities.

The Department mainly receives funding from the County’s General Fund, which is derived from property
taxes, sales tax revenue, and user fees. In addition, San Benito County Code Title 5 (Finance), Chapter 5.01
(County Fees), Article IX (Capital Improvement Impact Fees) (Sections 5.01.310.325) establishes development
impact fees requiring that new development provide a fair share contribution toward the provision of capital
improvements, including buildings, facilities, personnel, and/or equipment nceded in order to provide effective
police protection services.

4.13.2 Environmental Impacts

Less Than
Potenually | Significant Less Than .
. - . s No
Eavironmental Impacts Significant | With Significant Impack
Impact Mitigation Impact mpa
Incorporated

PUBLIC SERVICES. Would the project result in substantial adverse physical impacts associated with the provision
of new or physically altered governmental facilities 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 public services:

a} Fire protection? O O & O
b) Police protection? O 0 X (|
c) Schools? O d ad %Y
dy Parks? O 0 a &
e} Other public facilitics? | O O 54
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4.13.3 Explanation

a-b)  Less than significant impact. Construction and implementation of the proposed project would
require fire and police protection services. This increase in service populatdon would not require
additional police staff and vehicles such that new or expanded police facilities would need to be
construction. Construction of the proposed project would result in 50 full time employees, as stated
above in Section 4.12 Population and Housing. This increase in jobs is accounted for in the County
General Plan and does not represent a significant increase in service populaton. The City of Hollister
Fire Department and San Benito County Sheriff already serve adjacent properties, demonstrating that
based on distance between the project site and existing stations the proposed project would not trigger
the need to construct new stations or expand existing services. This represents a less than significant
impact. {1, 2, 3}

c-¢)  No Impact. The proposed project would not require any additional public services, such as schools,
parks, or other public services. The project does not include new or physically altered school, park or
other public services or faciliues. In addition, the proposed project would not require new schools,
patks or other facilities, as it includes a new transplant nursery consistent with the zoning for the
surrounding area as well as population projections. There would be no impact to schools, parks, ot
other public services. (1, 2, 3)

4.14 TRAFFIC/TRANSPORTATION
4.141 Environmental Setting

The following discussion is based on a Traffic Impact Analysis (TIA) prepared by Keith Higgins, Traffic
Engineer (July 6, 2018). This report is presented in Appendix H. The report summarizes the potential
transportation impacts associated with the proposed project. Vehicular, pedestrian, bicycle and transit
circulation issues were evaluated at the project site and the immediately surrounding street network. The
locations of the project site and study area are indicated on Figure 4.14-1, TIA Study Area.

Study Intersections

The a.m. and p.m. peak periods were analyzed at the following intersections:

1. SR 136 / Fairview Road
2. Pacheco Highway / Fairview Road
3. Orchard Road / Fairview Road

In addition, the project driveway on Orchard Road was also analyzed.” Exhibit 3 of the TIA shows the existing
traffic control and lane configurations at the study intersections.

* As shown on the Project site plan (Figure 1.5), there will be three gated access points into the project from Orchard
Road. To be conservative, all three driveways have been consolidated into one project driveway for analysis purposes.
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Methodology

Traffic Operation Evaluation Methodologics

Intersection traffic operations were evaluaied based upon the level of service {LOS) concept. LOS is a
qualitative description of an intersection’s operations, ranging from LOS A to LOS F. Level of Service “A”
represents free flow uncongested traffic conditions. Level of Service “F” represents highly congested traffic
conditions with unacceptable delay to vehicles at intersections. The intermediate levels of service represent
incremental levels of congestion and delay between these two extremes. The analysis was performed using the
2010 Highway Capacity Manual (HCM) methodologies. LOS descriptions for each type of existing traffic
control at the study intersections (ie., signal and one-way stop) are included as Appendix A of the TIA.

Intersecton traffic operations were evaluated using the Synchro© traffic analysis software (Version 10) which
is based on HHCM methodologies. Please see the TIA for more information on the analysis software and/or
methodology.

Level of Service Standards

The study area covers the jurisdictions of multiple pubhc agencies, including the County of San Benito and the
California Department of Transportation (Caltrans). The Caltrans level of service standard is the transition
from LOS C to LOS D (abbreviated as “C/D” in this report) applies to Intersection #1 only. The remaining
study intersections in the study area are under the jurisdiction of the County. The County level of service
standard 1s LOS D, which applies to Intersections #2 and #3.

Modeling of Right Turn on Red (RTOR)

All the signalized study intersections allow right turns on red (RTOR), which generally reduce the ovenll
intersection delay, thus improving the overall intersection level of service and affecting the intersection LOS
calculations. There are several options to model RTOR with different traffic analysis software packages, but
the only method prescribed by the HCM for modeling RTOR is to reduce the input volumes to account for
vehicles turning right on red. Where an exclusive right turn lane movement runs concurrent with a protected
left tuen phase from the cross street, the HCM allows for the right turn volume to be reduced by the number
of simultancous left turners. However, the length of the night turn lane affects the number of vehicles that can
turn right on red. This is because a short right turn lane can result in right turning vehicles being trapped in the
queue with vehicles in the through lane. For the purposes of this analysis, it is assumed that no vehicles would
be able to turn right on red at any of the study intersections.
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Repional Transportation Impact Mitigation Fee

The Council of San Benito County Governments (COG) administers the San Benito County Regional
Transportation Impact Mitigation Fee (TIMF). This fee funds construction of traffic improvements across San
Benito County, including at the nearby SR 156 / Fairview Road intersection. The TIMF is assessed based upon
the square footage of the proposed building to be occupied by the project. The actual amount owed by the
project towards the TIMF will be determined by San Benito County, based upon the project definition and the
fee rates established in Regional Transportation Impact Miugation Fee Nexus Study (Michael Baker
International, January 2016).

Existing Traffic Conditions

Excisting Traffic Network

The site would be accessed via Orchard Road. Regional access to the project site is provided by State Route
156 and Fairview Road. Another roadway serving the study area is the Pacheco Highway (SR 152). A brief
description of each roadway can be found in the TIA.

Existing Pedestrian and Bigyele Network

Thete are no sidewalks along any of the study roadways, including Orchard Road near the project site.
According to the San Benito County Bicycle and Pedestrian Master Plan prepared by Alta Planning + Design,
dated December 2009, there are currently no bicycle facilities of any kind near the project site, although the
paved shoulders on SR 156 are of sufficient width to accommodate bicycles, No bicycle improvements are
proposed in the study area.

Existing Transit Service

San Benito County Local Transportation Authority (LTA) provides fixed-route bus service in San Benito
County. Operating as County Express, it pravides three lines in Hollister, plus intra-county service to Gilroy
via San Juan Bautista, Dial-a-Ride and Paratransit services. There is no bus service to the study area. The nearest
bus stop is located near the intersecton of San Felipe Road and Fallon Road, nearly 4 miles from the project
site.

Existing Vebick Circulation

As shown in Table 4.14-1 below, all of the study intersections currently operate at or better than their respective
level of service standards. No improvements are recommended for existing conditions. Please see the TIA for
mote information on peak turning movement volumes and LOS calculations for existing conditions.
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Table 4.14-1
Interscction Levels of Se
N-g W INgsting sak sting ixdsting [ Background] Background |[Cumalative {Comuiatve

Street Intersecrion St Plus Project | Without | Plus Project| Without Plus
Control Conditions Project | Coaditions | Project Projeet
Conditions Condinons 1Conditons

e S0 i A | g | HC L

1. SR Fairview Symal .| C ; C 466 D 480
156 Road pm. 257 C 260 C 718 ¥ 790 E 1952 F 1965 F
2.Pachecn Fatrview  One-Way | D/D lam. (99 | A (100 B 100 (B 102 [Bl 105 B (103 B
Highway Road Stop pm. 106 B 110 B 139 B 140 B 185 C 187 C
3.Orchard Paview | OneWay  D/D am. 119 | B 121 B 159 C 164 ¢ 240 € 253 D
Road Road Stop pa R LIRERE 125§ 3.0 80 RE5.00 A BRI 6.3 A CEt1 6.6 08 C
4.Orchard Project N/A D/D am | N/A 85 I N/A 85 A N/A 86 | A

Road Dnveway

pm. 867 FA 86 A 86 A

L, T, R = Lefr, Through, Raghe

NB, 5B, EB, WB = Nurthbound, Southbound, Lastbound, Wesibound

Overll Caltrans level of service standard 12 the wansinon between 1OS C and 1OS B, abbrevated as “LOS G/ San Benito County
nverall level of service s LOS B,

Sude-street standasd 1s assumed as LOS D,

For sygnalized inteesecnon analyais, delay 1s average overall delay an seconds per vehicle (sce/veh). For one- and two-way stop
witersceuons, delays are side-sireet operations, atse in sceonds per vehicle (sec/veh)

Analysis performed using 2000 [hphway Capacuy Manual methodologes.

6. N/A = Not Applicable. This Intersection dovs not cxist under this scenano.

7. Level of service ealewlanons can be found in Appendices C through TE

B LOS hyghhbghted in gray mdicates intersection operatng below level of service standard.

% LOS with a thick black border represents a signsficant impact. Resulting tevels of serviee with recommended improvements aoted under
“With Improvements™,

Existing Pedestrian and Bigycle Cirnilation

There 15 no pedestnian or bicycle traffic at any of the study intersectons. As discussed above, there are no
sidewalks or bicycle facilities provided in the study area.

Background Without Project Conditions

Background Without Conditions represents traffic conditions with the additional traffic from land development
that is approved but not yet built. Thus, Background Without Project volumes are approximately 8 - 10 years
beyond Existing conditions. This scenario does not include trips from the proposed project.

Buckgronnd Traffic 1 olumes
Background traffic growth on the study street network was estimated using the following methods:

L. Traffic Growth Predictions from Sun Benito County General Plan Revised Draft Environmental Impuact
Report. First, the net traffic growth predicted at the SR 136 / Fairview imtersection berween Existing
and General Plan conditions, as documented in the San Benito County General Plan Revised Draft
Environmental Impact Report, prepared by EMC Planning Group, dated March 16, 2015, was denived.
Then, approximately 50% of this growth was applied to the SR 156 and Fairview Road corridors at the
study intersections to esumate Background traffic growth.

2. Potenual Traffic Growth on Orchard Road: Background traffic growth on Orchard Road was
estimated based upon the potenual development of half of the agricultural or vacant properties that
connect to Orchard Road. Per the 2035 San Benito County General Plan, all of thesc parcels are zoned
as Agricultural, which allows residential development at a rate of one unit per 3 acres. A maximum of

Té&A 1298 Orchard Road Transplant Nursery Projuct 78 Draft [S/MND
San Henito Couney Resource Management Agener November 2018



approximately 160 units could be built on Orchard Road; half of which s 80 units. Flence, tnp activity
for 80 units was applied to Orchard Road. Note that the largest concentrauon of future homes on
Orchard Road could be built at the vacant parcels on either side of Orchard Road near Fairview Road.

This background traffic growth was distributed through the study intersections and added to the Existing traffic
volumes to create the Background Without Project conditions traffic volumes depicted in Exhibit 9 of the TIA.

Voebiclk Circnlation

Background Without Project condition intersection levels of service are summarized in Table 4.12-1, above.
The LOS calculation sheets for Background Without Project conditions can be found in Appendix E of the
TIA.

Most of the study intersections would continue to operate at or better than their respective level of service
standards under Background Without Project conditions. However, the following intersection would operate
below its respective level of service standards:

1. SR 156 / Fairview Road - LOS C (a.m.), LOS E {(p.m.)
Cumulative Without Project Conditions

The Cumulative Without Project traffic condition is defined as traffic conditions roughly eighteen years beyond
existing conditions (L.e., the Year 2035).

Derivation of Curmulative Without Project Condition Traffic 1 olumes

The traffic volume growth under the Cumulative Without Project conditions were derived similar to the
Background growth described previously. The remaining 50% of the projected traffic growth from both the
2035 San Benito General Plan and the Orchard Road residential growth was added to the Background Without
Project volumes to create the Cumulative Without Project traffic volumes. Exhibit 11 in the TIA contains the
Cumulative Without traffic volumes at the study intersections.

Vehicle Crrenlation — Infersections

Cumulative Without Project conditions a.m. and p.m. tntersection levels of service are summarized on Exhibit
54 of the TIA. The LOS calculation sheets for Cumulative Without Project traffic conditions can be found in
Appendix G of the TIA.

Most of the study intersections under Cumulative Without Project conditions would operate at or better than
their respective level of service standards. However, the following intersection would opetate below its
respective level of service standard:

1. SR 156 / Fairview Road — LOS D (a.m.), LOS F (p.m.) — The San Benito County General Plan
recommends widening SR 156 to four lanes by General Plan Buildout. In addition, it recommends
adding a northbound SR 156 right turn lane. The intersection improvements will be primarily funded
by the San Benito County Regional Transportation Impact Fee administered by the COG. About
26.7% of the traffic growth is attributable to through traffic that neither begins nor ends in the County.
State and federal funding sources will be used for the through traffic component.
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Pedestrian and Bicyele Circudation

There are no planned pedestrian network or bicycle facility improvements in the study area.
Site Access and Internal Circulation

Site Aevess

As shown on Exhibit 2 of the TIA, the project site would have three gated driveways onto Orchard Road. For
analysis purposes, these driveways were consolidated into one driveway. This driveway is projected to operare
acceptably through Cumulative Plus Project condions. No improvements are necessary at the project
driveways based on projected operations.

Appendix | of the T1A contains a northbound left turn warrant' evaluated at the consolidated project driveway.
The warrant was not found to be met for any of the analysis scenarios. Hence, a northbound left turn lane on
Orchard Lane at the project doveways is not necessary. As there would not be any traffic to the project site
coming from the north on Orchard Road, a southbound Orchard Road right turn lane is also not necessary at
the project driveways.

Internal Cercnelation

Most of the project traffic 1s anticipated to use the central driveway, as it provides the most direct access to the
on-site parking area at the center of the project site. Each of the driveways would be paved at Orchard Road
and would become gravel roads as one progresses into the project site. The driveways connect to various gravel
roadways located between the greenhouses, all of which are 40 ft. in width; this width is more than adequate to
allow to vehicles to pass one another while sull a comfortable distance from the greenhouse structures.

4.14.2 Environmental Impacts

Less Than
Potentially | Significant Less Than
. e ’ o7 o Ne
Environmental Impacts Significant | Wirth Significant Impact
Impact Mitigation Impact P
Incorporated
TRANSPORTATION/TRAFFIC. Would the projecr:
a) Conflict with an applicable plan, ordinance or policy | (I & O O
establishing measures of effectiveness for the
performance of the circularion system, wking into
account all modes of rtransportation including mass
transit  and non-motonized travel and relevant
components of the circulation system, including but not
limited to intersections, streets, highways and freeways,
pedestnian and bicycle paths, and mass transit?
" Warrants are developed by agencies and provide volume guidelines for the installation of left turn lanes.
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Less Than
Potentially | Significant Less Than N
Eavironmental Impacts Significant | With Significant 9
o Impact
Impace Mitigation Impact
Incorporated
TRANSPORTATION/TRAFFIC. Would the project:
b) Conflict with an applicable congestion management | [J B4 0 O
program, including but not hmited to level of service
standards and travel demand measures, or other
standards established by the county congestion
management agency for designated roads or highways?
¢) Result in a change in air traffic patterns, including either | [ O O X
an increase in traffic levels or a change in focation that
results 1n substantial safety risks?
d) Substantially increase hazards due to a design feature (for | [J O O &
example, sharp curves or dangerous intersections) or
incompatible uses (for example, farm equipment)?
e} Result in inadequate emergency access? O O O X
f) Conflict with adopted policies, plans, or programs | [J O O <
regarding public transit, bicycle, or pedestrian facilinies,
or otherwise decrease the performance or safety of such
facihues?

4.14.3 Explanation

Significance Criteria

According to the CEQA guidelines, a project may have a sigaificant effect on the environment if it would cause
an increase in traffic that is substantial in relation to the existing traffic load and capacity of the street system.
Neither Caltrans nor the County of San Benito have established formal significance criteria for roadways under
their jurisdiction. The following significance crteria have been used within this study, based upon the

jurisdiction of each study intersection:

Caltrans

For the purposes of this analysis, a significant impact would occur in either of the following two conditions at

a Caltrans faciliy:

® A significant impact would occur if an intersection operating at LOS A, B or C degrades to LOS D, E

or F; or

*  Forintersections and roadway segments alteady operating at LOS D, E or F, a significant impact would
occur if the addition of project trips causes the ovenall intersection delay to increase by more than 5.0

seconds.
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Connty of San Benito

For the purposes of this analysis, a significant impact would occur in either of the following two conditions at
County of San Benito facilities:

A significant impact would occur if an intersection operatng at LOS A, B, C or D degrades to LOS
D,Eor F; or

For intersectons and roadway segments already operating at LOS E or F, a significant impact would
occur if the addition of project trips causes the intersection delay to increase by more than 5.0 seconds.

Less than Significant with Mitigation Incorporated. The project 1s estimated to generate a net 133
daily trips, with 20 trips (15 in, 5 out) during the a.m. peak hour and 18 wips {7 in, 11 out) during the
p-m. peak hour. Figure 4.14-2 depicts the trip distnibution for the project.

U ehicle Circiilation

All of the study intersections under Existing Plus Project conditions continue to operate at or better
than their respective level of service standards. No improvements are required.

Most of the study intersections under Background Plus Project conditions would operate at or better
than their respective level of service standards. However, the intersection at SR 156 / Fairview Road
- LOS C (a.m.), LOS E {p.m.) would operate below its level of service standard. Overall operation at
this intersection under Background Plus Project conditions would operate at a deficient LOS E during
the p.m. peak hour, the same level of service as for Background Without Project conditions. Trips
from the study project would increase overall intersection delay by 1.2 seconds above Background
Without project conditions, which is less than the 5.0 seconds threshold that would be considered
significant. Per the Caltrans significance criteria presented above, the project would not represent a
significant impact at this intersection. No improvements are required.

Most of the study intersections under Cumulauve Plus Project conditions would operate at or better
than their respecuve level of service standards. However, the intersection at SR 156 / Fairview Road
—LO5 D (a.m.), LOS F (p.m) would operate below its level of service standard. Overall operation at
this intersecton under Cumulative Plus Project condition would opetate at a deficient LOS D during
the a.m. peak hour and a deficient LOS F dunng the p.m. peak hour; these are the same level of service
as for Cumulatve Without Project conditions. Trips from the study project would increase overall
intersection delay by 1.4 seconds (a.m.) and 1.3 seconds (p.m.) above Cumulative Without Project
conditions, which are both less than 5.0 seconds. Per the Caltrans significance criteria presented above,
the project would not represent a sigmificant impact at this intersection. No improvements are required.
However, the project would add incrementally to cumulative traffic growth. It would be requited 1o
pay the San Benito County Regional Transportation Impact Fee administered by the Council of San
Benito County Governments that is discussed in Mitigation Measure 4.14-1, below.

Pedestrian & Buyle Cinlation

The project 1s antictpated to generate lirtle to no pedestrian or bicycle traffic, due to the relative
1solation of the project site from population areas and the lack of pedestrian facilities in the area. The
project would not represent a significant impact to pedestrian or bicyele citeulation.
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Transit Crrvulation

The project is anticipated to generate no increase in transit usage by employees or visitors to the project
site. The project would not represent a sigmificant demand for, or impact to transit service.

Although the project would not have a significant impact on vehicle, pedestrian & bicycle, and transic
circulation, the project would stll be required to responsible for payment of the San Benito County
Regional TIMF administered by the Council of San Benito County Governments. General Plan Policy
C-1.5 allows the County to assess fees on all new development to ensure new development pays 1ts fair
share of costs for new and expanded transportation facilities. Pursuant to this policy, the County
requires payment of a TIMF from new development to fund that development project’s fair share of
new transportation infrastructure projects if these are included in a capital improvement program
and/or the TIMF Program. This is considered a potentially significant impact that can be reduced to
a less than significant level with the implementation of Mitigation Measure TRA 4.14-1 described
below. (1, 2, 3, 4, 14, 20)

Mitigation

TRA 4.14-1 Prior to construction, the project applicant would be responsible for payment of the
San Benito County Regional Transportation Impact Mitigation Fee (TIMF), which
would tepresent the project’s contribution towards countywide roadway improvements
funded by the fee program. San Benito County will determine the exact fee amount
attributable to this project.

The structural integrity of a roadway 1s rooted in the ability to withstand repeated truck traffic. While
passenger car traffic has a negligible impact on pavement lifespan, truck traffic affects a roadway’s
usable lifespan in a disproportionate manner. An insufficient pavement thickness can lead to rutting
and potholes with repeated truck traffic, requiring repaving more frequently than would otherwise be
anticipated. Thercfore, it is important that a roadway be designed such that it can accommodate
anticipated truck traffic demands. Caltrans uses two concepts to determine the correct pavement
thickness — Equivalent Single Axle Load (ESAL) and Traffic Index (TT) (sec the TIA for more
informaton on these concepts).

Exhibit 13 in the TIA summarizes the TT calculations for two sections of Orchard Road - 1) north of
Fairview Road; and 2) along the project frontage. As shown on Exhibit 13 in the TiA, the TIA
determined the exisung TI for both sections of Orchard Road 1s 8.0. However, upon review from the
County Public Works further testing is required to adequately determine the TI of Orchard Road. To
determine the adequacy of the existing pavement thickness of Orchard Road to accommodate the
existing and future pavement loading, a pavement analysis was performed by Grice Engineering. It is
documented in a letter entitled, “Evaluation of Existing Pavement of Orchard Road along frontage of
site”, June 29, 2018. The evaluation was performed to determine whether the existing pavement is
adequate to accommodate existing pavement loading as well as future pavement loading from the
Tanimura & Antle project as well as residential buildout of lands served by Orchard Lane. The report
is included as Appendix K of the TIA. This is considered a less than significant impact. Preliminary
information from the report indicated pavement impacts would be adequate to mect County
requirements. However, updated analysis is currently being conducted by Grice Engineering based
upon review by the County of San Benito Public Works Department. The County requested further
testing to determine if the existing pavement is adequate or whether additional pavement
improvements would be necessary to serve the project and area residents on Orchard Road. The results
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of the testing would determune if additional pavement improvements would need to be made a
condition of project buildout. This 1s considered a potentially significant impact that can be reduced to
a less than significant level with the implementation of Mitigation Measure TRA 4.14-2 described
below. (1, 2, 3, 4, 14, 20)

Mitigation

TRA 4.14-2  Pror to construction, the project applicant shall complete all testing and analysis
required to determune the pavement thickness of Orchard Road needed to comply
with applicable County requirements for pavement loading, subject to review and
approval by the County Public Works Department.

IE after review by Public Works, testing indicates pavement thickness would be
adequate to meet County requirements, no further action is required.

If testing and analysis indicate addinonal improvements would be necessary for full
project buildout, the County shall inform the applicant of requirements for funding
and improvements for the full buildout of the project and enter into an agreement for
future uming and compleuon of construction improvements.

Additionally, San Benito County Ordinance 860, Section 4, included in Appendix K
in the TLA establishes the classification of roadways in the county. Each classification
has a corresponding roadway width and maximum Average Daily Traffic (ADT)
Appendix K contains a table from Road Classificauon Ordinance that identified the
vehicle classification and associated characteristics,

Recommended Classifications

Table 4.14-2 summarizes the roadway classifications for Orchard Road, based on the existing and
projected ADT. As with the TT calculations, the roadway classifications were determined for owo
sections of Orchard Road — 1) north of Fairview Road; and 2) along the project frontage.

As shown on Table 4.14-2, the current ADT on Orchard Road is 924 vehicles per day near Fairview
Road and 844 vehicles per day along the project site. This corresponds to a Local Residential (through)
classification which corresponds with a range in ADT of 501 to 1,500.
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Table 4.14-2

San Benito County Roadway Classifications for the Project

Scenaria
QOrchard Roa

North of Fam':cw RO.! Aloug Project Frum age

Existing 974 Local Rcsldcnual B4 Local Re51dentinl

Existing Plus Project 1,057 | Local Residendial | 844977 | Local Residential

Background Without Project 1,242 Local Residenual 972 Local Residential

Background Plus Project 1,357 | Local Residenual |~ 977-1105 | Local Residential

Cumulative Without Project 1,560 Collector no 1,100 Lacal Residential
access

Cumulatve Plus Project 1,693 Collector no 1,100-1233  Local Residentiat
Access

Notes:

L. ADT = Average Delay Traffic (Two-Way), in vehicles per day.
2. Couvnty roadway classificanon pes San Beaito County Ordinance 860, Secnon 4, adopted i 2010.

The project would increase the ADT by 133 (or about 12.5%) to 1,057 near Fairview Road and by
between 0 and 133 to 977 just south of the project drveway at the south boundary of the project. No
change above the existing 844 would occur at the north end of the project frontage. The project would
increase traffic along the project frontage an average of 7.9%, or 67 trips per day.

Under General Plan Buildout, the ADT on Orchard Road increase to nearly 1,700 vehicles/day near
Fatrview Road, which corresponds to a classification of “Collector No Access”. This condition would
not be experienced until the entire tributary area served by Orchard Road is completely developed with
5-acre home sites. This would not occur for many decades. Under this extremely unlikely, long term
scenario, the ADT along the project frontage would be about 1,233, which remain within the Local
Residential classification.

The San Benito County Local Residential classification requures a pavement width on Orchard Road
of 28 ft., which is 4 ft. wider than the current pavement width of 24 ft.. The roadway width
requirements actually exceed the Local Road width requirements for the American Association of State
Highway and Transportation Officials (AASHTO) (Appendix M of the TIA). The pavement width for
a road with a daily volume of 400 to 1,500 is 20 ft. with 3-foot graded shoulders. Orchard Road has
pavement width of 24 fi., which already exceeds the AASHTO standards. The total graded section
indicated in the AASHTO guidelines of 30 ft. is generally provided along the enure length of Orchard
Road. The existing Orchard Road complies with or exceeds AASHTO standards.

The project would only add 7.9% to 12.5% to the exisung volumes on Orchard Road. This is
considered a potentially significant impact that can be reduced to a less than significant level with the
implementation of Mitigation Measure TRA 4.14-3 described below. (1, 2, 3, 4, 14, 20)

Mitigation

TRA 4.14-3  Prior to the issuance of final building permit, the project will perform a traffic study to
determine the then-current daily traffic volume on Orchard Road between Fairview
Road and the project site. If said volumes are at or over 1,500 vehicles per day, the
project applicant shall be responsible for widening Orchard Road to a minimum of 28
feet in total pavement width between Fairview Road and the project site prior to the
issuance of the final building permit for the project, unless already constructed by
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others. This roadway widening shall conform to the standards and requirements of the
County of San Benito.

In conclusion, the proposed project would have potentially significant impacts conflicung with
applicable plans, ordinances or polices establishing measures of effectiveness for the performance of
the circulation system. The implementation of Mitigation Measure TRA 4.14-1 and Mitigation
Measure TRA 4.14-2 would ensure that these potential impacts effects due would be reduced to a
less-than-significant level.

b) Less than Significant with Mitigation Incorporated. Sce a) above. The project would result in
potentially significant impacts conflicting with applicable congestion management program, including
but not limited to level of service standards and travel demand measures, or other standards estabhshed
by the county congestion management agency for designated roads or highways. The implementation
of Mitigation Measure TRA 4.14-1 and Mitigation Measure TRA 4.14-2 would ensure that these
potential impacts effects due would be reduced to a less-than-significant level. (1, 2, 20)

€) No Impact. Implementation of the proposed project would not result in any change to air teaffic
patterns. (1, 2, 3, 20)

d) No Impact. The proposed project would not involve a hazardous design feature or incompatble uses.
(1,2, 20)

¢) No Impact. The proposed project would not tesult in inadequate emergency access. (1, 2, 3, 20)

£ No Impact. As stated above the proposed project 15 anticipated to generate little to no pedestrian

traffic and bicycle traffic, due to the relative isolation of the project site from population areas and the
lack of pedestrian facilities in the area. In addition, the project is anticipated to generate no increase in
transit usage by employees or visitors to the project site. As a result, the project would not conflict
with adopted policies, plans, or programs supporting alternative transportation. (1, 2, 20)

4.15 TRIBAL CULTURAL RESOURCES
4.15.1 Environmental Setting

tlolman & Associates contacted the NAHC to request a search of the Sacred Lands File and the current list of
Native Ametican contacts for the project location in order to initiate consultation under California AB 52
Amendment to CEQA.

The NAHC responded that the search of the Sacred Lands File for the project vicinity found one tribal resource
associated with the Amah Mutsun Tribal Band within the project area. The list obtained from the NAHC
included five Native American contacts. Each of the contacts was contacted in a letter sent via email on May
26, 2018. Information in the letter included the project description, results of the Sacred Lands File search,
results of the records search, results of the site reconnaissance and subsurface testing, a project location map,
and the project master plan.

The partics contacted were asked to consider the letter and project information as notification of a proposed
project as required under CEQA, specifically Public Resources Code 21080.3.1 and Chapter 532 Statutes of
2014 (AB 52). Comments were requested in writing within 30 days. Return contact information was provided
to facilitate multiple options for responses by letter, fax, email, or phone. The following contacts were sent
consultation letters:
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®  Valenun Lopez, Chatrperson, Amah Mutsun Tribal Band

* Irenne Zwierein, Charperson, Amah Mutsun Tribal Band of Mission San Juan Bautsta
*  Karen White, Council Chairperson, Xolon-Salinan Tribe

"  Ann Marie Sayers, Chairperson, Indian Canyon Mutsun Band of Costanoan

®  Donna Haro, Tribal Headwoman, Xolon-Salinan Tribe
The consultation process resulted in direct contact with four of the five Native American contacts {80 percent)
on the list provided by NAHC. A record of the consultation process is attached to the cultural resources

report!!. There has been no formal request for consultation under AB 52 to this point 1n the consultauon
process.

4.15.2 Environmental Impacts

Less Than
Potentially | Significant Less Than No
Environmental Impacts Significant | With Significant Impact
Impact Mirigation Impact P
Incorporated

TRIBAL CULTURAL RESQURCES. Would the project cause a substanrial adverse change in the significance of a
tribal culrural resource, defined in Public Resources Code section 21074 as either a site, feature, place, 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:

a) Listed or eligible for listing in the California Register of | OJ a O =
Histoncal Resources, or in a local register of historical
resources as defined in Public Resources Code section

5020.1(K), or

b) A resource determined by the lead agency, in its | O & O (W]
discretion and supported by substantial evidence, to be
significant pursuant to criteria set forth in subdivision (¢)
of Public Resources Code Section 5024.1. In applying
the criteria set forth in subdivision {c) of Public
Resources Code Section3024.1, the lead agency shall
consider rhe significance of the resource to a California
Native America Tribe.

4.15.3 Explanation

a) No Impact. As descnbed above in Section 4.5 Cultural Resources the results of the Cultural
Resources Report indicate there are no historical resources within the project area. As a resuit, the
proposed project would not cause a substantial adverse change in the significance of a tribal cultural
resources as defined in Public Resources Code Section 21074, (2, 3, 13)

b) Less than Significant Impact with Mitigation Incorporated. Both the site reconnaissance and
subsurface testing were negatve for prehistoric archaeological materials within the project area and the
site has been significantly disturbed with a lengthy history of agricultural practices on the property.

" FEara copy of the Cultural Resources Report please contact the Lead Agency, the Cultural Resources Report 15 not
attached to the document for privacy.
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However, one prehistoric archacological resource, CA-SBN-49/H, has been recorded in the north
portion of the project area between Pacheco Creek and Orchard Road (however, not found in the
recorded location during site analysis), and pursuant to California AB 52 tribal consultation was
initiated. The consultation process resulted in ditect contact with four of the five Native American
contacts on the list provided by NAHC. The results of this investigation suggest the project area should
be treated as very sensitive for prehistoric archacological resources, This is considered a potentially
significant impact that can be mitigated to less than significant with incorporaung of Mitigation
Measures 4.5-1, 4.5-2, and 4.5-3 outlined above in Section 4.5 Cultural Resources above. (2, 3, 13)

4,16 UTILITIES AND SERVICE SYSTEMS

4.16.1 Environmental Setting

Water Supply and Delivery

According to the San Benito County General Plan RDEIR, the three primary sources of water supply in the
County include water purchased and imported from the CVP by the SMCWD, local surface water stored 1n
and released from SBCWD owned and operated Hernandez and Paicines reservoirs, and local groundwater
pumped from wells. While the SBCWD is the CVP wholesaler for municipal and industrial use and has
jurisdiction over water management throughout the County, much of the population is served by other water
purveyors, including the City of Hollister, Sunnyslope County Water District (SSCWD), and other small local
purveyors. Some communities within the County are not served by water districts or do not have water systems
that provide water service. These communities and rural residents must rely on private wells and groundwater.

SBCWD has a San Felipe CVP contract for up to 43,800 AF from San Luis Reservoir {Contract No. 8-07-20-
W0130), The majority of CVP water is delivered for agricultural purposes but some is also delivered for
municipal and industrial (M&I) purposes. SBCWD operates and maintains both the Hollister Conduit and San
Justo Reservoir and participates in the operation and maintenance of pumping and conveyance facilities from
San Luis Reservoir through a joint operating agreement with Santa Clara. CVP water is delivered into Zone 6
of San Benito through a pressurized distribution system that extends from San Justo Reservoir to the district
distribution system. Zone 6 1s the only portion of San Benito that is authorized to receive CVP water. (Dept.
of Interior 2017); CVP water is available to the project site.

For the last decade (2000-2010) total water use, including CVP water and groundwater, has ranged from
between 33,000 and 47,000-acre-feet per year (AFY) in the CVP delivery area (termed Zone 6), depending on
weather conditions, the economy, and water conservation measures. Total water use in Zone 6 generally
declined over the period from 2000 to 2010, with year-to-year fluctuations most likely caused by variable
weather conditions. Long term trends may be due to the economy and water conservation. Agriculeural,
municipal, and industrial use has generally declined during this same time frame, mostly due to conservation
and the economic downturn.

Water will be supplied by two water supply wells that are located on the property already and supply water for
irrigation and domestic water. New water tanks will be installed northeast of the drive near the existing well
located adjacent to the creek and will be approved by San Benito County Health Department.

Wastewater System

According to the San Benito County General Plan RDEIR, most of the unincorporated areas of San Benito
County Iack public sewer infrastructure and instead are serviced by either community scptic systems or
individual septic systems and leachficld disposal. The incorporated areas, including Hollister and San Juan
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Bautista, are serviced by each city’s wastewater and sewer services. Unincorporated areas in the County that
have public wastewater service ate served by the Sunnyslope County Water District, the Tres Pinos Water and
Sewer District, or by one of four County Service Areas (CSAs). The four CSAs with sewer collection and
treatment facilities in the county include: CSA #22 Cielo Vista, CSA #3531 Comstock Estates, CSA #54 Pacheco
Creek Estates, and CSA #45 Rancho Larios. The majornty of the sewer districts that provide wastewater service
in the unincorporated County have service areas that also cover the cities of Hollister and San Juan Bauusta,
and planned developments within several subdivisions outside city imits. Communities south of Hollister, neat
Ttes Pinos and in the far western and southern portion of the County, are on septic systems.

A new septc tank and leach field sewer system will be designed to support the office space at the center building,
Sizing requirements will be based on the 50-person occupant-load antictpated at full buildout and will support
testrooms, break rooms and domestic needs.

Storm Drainage

According to the San Benito County 2035 General Plan the San Benito River, Pajaro River, and the Santa Ana
Creck wibutary (north of the project site) are the three natural channels that receive storm water from the
County. Stormwater drainage systems serve very few areas of the county and are operated by five service
providers and several County Services Areas that also provide water and/or wastewater service. Most residents
and businesses in the unincorporated county rely on individual drainage solutions or small-scale drainage
systems. Stormwater quality measures are advocated and required by the County as part of the development
review process, Because of the low intensity of development in unincorporated areas, the construction of large
stormwater drainage systems is not necessary. A preferred method to decrease stormwater runoff volumes
water and quality is the use of Low Impact Development (LID) techniques. The purpose of LID is to reduce
impervious surfaces and provide more opportunities for runoff to soak into the ground onsite or to unlined
ditches and swales or to be used for irngation and other uses.

The site will be developed with a minimum 50-foot setback to Pacheco Creek and all runoff will be directed
away from the creek. Addinonally, two new vegetated basins totaling 13.2 acre-ft. (located in the middle of the
project side and on the southwest corner, see Figure 1.5) and a 1,500-foot long vegetated swale (located along
the southern boundary of the project site, see Figure 1.3) to retain and clean stormwater will be strategically
located to intercept runoff before there 1s any discharge from the site. As the disturbed area exceeds one (1)
acre, the project applicant will also be responsible for obtaining Construction Activitics Storm Water General
Permit (General Permit), file a complete Notice of Intent (NOI) package, and develop a SWPPP per SWRCB
requirement. The project will be conditioned to require a Waste Discharger identificaion (WDID) number or
Erostvity Waiver to be provided to County Public Works prior to start of any construction activities as part of
this project. Additionally, project conditions will require compliance with County Drainage Standards, provision
of final drainage and erosion control details for the project and that all drainage improvements be installed prior
to issuance of occupancy permit, per County Public Works (RMA correspondence, August 29, 2018).

Solid Waste

The current solid waste disposal and recycling service provider for the City of Hollister, the City of San Juan
Bautista, and most parts of unincorporated San Benito County is Recology San Benito County. Recology
transports solid waste to the John Smith Road Landfill JSRL), which 15 owned by the San Benito County
Integrated Waste Management Department (IWMD) and operated by Waste Connections, Inc. The JSRL is
the only operating active solid waste landfill in San Benito County.

The JSRL 15 located ar 2650 john Smith Road, approximately five miles southeast of downtown Hollister, in
the unincorporated County. It has a maximum permitted throughput of 1,000 tons per day and, as of March
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31, 2018 has a remaining capacity of approximately 3,499,000 cubic yards (CalRecycle, 2018). According to
available information from the Central Coast RWQCB regarding the JSRL, based on current waste disposal
rates, the estimated closure date (when capacity is expected to be reached) 1s 2032 (CalRecycle, 2018).

Electric and Gas

Gas and electric service for the proposed project would be provided by PG&E. In 2016, PG&E's power mix
consists of approximately 33 percent renewable energy sources, with a goal of being 50 percent renewable by
the end of 2030 (PG&E, 2017).

4,16.2 Environmental Impacts

Less Than
Potentially | Significant Less Than
. air i Jr No
Environmental Impacts Significant | With Significans Impact
Impact Mitigation Impact P
Incorporated
UTILITIES AND SERVICE SYSTEMS. Would the project:
a) Exceed wastewater trearment requirements of the O a & c
applicable Regional Water Qualiry Control Board?
b) Require or result in the construction of new water or | [J O & O
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause
significant environmental effects?
c) Require or result in the construction of new storm water O O X O
drainage facilities or expansion of existing facilities, the
construction of which could cause significant
environmental effects?
d) Have sufficient water supplies available o serve the | O (| X O
project from existing enttlements and resoucces, or are
new or expanded entitlements needed?
¢) Result in a determination by the wastewater treatment | [ O O X
provider which serves or may serve the project that it has
adequate capacity to serve the project’s projected
demand in addition to the provider's existing
commitments?
f) Be served by a landfill with sufficient permitted capacity | [J O O [
to accommodate the project’s solid waste disposal
needs?
g) Comply with federal, state, and local statutes and O O X a

regulations related to solid waste?

4.16.3 Explanation

a-b)

Less than Significant Impact. The proposed project would require construction of new wastewater
treatment facilities. However, construction and implementation of the project would not exceed
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applicable wastewater treatment requirements of the Regional Board. The project proposes a new
septic tank and leach field sewer system designed to support the office space at the Center Building.
Stzing requirements would be based on the 50-person occupant-load at full buildout and would support
restrooms, break rooms and domestic needs. Addiuonally, the project would be required to receive
approval from the San Benito County Health Department. The project would not exceed wastewater
treatment requirements of the Regional Board. This represents a less than significant impact. (1, 2, 4,
9, 14, 23)

c) Less than Significant Impact. As discussed in Section 4.9 Hydtology and Water Quality above,
the proposed project would include two new vegetated basins totaling 13.2 acre-ft. and a 1,500~ foot
long vegetated swale to retain and clean stormwater would be strategically located to intercept runoff
before there s any discharge from the site. However, construction of the basins would not result in an
adverse environmental impact. Site design and rtunoff reduction measutes are outlined for
implementation during construction as required by the San Benito County Code of Ordinance and a
stormwater control plan would be implemented as part of the NPDES permit. Compliance with the
San Benito County Code and the NPDES permit would address potenual impacts during construction
of new stormwater facilities. This tmpact is considered a less than significant impact. (1, 2, 3, 4, 9, 14,
23)

d) Less than Significant Impact. As discussed in Section 4.9 Hydrology and Water Quality above,
two water supply wells are located on the Property and supply water for irrigation and domestic water.
The existing wells would be used for irngation and fire suppression water. A new domestic water well
would be constructed to serve domestic requirements of the project. Full project buildout proposes a
50-person occupant load, including restrooms and break room facilities. In addition to the existing
wells, Central Valley Water Project {non-potable “Blue valve™) water is also available onsite for
irrigation,

The new project is anticipated to require an average daily demand of 0.11 acre-ft. per day during Phase
I and 0.48 acre-fr. per day at full buildout during non-peak growing season. Water usage would be
higher from July through October, as these are peak growing periods and higher water demand is
anucipated. During these four months, antcipated peak daily use would be 0.31 acre-ft. per day during
Phase | and a total of 1.28 acre-ft. per day at full buildout (during peak months). Total water use during
peak and non-peak operation is outline in Table 4.16-1 below.

Table 4.16-1

Estimated Average Daily Water Demand and Peak Daily Demand
Average Annual Daily Use

(Acre-ft. /Day) November

Peak Daily Use (Acre- ft. /Day)
July through October

through June
Phase 1 ol 0.31
Full Build-Out 0.48 1.28

Source: Lmail communication with Jeffery Nobrand Anthony Duetle, Tanimura & Antle, Movember 5, 2018. Nore: Water
demand volumes are based on 8 hour run time, with 100% occupancy for the specified phase.

The above provides estimated daily volumes of water usage durning periods of peak demand. Periods
of peak nursery occupancy also coincide with periods of peak evapotranspiration (Email
communication from Anthony Duttle, Director of Agronomic Services for Tanimura & Antle,
November 5, 2018). The table also provides estimates of the annual average of daily water usage
adjusted to projected daily occupancy. The project will use an estmated 273 AFY of water at full
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4.17

buildout, assuming 242 days of average daily or non-peak use (242 x 0.48 acre-ft. /day = 116 AFY) and
123 days of peak use (123 x 1.28 acre-ft./day = 157 AFY).

Water will be supplied by groundwater and Central Valley Water Project for irngation. Sufficient water
supplies are available to serve the project from existing eatitlernents and resources, including
groundwater resources and CVP water as described above and in Section 4.9, Hydrology and Water
Quality and SBCWD Annual Report prepared by Todd Groundwater (2017); this is considered a less
than significant impact. (1, 2,3, 4,9, 23, 24, 25)

No Impact. Wastewater treatment would be through a septic system on-site; therefore, the project
would not affect existing treatment capacity of a wastewater treatment provider. There would be no
impact in connection with the proposed project. (1, 2, 3, 4, 9, 23, 24, 25)

No Impact. The project would gencrate a minimal amount of solid waste. This would be disposed of
at the landfill or other approved location and is not expected to exceed landfill capacity. There would
be no impact in connection with the proposed project. (2, 3, 21)

Less than Significant Impact. The project would comply with all federal, state, and local statutes and
regulations related to solid waste. All waste generated in connection with the project would be handled
in accordance with all applicable federal, state, and local statutes and regulations to the extent they are
applicable to the project. This represents a less than significant impact. (1, 2, 3, 4, 9, 15)

MANDATORY FINDINGS OF SIGNIFICANCE

4.17.1 Environmental Impacts

Eavironmental Impacts Significant | With Significant

Less Than
Potentially | Significant Less Than

Impact Mitigation Impact I

Incorporated

Does the project:

a) Have the potential to degrade the quality of the | [ [ O a

environment, substantially reduce the habitar of a fish or
wildlife species, cause a fish or wildlfe population to drop
below self-sustaiming levels, threaten to eliminate a plant
oc animal community, reduce the number or restrict the
range of a rare or endangered plant or animal or eliminate
important examples of the major periods of California
history or prehistory?

by Have
cumulatively considerable? ("Cumulanvely considerable”
means that the incremental effects of a project are
considerable when viewed in cannection with the cffects
of past projects, the effects of other current projects, and
the effects of probable future projects)?

impacts that are individually limited, but | OJ a X O

c) Have environmental effects which will cause substantial O O [ O

adverse cffects on human beings, either direcily or
indirectly?
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4.17.2 Explanation

a)

b)

Less than Significant Impact with Mitigation. The proposed project would involve the
development of greenhouses and related umprovements on a vacant lot on a former nursery warehouse
site and former disturbed agricultural land. The proposed project would not 1) degrade the quality of
environment, 2) substantially reduce the habitat of a fish or wildlife species, 3) cause a fish or wildhfe
population to drop below self-sustaining levels, 4) threaten to eliminate a plant or animal community,
5) reduce the number or restrict the range of a rare or endangered plant or animal, or 6} climunate
important examples of major periods of California history or prehistory.

The area proposed for development contains heavily disturbed, ruderal vegetation and no special-status
plant or wildlife species were observed or considered likely to be found on the project site. Aesthetic
impacts are considered less than significant with mitigatuon proposed to introduce landscaping along
project boundaries and reduce unpacts from hight and glare (See Mitigauon Measures AES 4.1-1 and
4.1-2). Mitigation for biological resources such as pre-construction surveys and construction activities
avoiding nesting season are proposed to reduce impacts related to sensitive species to less than
significant (Mitigation Measures BIO 4.4-1). In addition, mitigation, standard BMPs, as well as payment
of the HCP fee would be employed to reduce or avoid impacts to the riparian area of Pacheco Creck.
The proposed project proposes tree removal, Mitigauon Measures BIO 4.4.-2 through BIO 4.4-4
would reduce impacts to avian species associated with tree removal to a less than significant level.

The proposed project would not adversely unpact a cultural or historic resource that is an unportant
example of a major period in California history with mitigation proposed in this IS/MND. Mitigation
would reduce potential impacts to cultural resources resulting from ground disturbing construction
acavity (Mitgation Measures CL'L 4.5-1 through CUL 4.5-4) to less than significant. The proposed
project would not 1) degrade the quality of environment, 2) substanually reduce the habitat of a fish
or wildlife species, 3} cause a fish or wildhfe population to drop below self-sustaining levels, 4) threaten
to eliminate a plant or animal community, 5) reduce the number or restrict the range of a rare or
endangered plant or animal, or 6) eliminate important examples of major periods of California history
or prehistory. With implementation of these measures, as described in this IS/MND, the project would
not have the potential to degrade the quahty of the environment and, overall, impacts would be less
than significant impact. No additional mitigation is necessary beyond mitigation identified in each of
the respecuve topical CEQA sections contained in this IS/MND. (1, 2, 3, 8, 9, 10, 13, 14, 15, 20, 23,
25).

Less than Significant Impact. The proposed project would not result in a cumulatively considerable
adverse environmental effect. The proposed project’s aesthetic, biological, cultural, geology & soils,
land use, and traffic/transportation are specific to the project site, are less than sigmficant with
mitigation and would not contribute to cumulauve impacts elsewhere. This IS/MND contains
mitigation to ensure that all impacts would be minimized to a less than stgnificant level. The proposed
project would result in temporary construction-related impacts that would be mitigated to a less than
signtficant level through the incorporated of mitgaton measures idenufied in this IS/MND
{(Mitigation Measure GEO 4.6-1). All operational impacts associated with the project would also be
reduced to a less than significant level through the incorporation of mitgation (Mitigation Measures
AES-4.1-1 & AES-4.1-2; LU-4.10-1, TRA 4.12-1 & TRA 4.12-2). Compliance with the mitigation
measures contained in this document would ensure that all impacts are less than significant. The project
would have temporary air quality impacts, and GHG emissions that would contribute to the overall
regtonal and global GHG emussions. However, air quality impacts and GHG emussions would not
exceed the MBARD's thresholds of significance. In addition, the proposed project would not induce
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potential population growth beyond existing levels. As a result, the project would not conflict with
and/or obstruct the implementation of the MBARD 2012-2015 AQMP, or any other plans to address
exceedance of State air quality standards. For these reasons, the project would have a less than
significant cumulative impact on the air quality and GHG. Overall, based on the analysis provided in
this I1S/MND, the proposed project would not significantly contribute to cumulative impacts.

Additionally, the EIR prepared for the County’s 2035 General Plan identified several significant
unavoidable impacts that would potentially occur with buildout of the General Plan, including loss of
prime farmland, light and glare, effects to sensitive species and habitats, exposure to flood hazards,
noise, population growth, and transportation level of service impacts. This project is consistent with
the General Plan land use designation; thus, the effects of the project were already considered
programmatically as part of the General Plan EIR. A list of relevant General Plan policies considered
during review of this project are contained in Appendix G: 2035 San Benito County Relevant General
Plan Policies. As stated above and in topical sections of this IS/MND, in many cases, this project
would have no effect on impacts cited. Overall, the project would not result in impacts that are
individually limited, but cumulatively considerable. (1, 2,3, 8,9, 10, 11, 12, 13, 14, 15, 20, 23, 25)

c) Less than Significant Impact. The proposed project would not cause any adverse effects on human
beings. Temporary construction impacts would be temporary in nature and mitigated to a less than
significant extent. In addition, temporary construction impacts would be limited since potential
construction-related air quality impacts and GHG emissions would not exceed the MBARD’s
significance thresholds and compliance with applicable MBARD regulations would minimize potential
nuisance impacts to occupants of nearby land uses. The project would not result in environmental
effects that would cause substantial adverse effects on human beings, either directly or indirectly as
documented in this IS/MND. (1, 2, 3, 8,9, 10, 13, 14, 15, 20, 23)
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