COUNTY OF SAN BENITO
RESOURCE MANAGEMENT AGENCY
PLANNING AND BUILDING INSPECTION SERVICES

Z301 1 eckndogy Perk, Fhane (B31)637/-5313
Holkster, CA 1251 E-mail. sbeplnSonsh i
NOTICE OF DECISION

Planning Commission
(Post Hearing Final Document)

APPLICATION:  Fay/ Bennett Tentative Subdivision Map Proposal TSM 15-93.

DATE: November 15,2017

APPLICANT: Hollister Land Partners LLC.

OWNER: Dennis Fay /Lompa Enterprises LP a CA Ltd. Partnership

LOCATION: The subject parcel is on the east side of Southside Road, south of Enterprise Road, San
Benito County, CA and approximately 27.26 acres in area.

APN: 020-290-049-000

GENERAL PLAN: RM Residential Mixed

ZONING: R-1 Single Family Residential

IN ACCORDANCE WITH THE PROVISIONS OF THE COUNTY OF SAN BENITO, STATE OF
CALIFORNIA, THE FAY/ BENNNETT VESTING TENTATIVE SUBDIVISION MAP TSM 15-93
IS HEREBY APPROVED BY THE PLANNING COMMISSION TO ALLOW FOR THE
SUBDIVISION OF UP TO 84 SINGLE FAMILY RESIDENTIAL UNITS, THIS 15th DAY OF
NOVEMBER 2017 WITH THE FOLLOWING PROJECT DESCRIPTION, AND SUBJECT TO
THE FOLLOWING FINDINGS, CONDITIONS OF APPROVAL AND MITIGATION
MEASURES.

PROJECT DESCRIPTION:

The approved Tentative Subdivision Map TSM-15-93 will allow the construction of 84 single-family
homes oriented around three new roadways internal to the site along with related improvements. Lot
sizes would range from approximately 7,000 square feet to approximately 14,000 square feet in size.
Primary access to the site will be provided via a two-way, stop controlled driveway at the intersection of
Southside Road and Hospital Road. A secondary fully improved public street access will be provided at
a northerly location opposite the Brigantino Subdivision access to Southside Road, requiring
coordination and agreements with neighboring properties. Internal roadways will be 60 feet wide and
have fully improved frontages, with curbs, gutters, sidewalks, and streetlights in accordance with
applicable County and other standards and requirements. Internal roadways will provide Class III bike
lanes for shared use with motor vehicles, connecting to the existing Class II lanes on Southside Road.

FINDINGS
California Environmental Quality Act (CEQA) Findings:

Finding 1: The initial study/mitigated negative declaration for Bennett Ranch Project - 3061 Southside
Road Tentative Subdivision Map (TSM) 15-93 has been prepared in compliance with the provisions of
the California Environmental Quality Act (CEQA), the State CEQA Guidelines and the San Benito
County Implementing Procedures for the California Environmental Quality Act.



Evidence: Materials in the preparation of the initial study and mitigated negative declaration are filed
in the project record located at the San Benito County Planning Department in file TSM 15-93. Public
review of the initial study was conducted from Friday, August 18, 2017 to Monday, September 18, 2017.
Notice of Availability of the proposed Mitigated Negative Declaration was mailed to interested parties
and lo property owners within 300 feet of the project site and posted at public locations in the County,
including the County of San Benito Website (www.cosb.us).

Finding 2: The Planning Commission has considered the initial study/mitigated negative declaration
together with all comments received from the public review process.

Evidence: The Planning Commission considered all evidence regarding this project, including any
written and verbal responses from the public hearing on September 18, 2017.

Finding 3: The initial study/mitigated negative declaration reflects the independent judgment of the
Planning Commission.

Evidence: The San Benito County Planning Department prepared the initial study with assistance from
First Carbon Solutions of Walnut Creek, California. The Planning Commission considered and
reviewed the initial study/mitigated negative declaration and considered public comments and
supplemental information prior to action on the mitigated negative declaration.

Finding 4: The Planning Commission has found that there is no substantial evidence that the proposed
project will have a significant effect on the environment.

Evidence: After consideration of the initial study/mitigated negative declaration, the Planning
Commission found that the project as proposed, with the adoption of the mitigation measures and
conditions of approval, would not have a significant effect on the environment.

Subdivision Findings:

Finding 1: The proposed map (TSM 15-93) is consistent with the General Plan and any applicable
specific plan.

Evidence: The Project site is located within the Residential Mixed (RM) General Plan land use
designation and would be consistent with the Residential Mixed (RM) land use designation. The purpose
of the RM General Plan designation is to allow areas of unincorporated urban uses where circulation
and utility services exist. The designation allows mixed-use developments at a density of up to 20
dwelling units per acre. As the Praject includes the construction of 84 single-family units on an
approximately 26-acre site at approximately 3.23 Dwelling Units per acre it does not exceed the density
and other relevant provisions in the RM designation,

Evidence: While not subject to a specific plan, the proposed project’s is consistent with the uses
allowed in the County's Single-Family Residential R1-District zoning designation. Permitted uses in the
R1 zone include single-family dwellings with a minimum building site area of 5,000 square feet (where a
public sewer and public water supply are available). The Project proposes to be served by nearby
roadways and to connect to the City of Hollister s wastewater treatment plant for sewer service (subject
to any required approvals from other public agencies, e.g., LAFCO and/or the City of Hollister) and to
the Sunnyslope County Water District (SSCWD) for water service, and therefore the 5,000 sf minimum
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lot requirement applies to the Project. All home sites would be on lots greater than 5,000 sf, and would
therefore be consistent with this requirement.

Finding 2: The design or improvements of the proposed subdivision is consistent with the General Plan
and any applicable specific plan.

Evidence: While no parks or open space have been provided within the project area for the new
residents or community, the applicant has proposed payment of In-lieu fees to meet park requirements.
Per Code, fair market value of the in lieu fee is to be determined by the County Assessor (Section
23.15.008(F) (1)).

Evidence: While no affordable housing has been proposed within the design and improvements of the
subdivision, the applicant has offered to pay a 34,500 fee to the County per unit at the time of building
permit issuance to compensate the County for the project's share of affordable housing. Over time as
building permits are issued for the 84 homes to be constructed, $378,000 will be collected. This has
been included as a Condition of Approval,

Evidence: Subject to obtaining basic sewer and water utility services from the City of Hollister and the
Sunnyslope County Water District, the project will be required to design and install improvements (such
as a potential sewer lift station) appropriate to the needs of those providers to provide service to the
project. (Systems may need to be sized in a manner that will aliow for future connections and service
capacities.) A condition of approval has been added to the project requiring proof of these service and
written contractual agreements for these services, prior to ground disturbance and any preparation of
the property for infrastructure or residential development.

Evidence: The Project proposes road right-of-way, drainage improvements, water piping, and other
infrastructure to serve the Project.

These have been reviewed by the appropriate County departments and the Planning Commission and have
been determined to be consistent with the design standards set forth in the San Benito County Code. The
General Plan consistency findings are hereby reaffirmed and incorporated herein by reference. In particular,
the General Plan's Public Facilities Element, Policies 1.1 through 1.13 describes improvement design
standards for infrastructure and public services; staff has determined the subdivision design and
improvements described in TSM 15-93 and the subsequent addition of a filly improved secondary access
point in agreement with neighboring property owners, are consistent with the above mentioned policies.
The General Plan's Circulation Element, Policies 1.2 through 2.6 describe improvement design
standards for road improvements and requirements for new development within the County; the
improvements set forth in the proposed map have been determined to be consistent with all of the above
mentioned policies.

Finding 3: The site is physically suitable for the type of development.
Evidence: Staff and the Planning Commission evaluated the proposed vesting tentative subdivision map and

all associated materials provided in connection with the application for TSM 15-93 and have determined that
the type of development described in the map is consistent with that described in the Initial
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Study/Mitigated Negative Declaration. Setbacks have been observed form know fault line zones and
soils are capable of supporting single family development.

Finding 4: The site is physically suitable for the proposed density of development.

Evidence: Staff and the Planning Commission evaluated the proposed vesting tentative subdivision map and
all associated materials provided in connection with the application for TSM 15-93, and have determined that
the site is physically suitable for the proposed density of development described in the map and is
consistent with that described in the proposed Mitigated Negative Declaration and the underlying RM
General Plan land use designation. Cross-reference the Evidence for Finding #1 above.

Finding 5: The design of the subdivision or the proposed improvements is not likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife or their habitat.

Evidence: The Initial Study / Mitigated Negative Declaration identified potentially significant impacts
to biological resources and proposed mitigation measures designed to reduce the potential impacts to a
less than significant level. The Project incorporates the mitigation measures from the Initial Study /
Mitigated Negative Declaration including those pertaining to biological impacts.

Staff and the Planning Commission evaluated the proposed vesting tentative subdivision map and all
associated materials provided in connection with the application for TSM 15-93, and have determined that the
design of the subdivision and proposed improvements are consistent with that described in the Initial
Study / Mitigated Negative Declaration. The findings and determinations regarding potential impacts to
biological resources and mitigation of those impacts are incorporated herein by reference.

Evidence: Comments received from the Central Coast Regional Water Quality Control Board
(CCRWQCB) have been addressed in an errata of the ISMND to clarify that the project will be held to
local and regional water quality control standards. See EXHIBIT E of the November 15, 2017 staff

report to the Planning Commission.

Finding 6: The design of the subdivision or the type of improvements is not likely to cause serious
public health problems.

Evidence: The Initial Study/Mitigated Negative Declaration evaluated potentially significant impacts
pertaining to public health and proposed mitigation measures designed to reduce the potential impacts
to a less than significant level. Additionally, the applicant has provided for a secondary full-street
access at a northerly location across form the Brigantino Subdivision access, and has offered $10,000 in
Junding for striping and signage across Sunnyslope Road at Hospital Road to enhance public safety at
the southerly subdivision access. Staff and the Planning Commission evaluated the proposed vesting
tentative subdivision map and all associated materials provided in connection with the application for TSM 15-
93,and have determined that the design of the subdivision and type of improvements (subject to the
qualifications in the above findings) are consistent with that described in the Initial Study/Mitigated
Negative.

VTM #15-93 (POST PC ACTION FINAL DQC) Page 4 of 32 Fay / Bennett / Hollister Land Partners, LLC



Finding 7: The design of the subdivision or the type of improvements will not conflict with easements,
acquired by the public at large, for access through or use of, property within the proposed subdivision.

Evidence: Staff and the Planning Commission evaluated the proposed amended vesting tentative
subdivision map and all associated materials provided in connection with the application for TSM 15-93, and
have determined that any easements for public access or use have been identified on the tentative map and
shall be maintained.

Finding 8: Subject to Section 66474.4 of the Government Code, the land is not subject to a contract
entered into pursuant to the California Land Conservation Act of 1965 and that the resulting parcels
following a subdivision of that land are not too small to sustain their agricultural use.

Evidence: The Project site is not subject to a Land Conservation Act (Williamson Act) contract, While the site
currently contains an orchard and has undeveloped grazing fields, agricultural activities have not occurred on-
site since 2014 and the land is not currently irrigated. The General Plan and Zoning Designation anticipate
residential development for the property, and efforts to sustain agricultural uses here and for the surrounding
areas have been redirected to residential development. Mitigation Measures for the loss of agricultural lands
were made components of the 2035 General Plan update and accordingly with implementation of MM AG-1,
impacts would be less than significant.

Finding 9: Subject to Section 66474.6 of the Government Code, the discharge of waste from the
proposed subdivision into an existing community sewer system would not result in violation of existing
requirements prescribed by the Central Coast Regional Water Quality Control Board pursuant to
Division 7 of the Water Code.

Evidence: The proposed parcel(s) are proposed to be connected to the Hollister Water Reclamation Facility
in accordance with the Hollister Urban Area Master Water and Wastewater Plan. The Project would not
use septic tanks or any alternative wastewater disposal system. Therefore, no impacts related to the use
of septic tanks or alternative wastewater systems would occur.
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CONDITIONS OF APPROVAL AND
MITIGATION MONITORING AND REPORTING PROGRAM

1. Indemnification: APPLICANT shall defend, indemnify, and hold San Benito County, its
agents, officers, and/or employees (hereinafter “COUNTY™) free and harmless from any and all
suits, fees, claims, demands, causes of action, proceedings (hereinafter collectively referred to as
“Legal Action”), costs, losses, damages, liabilities and expenses (including, but not limited to, an
award of attorneys’ fees, expert witness fees, and court costs) incurred by COUNTY arising
(directly or indirectly) or resulting from the review, processing, consideration, or approval of
APPLICANT’S Project or action taken by COUNTY thereon, including Legal Actions based on
the negligence of COUNTY. APPLICANT will reimburse COUNTY for any damages, costs, or
fees awarded pursuant to any settlement, default judgment, or other judgment taken against the
County, whether the result of Applicant’s decision not to defend legal action or otherwise.
COUNTY retains its discretion to direct counsel regarding whether to defend, settle, appeal, or
take other action regarding any Legal Action. County shall promptly notify the Applicant of any
claim, action or proceeding, and cooperate fully in the defense. (Gov. Code 66474.9 (b) (2)). In
addition, Applicant cannot be required to pay or perform any settlement unless the settlement is
approved by the applicant. {Planning, County Counsel]

2. Conformity to Plan: The development of the site shall conform substantially to the Proposed
Tentative Map (EXHIBIT A to the Planning Commission Staff Report of 11/15/2017) and
Conditions of Approval and environmental mitigation measures as approved by the Planning
Commission. [Planning]

3. Conditions of Approval: Prior to or upon approval by the Planning Commission, Applicant
shail sign the statement below certifying that Applicant is in agreement with all Conditions of
Approval, [Planning]

I certify that I understand and agree to comply with all Conditions of Approval imposed by the
Planning Commission, or Board of Supervisors as applicable, on this Permit,

Applicant Signature: ﬂ [ 2"
Date: _ [~ /?-—}g/(

4. Notice of Determination (California Fish & Wildlife Fees): The subdivider shall file the
Notice of Determination, provided by the County RMA, with the County Clerk within five (5)
days of approval of the vesting tentative subdivision map. California Department of Fish and
Wildlife fee of $2,266.25 ($2,216.25 + $50.00 County Clerk Processing Fee) — Fish & Wildlife
Code section 711.4(d)) must be submitted with the filing. A copy of the filed notice shall be
submitted to the County RMA. Should the Notice not be filed and the fee not paid within five
(5) days, the application is subject to action described in Public Resource Code section 21167
and the Project is not operative, vested, or final until the Notice is filed and the fee is paid
{Public Resources Code section 21089(b)). [RMA]

5. Mitigation Monitoring: Upon approval of Vesting Tentative Map 15-93 by the Planning
Commission, the subdivider/owner(s), County Counsel, and the RMA Director shall agree to and
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sign the Mitigation Monitoring Program form(s). The subdivider/owner(s) shall comply with all
the mitigation measures set forth in the Mitigation Monitoring and Reporting Program (MMRP),
incorporated herein by reference, to reduce or avoid, to the extent feasible, the potentially
significant and significant impacts of the Fay / Bennett / Hollister Land Partners LLC Project. In
adopting these mitigation measures, the Planning Commission intends to adopt each of the
mitigation measures identified by the Initial Study/Mitigated Negative Declaration and
applicable to the Project. [RMA, County Counsel)

6. Revenue Neutrality of Project; Cooperation in Forming Financing Districts.

¢ Revenue Neutrality Generally. The parties acknowledge and agree that Owners are
required to ensure Revenue Neutrality of the Project through the formation and
implementation of the CFD.

s Formation and Implementation of CFD. Owners shall cooperate in the establishment of
the CFD and the imposition of the related levy over the Property, including, without
limitation, not exercising any right of protest; funding County's consultant to prepare any
and all studies and other documentation necessary to form the CFD; and paying all of
County's costs and expenses associated with the CFD formation and implementation
process. After Owners have initiated said formation process, the County shall use diligent
and good faith efforts to complete said formation process within one hundred eighty
(180) days after County issues the required Notice of Intention for Form the CFD.

o Prior to filing with the County of the first Final Map, the subdivider shall cooperate and
diligently work with the County to form a Community Facilities District (CFD) or other
mutually acceptable financing district or mechanism to enable the Project to remain
revenue neutral in accordance with an approved fiscal impact study funded by the Project
applicant (in part or in whole) and conducted by the County’s consultant, Said fiscal
impact study shall determine: whether the Project would be fiscally positive or negative,
and if the latter, then said study shall identify the amount of additional funding needed to
ensure revenue neutrality and shall also provide any other information necessary
(determined in the County’s reasonable discretion) to facilitate the formation of the
above-referenced CFD.

o Prior to recordation of the first Final Map, the CFD or other mutually acceptable
financing district or mechanism to enable the Project to remain revenue neutral shall be
adopted and formed to the satisfaction of the RMA Director. The subdivider(s) shall
cover any and all actual County costs associated with said formation/annexation
proceedings. All related processing fees, including State Board of Equalization fees, must
be submitted prior to recordation of the first Final Map. [RMA, County Counsel]

7. A Homeowners Association (as defined in Section 23.01.004), duly incorporated under the laws
of the State of California, shall be formed for this subdivision. The covenants and restrictions for
the subdivision shall provide for its formation and operation and delineate the rights and
obligations of the association, its directors and its members (which must include the right of the
association, through its members, to levy assessments that are a legal obligation of members and
a lien on subdivided property owned by members of the association). The homeowners
association shall be activated at or before the time of approval of the final or parcel map, for the
purpose of:
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Street lighting, street sweeping, road maintenance, storm drainage, landscaping
maintenance and other services directly related to the subdivision.

An applicant may propose another option to developing a homeowners association. If so, the
applicant’s request shall be brought before the Board of Supervisors, reviewed and approved
prior to or during approval of the final or parcel map, and any approved alternative shall be
activated at or before the time of approval of the final map by the Board of Supervisors.
[§23.25.007 (SBC Code)]

8. Habitat Conservation Plan Impact Fees: Prior to recordation of the subdivision map in
accordance with County Ordinance 541 which sets fees for the habitat conservation plan
financing and kit fox protection measures, the applicant shall contribute a habitat conservation
plan mitigation fee of $150.00 for each lot under 1 acre. In this case, all 84 lots are less than
one-acre in size and $12,600 is payable to the Planning Division. [Planning]

9. Assessment: Prior to recordation of any and all Final Map(s), the subdivider shall pay applicable
security for taxes and special assessments as required by Sections 66492, 66493, and 66494 of
the Subdivision Map Act; this includes pre-payment of taxes for the current year the Final Map
at issue is recorded. [RMA, Assessor]

10. Affordable Housing Fee. The applicant shall pay a 84,500 fee to the County per unit at the time
of building permit issuance to compensate the County for the project’s share of affordable
housing. Over time as building permits are issued for the 84 homes to be constructed, $378,000
will be collected.

11. Parks. Prior to map recordation, the applicant shall pay an in lieu fee equivalent to 1.26 acres of
land equivalent in value to those lands being develop by the applicant (pre-development
approval). Per Code, fair market value of the in lieu fee is to be determined by the County
Assessor (Section 23.15.008(F) (1)).

12. The applicant shall provide Secondary Access.
A) Prior to Recordation of a Final Map, the
applicant shall demonstrate that the project
has the rights and or agreements in place to
construct a County-acceptable second street
access to the subdivision.
B} Prior to occupancy of the 43rd unit, the
fully improved secondary public street access
shall be installed and functional.

13. Demonstration of Public Water and Sewer
Service. Prior to ground disturbance and
preparation of the property for infrastructure
or residential development, the applicant shall
demonstrate proof of sewer and water utility
services from the City of Hollister and the
Sunnyslope County Water District. Upon
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demonstrating proof of written contractual agreements for these services (that will also clarify
financial obligations of concemned parties), the project will be required to design and install
improvements (such as a potential sewer lift station) appropriate to the needs of those providers
to provide service to the project. (Systems may need to be sized in a2 manner that will allow for
future connections and service capacities.)

14, Domestic Water: The subdivider shall provide the necessary domestic water system
improvements that are sufficient to deliver water and provide water service to the Project, as
shown on the vesting TSM and in all applicable Water Improvement Plans, pursuant to San
Benito County Standards,

15. Sanitary Sewer Improvements: The subdivider shall install sanitary sewer improvements that
are sufficient to serve the Project, as shown on the vesting TSM and in all applicable Wastewater
Improvement Pians, pursuant to San Benito County Standards.

16. Compliance Documentation: The permittee shall submit a summary response in writing to
these Conditions of Approval and Mitigation Measures documenting compliance with each
condition and mitigation measure, including dates of compliance and referencing documents or
other evidence of compliance. [Planning]

17. Recordation: The subdivider shall submit a Final Map or multiple final maps to the County and
the Final Map(s) shall be considered by the San Benito County Board of Supervisors, following
review and approval by the County RMA and recorded with the County Recorder. The Vesting
Tentative Subdivision Map shall expire as specified by the Subdivision Map Act and the
County’s Subdivision Ordinance. Failure to record a Final Map in accordance with applicable
laws within the period of approval or a period of extension shall terminate all subdivision
proceedings. [RMA]

18. Development Fees: The subdivider shall pay all applicable Development Fees as required by the
County of San Benito Code or otherwise, which shall be in the then-applicable amount as of the date
when the subdivider applies for each building permit, as provided in Section 23.13.003 of the San
Benito County Code.

19. Easements: The Final Map(s) shall show all necessary easements for access, utilities, and
drainage. [RMA]

20. Construction Hours: A note shall be placed on an additional sheet to the Final Map(s) that
states: “As required by County Ordinance, Construction on the parcels shall be limited to the
hours of 7:00 a.m. to 7:00 p.m., Monday through Saturday.

21. Water Softeners: [f water softeners are proposed to be installed on any residential units within
the Project, then a note shall be placed on the subdivision improvement plans and on an
additional sheet to the Final Map(s) that states: “Self-regenerating water softener appliances
(SRWS) shall not be installed in any structure on-site. A SRWS is defined as a water softening
device that removes calcium and magnesium salts from water by using an ion-exchange resin
utilizing sodium chloride during the ion-exchange process. The ion-exchange resin used in
SRWS’s is recharged by using a sodium chloride brine solution which is subsequently discharged
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into the sewer system. However, water softeners recharged by portable cartridges supplied by
service providers where the brine solution resulting is not discharged into the sewer system may
be allowed.”

If water softeners are proposed to be installed on any residential units within the Project, then
only acceptable water softeners (as defined above) shall be shown on plans submitted to the San
Benito County RMA, Building and Planning Division for review and approval. The prohibition
of SRWSs shall be included in Covenants, Conditions and Restrictions (CC&Rs), with oversight
by the County RMA, Building and Planning Division, as appropriate, The County RMA,
Building and Planning Division shall review site plans for compliance prior to issuance of
building permits. County inspectors may inspect site for installation of permitted water softeners
prior to occupancy of the structures.

ENVIRONMENTAL HEALTH DEPARTMENT:
22, Sewage Disposal. The proposed Projcct states service will be provided by the City of Hollister.

23. Water. The proposed project states that will be provided by the Sunnyslope Community Water
District

24. Hazardous Materials. If any hazardous materials are to be stored in any proposed facility, a
hazardous Materials Business Plan must be completed and submitted to the Environmental
Health Department.

SAN BENITO COUNTY FIRE:

25. Fire: Any and all development on this Project site shall be required to meet the standards set
forth in the latest editions of the 2016 California Fire Code, or if subsequently amended, the
standards set forth in the latest editions of the California Fire Code, Public Resources Code 4290
and 4291, Sections 21.01.020 through 21.01.024 of the San Benito County Code and other
related codes as they apply to a project of this type and size. A note shall be placed on an additional
sheet to the Final Map(s) that states: “Prior to the issuance of any permits for new development, the
applicant shall comply with all requirements of the 2016 California Fire Code.”

SAN BENITO COUNTY WATER MANAGEMENT DISTRICT: Prior to site disturbance, the
applicant shall demonstrate to the San Benito County RMA that they have met the needs and conditions
of the San Benito County Water Management District as follows:

26. Project Grading The application states that the project will involve 65,600 cubic yards of cut
and 57,800 cubic yards of fill. The disposal and deposition of overburden should be reviewed,
whether on or off site, and mitigation measures and/or conditions of approval should be included
to prevent harmful impacts to surface and groundwater quality resulting from erosion and
sediment transport.

27. Potable Water Supply The applicant should submit an ‘intent to serve' letter from Sunnyslope
County Water District, that includes acknowledgement of the proposed project scope.

VTM #15-93 (POST PC ACTION FINAL DOC) Page 10 of 32 Fay / Bennett / Hollister Land Partners, LLC



28. Wastewater Disposal. The applicant should submit an 'intent to serve' letter from Sunnyslope
County Water District, that includes acknowledgement of the proposed project scope. (Planning
Note: The applicant intends to approach the City of Hollister for service)

29. Fire Protection Water Supply: If the County requires additional fire protection measures, the
fire suppression water supply source, flow rate and storage capacity of appurtenant facilities
should be described and the location of said facilities should be illustrated on the site plan.
Adequacy of any proposed fire suppression water supply should be reviewed for conformance
with the storage capacity requirements of the County Fire Department.

30. Stormwater Runoff Management

a. Storm drainage from this project will contain nutrients, sediments, debris, and oxygen
demanding substances. The development should conform to all NPDES requirements in
effect, as well as the Central Coast Regional Water Quality Control Board Basin Plan with
regard to storm water discharge quality. This project may also be required to develop and
implement a Storm Water Management Plan. The project, as currently proposed, appears to
do nothing to meet the "maximum extent practicable" (abbr. MEP) standard set by Central
Coast Regional Water Quality Control Board for NPDES stormwater compliance. Measures
including bio-retention and hydro modification, to mimic a pre-development hydro graph,
may be required to insure the MEP standard and reduce potential impacts to a 'less than
significant' level.

b. In order to prevent harmful impacts to downstream and/or downslope properties due to
increased volume and concentrated flows of storm water runoff:

i. the applicant should submit engineer signed and stamped calculations for drainage
control structures (e.g. pond facilities), drainage piping, discharge orifices, etc. which
should comply with County Drainage Standards;

ii. The applicant should submit engineer signed and stamped calculations showing the
velocity of concentrated flow versus critical velocity of the soil for the project site;
and

iit.  If the velocity of flow is greater than the critical velocity for the concentrated runoff,
then the applicant should mitigate for accordingly (e.g. rip-rap or vegetated energy
dissipation, erosion control).

¢. The development should conform to NPDES requirements in effect when grading permits are
issued on the new parcels. The project will require a Storm Water Pollution Prevention Plan
(SWPPP) that identifies Best Management Practices {BMPs) to be incorporated into the
project. Said construction BMPs should include, but are not limited to: installing straw
wattles and silt-fencing on the downstream side of construction, installing gravel bags around
all inlets to drainage features potentially impacted by construction. Sufficient dust control
should also be required during construction to minimize dispersion of small particulate
matter.

PUBLIC WORKS DIVISION:
31. Prior to recordation of the Final Map, the applicant must make the following irrevocable offers

of dedication [§ 23.15.002 Dedication of Streets, Alleys and Other Public Rights-of-Way or
easement]:
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a. Half of 84 foot right-of-way along the whole property frontage on Southside Road plus slope
easement.

b. Full 60 foot right-of-way for all streets within the subdivision with standard 50 feet radius
right-of-way for the turnaround facility at each ends and standard knuckle per City of
Hollister Standards.

c. Dedication must consider and provide required curve radius at the corners of intersections
and accommodate curb ramp consistent with ADA requirement.

32. Prior to recordation of the Final Map, the applicant must bond for or make the following
roadway improvements (§ 23.17 Improvements):

a. Half of 64 feet curb to curb width AC pavement on 66 feet roadbed along the whole property
frontage on Southside Road including but not limited to curb, gutter, detached sidewalk, curb
ramp consistent with ADA requirement at corners of intersections, Class II bike Lane, Class I
Trail, street lights and street trees. Improvements must conform or must be consistent with
the other proposed or already approved subdivision along Southside Road.

b. Full 40 feet curb to curb paved surface on 42 foot roadbed for all streets within the
subdivision with standard 40 feet radius paved surface on 41 foot radius roadbed turnaround
facilities at each end and standard knuckles, including but not limited to curb, gutter,
detached sidewalk, curb ramp consistent with ADA requirement, street lights and street trees.
[§ 23.29 Road Standards; § 23.27.004(E)]

33. Prior to recordation of the final map, applicant shall comply with the recommendations by the
traffic report by:

e Pay Traffic Impact Mitigation Fee (TIMF) for Union Rd. /Airline HWY.

e Pay Traffic Impact Mitigation Fee (TIMF) for Enterprise Rd. /Airline HWY.

» [f the project has direct impact on deterioration of existing level of service (LOS) on any
given intersection below LOS D, Immediate improvements to LOS D or better is upon the
project. The applicant may enter into a reimbursement agreement with the county to receive
reimbursement when funding available in the traffic impact mitigation fee account (TIMF).

34. As part of the submission of engineered Improvement Plans for this project, the
recommendations in the following reports shall be incorporated into the design of the
improvement plans:

e The Review of Earthquake Faults Investigation (File No. SH-12620-GC) by Earth
Systems Pacific,

o The Earthquake Fault Investigation by Geo-Logic Associatcs (Project No. 2014.0158),
and

» The Site Specific Geotechnical Investigation done by Earth Systems Pacific mentioned in
the Geo-Logic Associates report.

Also prior to recordation of the Final Map:

¢ A complete compilation of test reports along with a letter from Soils Engineer attesting
compliance with requirements and recommendations shail be submitted to Public Works
Department upon completion of site improvements.

* A note shall also be placed on the Final Map referencing the aforementioned report for
future reference by potential property owners./§ 23.31.023]
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35. As part of the submission of engineered improvement plans for this project, the applicant shall
comply with County Drainage Standards and provide drainage and erosion control details for the
project. Included in this will be drainage calculations and construction details for the proposed
retention/detention pond for impermeable surfaces created as part of this project. All drainage
improvements must be installed or bonded for prior to recordation of the Final Map. [§
23.17.003.(B)]

36. Prior to start of grading and/or construction activities, a Storm Water Pollution Prevention Plan
SWPPP) prepared by a certified QSD/QSP (Qualified SWPPP Developer/Qualified SWPPP
Practitioner) shall be submitted to County Public Works Department. A QSD/QSP should be
retained for the duration of the construction and should be responsible to coordinate and comply
with requirements by the Regional Water Quality Control Board, to file Notice of Intent (per
Construction General Permit Order No. 2009-0009-DWQ as amended by 2010-0014 DWQ), and
to monitor the project as to compliance with requirements until its completion.

37. As part of submission of Improvement Plans for this project, applicant shall include utility plans
and have them approved by each corresponding utility companies when applicable, which
includes but not necessarily limited to sanitary sewer, water, gas, electric, telephone, and
cablevision, and shall furnish copies said approved plans to Public Works Department for
concurrence. Said plans shall be part of the final or approved Improvement Plan.

38. As part of submission of engineered Improvement Plans for this project, the applicant shall do
utility coordination with surrounding properties to be able to have a systematic utility system
within the neighboring properties and future developments. This may require utility easements to
be provided whenever necessary and these shall be shown on the improvement plans to be
submitted to the county for approval.

39. All proposed utilities within the subdivision and along peripheral streets shall be placed
underground except those facilities exempted by Public Utilities Commission regulations
{$23.17.003(F)]. All necessary utilities must be installed or bonded for prior to recordation of
the Final Map.

40. Prior to recordation of the Final Map, the applicant must submit a list of proposed street names
(for Street A, Street B, & Street C) to the county’s Communications Department for road name
approval. [§23.07.003]

41. Prior to the recordation of the final map, the applicant/sub-divider shall be required to dedicate
land, pay a fee in lieu thereof or a combination of both, at the option of the County for park and
recreational purposes. [Per county code § 23.15.008]

42. The proposed project is within the Enterprise Drainage Basin; therefore, prior to the recordation
of the final map the applicant shall be required to pay a fee towards the Enterprise Drainage
Basin Benefit Area.

43. Pursuant to §19.27.004 of the County Code, the applicant shall obtain a Public Works
Encroachment Permit for any work being performed within the County Right-of-Way or any
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road offered for dedication to the County prior to commencement of any improvements
associated with this project.

44. Upon completion of required improvements, applicant shall provide warranty security in the
amount not less than 10% of the estimated cost of construction of the improvements to guarantee
the improvements against any defective work or labor done or defective materials used in the
construction or installation of the improvements throughout the warranty period which shall be
the period of one year following completion and acceptance of the improvements. [§
23.17.009.4]

45. Prior to the recordation of the Final Map or before release of altemate Bond, one set of “As
Built” Improvement Plans on a suitable reproducible media (PDF file and hardcopy file) shall be
prepared by the applicant’s engineer and delivered to the Public Works Department. [§
23.31.002.(K)(1)]

THE MITIGATION MONITORING AND REPORTING PROGRAM

46. The Mitigation Monitoring and Reporting Program for the Bennett Ranch Project - 3061
Southside Road Draft Initial Study/Mitigated Negative Declaration San Benito County,
California is hereby incorporated into these conditions of approval and made a part. See the
attached pages that follow.
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