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1.0
Introduction

1.1 Purpose for Preparing the EIR

The City of Gonzales, acting as the lead agency, has determined that the Vista Lucia Project
(hereinafter “proposed project”) could result in significant adverse environmental impacts and has
required that an environmental impact report (EIR) be prepared to evaluate these potentially
significant adverse environmental impacts. The purpose of an EIR is to identify a project’s
significant environmental effects, indicate the manner in which those significant effects can be

mitigated or avoided, and identify alternatives to the proposed project.

This EIR has been prepared in compliance with the California Environmental Quality Act (CEQA)
of 1970, as amended, to inform public decision makers and their constituents of the environmental
impacts of the proposed project. In accordance with CEQA guidelines, this report describes both
beneficial and adverse environmental impacts generated by the proposed project and suggests

measures for mitigating significant adverse environmental impacts.

1.2 Methodology
General

EMC Planning Group has prepared this EIR under contract to the City of Gonzales in accordance
with CEQA and its implementing guidelines, using an interdisciplinary approach. The City of
Gonzales has the discretionary authority to review and approve the proposed project. This EIR is an
informational document that is intended to inform decision makers and their constituents, as well as
responsible and trustee agencies, of the environmental impacts of the proposed project and to
identify feasible mitigation measures that would avoid or reduce the severity of the impacts. The lead
agency is required to consider the information contained in this EIR prior to taking any

discretionary action to approve the proposed project.

Information from private and public sources noted herein, as well as information generated through
tield investigation by EMC Planning Group and other technical experts has been used as inputs to
this EIR.

An EIR is an objective public disclosure document that takes no position on the merits of the

proposed project. Therefore, the findings of this EIR do not advocate a position "for" or "against"
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the proposed project. Instead, the EIR provides information on which decisions about the proposed
project can be based. This EIR has been prepared according to professional standards and in

conformance with legal requirements.

Emphasis

This EIR focuses on the significant effects on the environment in accordance with CEQA
Guidelines section 15143. The significant effects are discussed with emphasis in proportion to their

severity and probability of occurrence.

Forecasting

In accordance with CEQA Guidelines section 15144, preparing this EIR necessarily involved some
degree of forecasting. While foreseeing the unforeseeable is not possible, the report preparers and

technical experts used best available efforts to find out and disclose all that it reasonably can.

Speculation

If, after thorough investigation, the report preparers in consultation with the lead agency determined
that a particular impact is too speculative for evaluation, the conclusion is noted and the issue is not
discussed further (CEQA Guidelines section 15145).

Degree of Specificity

In accordance with CEQA Guidelines section 15146, the degree of specificity in this EIR
corresponds to the degree of specificity involved in the proposed project. An EIR on a well-defined
proposed development project will be more detailed than will be an EIR on policy or regulatory
document (e.g., land use plan, specific plan, or zoning ordinance) where the resulting physical
environmental changes cannot yet be precisely identified. An EIR on policy or regulatory project
would focus on secondary effects from implementing the plan or regulations, but the EIR need not

be as detailed as an EIR on the specific construction projects that might follow.

As described in Section 4.0, Project Description, the applicant for the proposed project has
submitted applications to Gonzales for specific plan, annexation, pre-zoning, and tentative map
entitlement approvals. A development agreement between the City and the applicant will also be
prepared and considered by the City Council. The applicant has submitted a specific plan, tentative
maps for two of several anticipated development phases, and supplemental technical information
that are used in this EIR as the basis for evaluating the reasonably foreseeable physical changes that
would occur. The level of analysis specificity is limited to the level of detail available in the
information submitted by the applicant. Where applicable, environmental effects of the project that
are adequately addressed in the City of Gonzales General Plan Environmental Impacts Report (City of

Gonzales 2010) (“general plan EIR”) are so noted and reviewed in reference to that document.
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If the requested entitlements are approved by the City of Gonzales and the annexation request is
also approved by the Monterey County Local Agency Formation Commission (LAFCO), the
applicant could subsequently submit additional applications to the City requesting specific
development approvals, including, but potentially not limited to additional tentative map(s) and use
permits. If future individual specific projects may have potential to result in new or more severe
significant impacts than are evaluated in this EIR, additional CEQA documentation in the form of a

negative declaration or EIR may be required.

Technical Detall

The information contained in this EIR includes summarized technical data, maps, plans, diagrams,
and similar relevant information sufficient to permit assessment of significant environmental
impacts by reviewing agencies and members of the public, pursuant to CEQA Guidelines section
15147. Placement of highly technical and specialized analysis and data is included as appendices to
the main body of the EIR. Appendices to this EIR are included on a CD on the inside, back cover.

Citation

In accordance with CEQA Guidelines section 15148, the EIR incorporates information from many
sources including engineering reports and scientific documents relating to environmental features. If
the document was prepared specifically for the proposed project, the document is included in the
technical appendices discussed above. Documents that were not prepared specifically for the
proposed project, but contain information relevant to the environmental analysis, are cited but not

included.

1.3 EIR Process

There are several steps required in an EIR process. The major steps are briefly discussed below.

Notice of Preparation

CEQA Guidelines section 15082 describes the purpose, content and process for preparing,
circulating and facilitating early public and public agency input on the scope of an EIR. CEQA
Guidelines section 15375 defines a notice of preparation (NOP) as:

...a brief notice sent by the Lead Agency to notify the Responsible Agencies,
Trustee Agencies, the Office of Planning and Research, and involved federal
agencies that the Lead Agency plans to prepare an EIR for the project. The
purpose of the notice is to solicit guidance from those agencies as to the scope
and content of the environmental information to be included in the EIR.

An NOP was circulated from March 18, 2020 to April 20, 2020 for a supplemental EIR to address
the potential impacts of the applicant’s original request to the City to approve only an annexation

and pre-zoning. Written responses to the original NOP were received from the following:
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Native American Heritage Commission, March 17, 2020
Caltrans District 5, March 27, 2020
California Department of Conservation, April 10, 2020

Transportation Agency for Monterey County, April 10, 2020

AR

Monterey County Resource Management Agency (Planning, Public Works, Environmental
Health), April 14, 2020

6. Local Agency Formation Commission of Monterey County, April 16, 2020

The applicant subsequently prepared a specific plan for the project and a tentative map covering a
portion of the project site, and submitted applications to the City for these additional approvals. To
ensure that the responsible agencies, trustee agencies, the Office of Planning and Research, involved
federal and other stakeholders identified by the City had the opportunity to comment on the scope
of the EIR for the new proposed entitlements, a revised NOP was prepared and circulated for 30
days from September 14, 2021 to October 13, 2021.

Written responses to the revised NOP were received from the following:

Native American Heritage Commission, September 15, 2021
LandWatch, October 1, 2021

Caltrans District 5, October 5, 2021

California Department of Fish and Wildlife, October 10, 2021
Transportation Agency for Monterey County, October 12, 2021

A

Local Agency Formation Commission of Monterey County, October 13, 2021

During the revised NOP comment period, the City determined that a scoping meeting should be
conducted as part of the revised NOP process. The City submitted an addendum to the revised
NOP to the California State Clearinghouse, informing that the scoping meeting would be held on
Thursday, October 28, 2021. Since the scoping meeting date fell past the end date of the revised
NOP comment period, the City extended the revised NOP comment period to October 29, 2021.
The addendum submittal notification was completed consistent with recommendations of the
California State Clearinghouse, which posted the addendum. The addendum was also submitted to
the Monterey County Clerk and circulated by the City in the local newspaper.

During the extended revised NOP comment period, a comment letter was received from the
Gonzales Unified School District dated October 25, 2021.

The revised NOP, comments received from agencies, organizations, and private individuals on the
revised NOP and comments received on the original NOP are also included in Appendix A. The
comments received on both the original and revised NOP are addressed in the EIR where the

comments pertinent to the environmental analysis conducted herein.
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Contents

An EIR is an informational document intended to inform public agency decision makers and the
public of the significant environmental effect of a project, identify possible ways to minimize the
significant effects, and describe reasonable alternatives to the project. The public agency is required
to consider the information in a draft EIR along with other information which may be presented to

the agency. CEQA Guidelines Article 9 requires an EIR to contain the following information:

= Table of Contents;

=  Summary;

® Project Description;

* Environmental Setting;

* Consideration and Discussion of Environmental Impacts;

= Consideration and Discussion of Mitigation Measures Proposed to Minimize Significant Effects;
® Consideration and Discussion of Alternatives to the Proposed Project;

= Organization and Persons Consulted; and

* Discussion of Cumulative Impacts.

The contents of this EIR are outlined in the table of contents.

Public Review

The draft EIR must be circulated for a 45-day public review period. Comments addressing
environmental issues received on the draft EIR will be addressed in the final EIR. CEQA Guidelines
section 15204(a) states that in reviewing a draft EIR, persons and public agencies should focus on
the sufficiency of the document in identifying and analyzing the possible impacts on the
environment and ways in which the significant effects of the project might be avoided or mitigated.
Comments are most helpful when they suggest additional specific alternatives or mitigation
measures that would provide better ways to avoid or mitigate the significant environmental effects.
At the same time, reviewers should be aware that the adequacy of an EIR is determined in terms of
what is reasonably feasible, in light of factors such as the magnitude of the project at issue, the
severity of its likely environmental impacts, and the geographic scope of the project. CEQA does
not require a lead agency to conduct every test or perform all research, study, and experimentation

recommended or demanded by commenters.

CEQA Guidelines section 15204(c) states that reviewers should explain the basis for their
comments, and should submit data or references offering facts, reasonable assumptions based on
facts, or expert opinion supported by facts in support of the comments. Pursuant to section 15064,

an effect shall not be considered significant in the absence of substantial evidence.
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Final EIR
Contents

In accordance with CEQA Guidelines section 15132, a final will provide the following:

= List of persons, organizations, and public agencies commenting on the draft EIR;

=  Comments received on the draft EIR;

= Responses to significant environmental points raised in comments; and

= Revisions that may be necessary to the draft EIR based upon the comments and responses.

According to CEQA Guidelines section 15204(a), when responding to comments, lead agencies
need only respond to significant environmental issues and do not need to provide all information
requested by reviewers, as long as a good faith effort at full disclosure is made in the EIR. The final
EIR and the draft EIR will constitute the entire EIR.

Certification
CEQA Guidelines section 15088 requires the lead agency to provide a written proposed response to

a public agency on comments made by that public agency at least 10 days prior to certifying an EIR.

CEQA Guidelines section 15090 requires lead agencies to certify the final EIR prior to approving a
project. The lead agency shall certify that the final EIR has been completed in compliance with
CEQA, the final EIR was presented to the decision-making body of the lead agency and that the
decision-making body reviewed and considered the information contained in the final EIR prior to
approving the project, and that the final EIR reflects the lead agency’s independent judgment and

analysis.

1.4 Terminology

Characterization of Impacts

This EIR uses the following terminology to denote the significance of environmental impacts.

No Impact

“No impact” means that no change from existing conditions is expected to occut.

Adverse Impacts
A “less-than-significant impact” is an adverse impact, but would not cause a substantial adverse

change in the physical environment, and no mitigation is required.

A “significant impact” or “potentially significant impact” would, or would potentially, cause a

substantial adverse change in the physical environment, and mitigation is required.
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A “less-than-significant impact with implementation of mitigation measures”” means that the impact

would cause no substantial adverse change in the physical environment if identified mitigation

measures are implemented.

A “significant and unavoidable impact” would cause a substantial change in the physical

environment and cannot be avoided if the project is implemented; mitigation may be recommended,

but will not reduce the impact to less-than-significant levels.

Beneficial Impact

A “beneficial impact” would result in a decrease in existing adverse conditions in the physical

environment if the project is implemented.

Abbreviations and Acronyms

AB Assembly Bill

AFY Acre-Feet per Year

BEES Building Energy Efficiency Standards
BTU British Thermal Unit

CalEEMod  California Emissions Estimator Model
CDFW California Department of Fish and Wildlife
CEQA California Environmental Quality Act
CESA California Endangered Species Act
CNDDB California Natural Diversity Database
CNPS California Native Plant Society

COqe Carbon Dioxide Equivalent

DTSC Department of Toxic Substances Control
EIR Environmental Impact Report

EMFAC Emissions Factor Model

EPA Environmental Protection Agency

FESA Federal Endangered Species Act

GHG Greenhouse Gas(es)
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GPD Gallons per Day

ISP Integrated Sustainability Plan

kWh Kilowatt-hour

LID Low Impact Development

LRA Local Responsibility Area

MGD Million Gallons per Day

MOA Memorandum of Agreement

MT Metric Tons

MWWTP Municipal Wastewater Treatment Plant

NOx Nitrogen Oxides

NPDES National Pollutant Discharge Elimination System
OCP Organochlorine Pesticides

PMi Suspended Particulate Matter 10 micrometers or less
PMo.s Fine Particulate Matter 2.5 micrometers or less
ppm Parts per Million

PRG Preliminary Remediation Goals

PRG Preliminary Remediation Goal

PUD Planned Unit Development

RSL Regional Screening Level

RWQCB Regional Water Quality Control Board

SB Senate Bill

EIR Supplemental Environmental Impact Report
SF Square Feet

SGMA Sustainable Groundwater Management Act
SOI Sphere of Influence
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SOx Sulfur Oxides

SRA State Responsibility Area

SWRCB State Water Resources Control Board
TAC Toxic Air Contaminant

USACE U.S. Army Corps of Engineers
USFWS U.S. Fish and Wildlife Service
USGS U.S. Geological Survey

VMT Vehicle Miles Traveled

VOC Volatile Organic Compounds

WSA Water Supply Assessment
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2.0
Summary

2.1 CEQA Requirements

CEQA Guidelines Section 15123 requires an EIR to contain a brief summary of the proposed
project and its consequences. This summary identifies each significant impact of the proposed
project and the mitigation measures proposed to lessen or avoid significant impacts, areas of
controversy known to the lead agency, and issues to be resolved, including the choice among

alternatives and whether or how to mitigate the significant effects.

A brief summary of the project description is also provided.

2.2 Summary of the Proposed Project

The applicant is requesting annexation, prezoning, general plan amendment (specific plan adoption)
approvals, and approval of the first of what are anticipated to be a series of tentative maps. The
types of planned land uses and development capacity projected for the site are summarized in Table
4-2, Projected Overall Development Capacity. Residential uses are the dominant proposed land use.
A total of 3,498 dwelling units are proposed on about 452 acres of the total 771-acre site. A total of
about 96,000 square feet of neighborhood commercial building is proposed. Parks, promenades, and
village greens comprise about 79 acres, with two elementary and one middle school planned on a
total of about 42 acres. Detention basins, drainage facilities, buffers, and other open space total
about 73 acres, with roads and other miscellaneous uses planned on about 117 acres. Off-site
improvements to existing Associated Lane are also proposed as is constructing a new segment of

Fanoe Road.

After City approval of the requested entitlements, applications for future individual developments
within the specific plan boundary would be submitted and processed. Other than the first in an
expected series of tentative maps, no other specific project entitlements are being requested at this
time. Future individual projects would be subject to CEQA review, with that review potentially
tiering from this EIR.

Detailed project description information is included in Section 4.0, Project Description.
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2.3 Summary of Significant Impacts and Mitigation Measures

The proposed project would have a range of significant impacts. Each of the significant impacts is
identified in Table 2-1, Summary of Significant Impacts and Mitigation Measures, located at the end
of this Summary section. The table lists each significant impact by topic area, the level of
significance of each impact, mitigation measures to avoid or substantially minimize each impact, and

the level of significance of each impact after implementation of the mitigation measures.

2.4 Summary of Alternatives

This EIR evaluates the environmental impacts of the following three alternatives to the proposed

project.

1. No project alternative. This alternative addresses existing conditions and allows decision makers
to compare the impacts of approving the proposed project with the impacts of not approving
the proposed project.

2. Reduced scale alternative. This alternative consists of reducing residential development capacity
as a basis for avoiding a significant air quality impact — volatile organic compound emissions that
exceed the threshold of significance. This alternative would eliminate 400 residential units as a
basis to reduce air emissions from vehicle travel. By eliminating these units, the overall project
development footprint/project site size would be reduced by 52 acres. This alternative would
also lessen the significance of several other significant impacts, particularly related to
development footprint size.

3. Increased residential density. This alternative would increase the average residential density for
the Neighborhood Residential Low land use designation from a proposed target of 5.0 units per
acre to 7.5 units per acre, and the average density for the Neighborhood Residential Medium
land use designation from a proposed target of 7.0 units per acre to 10.5 units per acre. The
overall residential development capacity of 3,498 units would be maintained, but the overall
project development footprint/project site would be reduced by approximately 277 acres. This
alternative would lessen significant impacts of the proposed project that are related to
development footprint size, and potentially lessen impacts that are density related.

2.5 Areas of Known Controversy

CEQA Guidelines section 15123, Summary, requires a discussion of areas of controversy known to

the lead agency including issues raised by agencies and the public.

No known areas of public controversy have been identified to date. Comment letters received in
response to the Notice of Preparation (included in Appendix A) identify issues the commenters

suggested be evaluated in this EIR.
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2.6 Issues to be Resolved

CEQA Guidelines Section 15123 requires an EIR to discuss issues to be resolved, including the
choice among alternatives and whether or how to mitigate the significant effects. Merced County is
not aware of any issues to be resolved; however, the Board of Supervisors will be required to
consider each of the alternatives evaluated in this EIR, and make a decision whether to approve the
proposed project or one of the alternatives. See Section 16.0, Alternatives, for the complete

alternatives analysis.
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Table 2-1 Summary of Significant Impacts and Mitigation Measures

Significance Level

Mitigation Measure(s)

Significance Level after

without Mitigation Mitigation

Agricultural Resources
Impact 5-1. Conversion of 767 Significant Mitigation Measure 5-1. The applicant shall mitigate the impacts of Significant and Unavoidable
Acres of Prime Farmland and converting 767 acres of Prime Farmland and Farmland of Statewide
Farmland of Statewide Importance by implementing one or a combination of the mitigation options
Importance to Non-Agricultural included in the City's farmland mitigation ordinance (Ordinance No. 2023-
Use 136). The applicant shall specify in writing to the City the mitigation

option(s) to be implemented. The proposed mitigation option(s) are subject

to review and approval by the City Council prior to its decision to approve

the project. The mitigation option(s) shall be completely implemented by

the applicant prior to City approving any activity resulting in interference

with agricultural practices on the property subject to conversion. Mitigation

shall not be required for planned uses that are except from mitigation

requirements per Section 12.150.040(D) of the ordinance including

schools, trails, public parks, and land planned for residential products that

would be available to very low- and low-income residents. The City shall

not issue any grading permit, building permit, or encroachment permit until

mitigation has been completed.
Impact 5-2. Urban/Agricultural Significant Mitigation Measure 5-2. The proposed temporary agricultural buffers shall Less than Significant
Land Use Conflicts with remain in place until such time as occupancy permits are granted for
Potential to Convert Farmland planned future development on adjacent agricultural lands that abut the
to Non-Agricultural Use temporary buffers. Any future proposed change in the use of temporary

buffers shall be subject to review and approval of the Gonzales Community

Development Director.
Air Quality
Impact 6-2. Fugitive Dust Significant Mitigation Measure 6-2. To reduce fugitive dust emissions from grading Less than Significant
Emissions During Construction and construction activities on the project site and for off-site circulation
Would Exceed Thresholds and improvements, the following language shall be included in all grading and
Degrade Air Quality construction plans for on-site and off-site development prior to issuance of

a grading permit all such development:

Section 2.0 Summary
Vista Lucia Project EIR

24

EMC Planning Group
January 30, 2024



Significance Level Mitigation Measure(s) Significance Level after

without Mitigation Mitigation

Dust control measures shall be employed to reduce visible dust leaving the
area under construction. The following measures or equally effective
substitute measures shall be used:

a. Use recycled water to add moisture to the areas of disturbed
soils twice a day, every day, to prevent visible dust from being blown by
the wind;

b. Apply chemical soil stabilizers or dust suppressants on disturbed
soils that will not be actively graded for a period of four or more
consecutive days;

C. Apply non-toxic binders and/or hydro seed disturbed soils where
grading is completed, but on which more than four days will pass prior to
paving, foundation construction, or placement of other permanent cover;

d. Cover or otherwise stabilize stockpiles that will not be actively
used for a period of four or more consecutive days, or water at least twice
daily as necessary to prevent visible dust leaving the site, using raw or
recycled water when feasible;

e. Maintain at least two feet of freeboard and cover all trucks
hauling dirt, sand, or loose materials;

f. Install wheel washers at all construction site exit points, and
sweep streets if visible soil material is carried onto paved surfaces;

g. Stop grading, and earth moving if winds exceed 15 miles per
hour;

h. Pave roads, driveways, and parking areas at the earliest point

feasible within the construction schedule;

i. Post a publicly visible sign with the telephone number and
person to contact regarding dust complaints. This person shall respond
and take corrective action within 48 hours of receiving the complaint. The
phone number of the Monterey Bay Air Resources District shall also be
visible to ensure compliance with Rule 402 (Nuisance); and

J- Limit the area under construction at any one time.
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Significance Level

Mitigation Measure(s)

Significance Level after

Impact 6-3. Criteria Air
Pollutants During Operations
that Exceed Air District
Thresholds and Degrade Air

Quality

without Mitigation

Significant

Mitigation Measures 6-3a through 6-3e:

6-3a To reduce area source criteria air pollutant emissions, the following
reduction measures shall be required for all tentative maps and use
permits and incorporated into contractor work specifications for
future development:

= Fireplaces shall be prohibited in all residential units; and

= Architectural coatings that exceed the air district's VOC
standards shall be used in all new residential and non-residential
development.

The Gonzales Community Development Director shall require that these
measures are included prior to approval of each tentative map and use
permit, and ensure that the requirements are included all contractor work
specifications prior to approval of building permits.

6-3b To reduce operational, mobile-source criteria air pollutant emissions,
the following reduction measures shall be required for all tentative
maps and use permits:

= Provide a pedestrian access network that internally links all uses
and connects to all existing external streets and pedestrian
facilities and with all or planned external streets and pedestrian
facilities planned for adjacent properties; and

= Incorporate bike lane street design and common bike parking
facilities in non-residential projects and multi-family residential
projects, and incorporate land for bike trails.

The Gonzales Community Development Director shall require that
these measures are included prior to approval of each tentative map
and use permit.

Mitigation measures 6-3a and 6-3b would reduce all criteria
emissions, but VOC emissions would remain above the VOC
threshold of significance by about 25 percent. Therefore, the
proposed project would have a significant unavoidable impact on air
quality from VOC emissions.

To further reduce criteria emissions, with the co-benefit of reducing GHG
emissions, the following emissions reductions measures shall be required

Mitigation
Significant and Unavoidable for
VOC Emissions and Less than

Significant for All Other Criteria
Emissions
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Significance Level Mitigation Measure(s) Significance Level after

without Mitigation Mitigation

prior to approval of each tentative map and use permit, and required as
contractor work specifications where applicable:

6-3c Prior to approval of each tentative map and use permit, the project
applicant shall consult with Monterey Salinas Transit to identify
locations for incorporating transit facilities into the proposed project.
Such facilities shall be constructed to Monterey Salinas Transit
standards in each location defined by Monterey Salinas Transit.

6-3d Traffic calming measures shall be included as part of each tentative
map. Such measures may include, but not be limited to: marked
crosswalks, count-down signal timers, curb extensions, speed tables,
raised crosswalks, raised intersections, median islands, tight corner
radii, roundabouts, on-street parking, planter strips with street trees,
and chicanes/chokers.

6-3e The following features shall be included as part of each tentative
map and use permit and identified in contractor work specifications:

= Conductive/inductive electric vehicle charging stations and
signage prohibiting parking for non-electric vehicles within all
multi-family residential and commercial developments;

= End-of-trip facilities for bicycle riders including showers, secure
bicycle lockers, and changing spaces in all new commercial
projects;

= Subsidized/discounted daily or monthly public transit passes;
= Programmable thermostat timers in all new residential units;

= Energy efficient appliances, including dishwashers, refrigerators,
ceiling fans, and clothes washers in all new residential units; and

= High-efficiency electric furnaces and water heaters in residential

buildings.
Impact 6-4. Operation of Significant Mitigation Measures 6-4a and 6-4b: Less than Significant
Construction Equipment Could 6-4a Prior to issuance of a building permit for any development located
Expose Sensitive Receptors to within 500 feet of existing off-site and future on-site residential and
Toxic Air Contaminants school sensitive receptors, the applicant shall prepare a Construction

Staging Management Plan to be reviewed and approved by the
Gonzales Community Development Director prior to issuance of a
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Significance Level Mitigation Measure(s) Significance Level after

without Mitigation Mitigation

grading permit such development. The plan shall include the
following restrictions:

a. Heavy-duty diesel vehicles shall be required to have 2010 or
newer model year engines, in compliance with the California Air
Resources Board'’s Truck and Bus Regulation, and shall not be
staged within 500 feet of nearest sensitive receptors; and

b. Construction equipment and heavy-duty diesel trucks idling shall
be avoided, where feasible, and if idling is necessary, it shall not
exceed five minutes.

These measures shall be included in all contractor work
specifications and construction documents.

6-4b The following language shall be included in all construction
documents, subject to review and approval by the City Engineer,
prior to issuance of a grading permit for all development: “All
construction equipment shall be maintained and properly tuned in
accordance with manufacturer's specifications and shall be checked
by a certified visible emissions evaluator. All non-road diesel
construction equipment shall, at a minimum, meet Tier 3 emission
standards listed in the Code of Federal Regulations Title 40, Part 89,
Subpart B, §89.112. Further, where feasible, construction equipment
shall include the use of alternative fuels such as compressed natural
gas, propane, electricity or biodiesel.”

Biological Resources

Impact 7-1. Potential Impact Significant Mitigation Measure 7-1. Prior to approval of any tentative map and prior Less than Significant
on Candidate, Sensitive, or to approval of grading permits for the off-site wastewater main and off-site

Special-Status Species circulation improvements, a biologist qualified in botany shall conduct a

(Congdon’s Tarplant) focused survey for Congdon'’s tarplant in accordance with current CDFW

and CNPS rare plant survey protocols (CDFW 2018 and CNPS 2001). The
survey shall occur during the peak blooming period for this species to
determine its presence or absence (typically August through September). If
possible, a known reference population of the target species in the project
vicinity shall first be visited to verify that the species is observable, and the
focused survey shall be conducted within two weeks of observing the
reference population in full bloom.
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Significance Level Mitigation Measure(s) Significance Level after

without Mitigation Mitigation

The biologist shall then prepare a brief report documenting the results of
the survey and, if appropriate, propose measures for avoiding or
minimizing possible impacts to Congdon'’s tarplant before and during
construction, as included below. If the focused survey concludes the
species is not present within the project site boundary, the off-site
wastewater main location, and/or off-site circulation improvement
locations, or if it is present but impacts to it can be completely avoided,
then no mitigation would be required.

If the focused surveys identify Congdon'’s tarplant within the project site
boundary, the off-site wastewater main location, and/or off-site circulation
improvement locations, and it would be affected by proposed development,
then appropriate mitigation shall be developed by the biologist and
implemented by the applicant prior to approval of a tentative map(s) for the
project site and prior to approval of grading permits for the off-site
wastewater main and off-site circulation improvements. Measures may
include, but are not limited to:

a. A qualified biologist shall identify an on-site or off-site mitigation area
suitable for restoration of habitat and seed transplantation for this
annual herb. The property owner shall be responsible for the placement
of a conservation easement over the mitigation area and the provision
of funds to ensure the restoration of the mitigation area and its
preservation in perpetuity.

b. Prior to approval of a tentative map(s) for the project site and grading
permits for the off-site wastewater main and off-site circulation
improvements, a qualified biologist or native plant specialist shall
perform seed collection from all special-status plants located within the
impact areas and implement seed installation at the mitigation area at
the optimal time. Additionally, topsoil from the special-status species
occurrence area(s) shall be salvaged (where practical) for use in the
mitigation area.

c. A maintenance and monitoring program shall be developed by a
qualified biologist and established for a minimum of five years after
mitigation area installation to verify that restoration activities have been
successful. Maintenance activities may include, but not be limited to,
watering during the plant establishment period, supplemental seed
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Significance Level Mitigation Measure(s) Significance Level after
without Mitigation Mitigation

planting as needed, and removal of non-native plants. Monitoring shall
include, at a minimum, quarterly monitoring reports for the first year and
annual reports for the remaining four years. The performance standard
for successful mitigation shall be a minimum 3:1 replacement ratio (i.e.,
three plants observed in mitigation area for each plant lost) achieved in
at least one of the five years of monitoring.

The project applicant shall be responsible for implementation of this
mitigation measure with oversight by the City of Gonzales Planning
Department. Compliance with this measure shall be documented and
submitted to the City of Gonzales, prior to approval of grading permits for
developing any portion of the project site, and prior to approval of grading
permits for the off-site wastewater main and off-site circulation

improvements.
Impact 7-3. Potential Impact on Significant Mitigation Measures 7-3a and 7-3b: Less than Significant
Candidate, Sensitive, or 7-3a Prior to issuance of a grading permit for development within the
Special-Status Species footprint of the project site, the off-site wastewater main location, and
(Burrowing Owl) off-site circulation improvement locations, a qualified biologist, hired

at the applicant's expense, shall conduct a training session for all
construction personnel. At a minimum, the training shall include a
description of special-status species potentially occurring in the
project vicinity, including, but not limited to, burrowing owl and
nesting birds and raptors. Their habitats, general measures that are
being implemented to conserve species as they relate to the project,
and the boundaries within which construction activities would occur
shall be explained. Informational handouts with photographs clearly
illustrating the species’ appearances shall be used in the training
session. All new construction personnel shall undergo this
mandatory environmental awareness training. The applicant shall
submit evidence of completion of this training to the City of Gonzales
Planning Department, prior to issuance of a grading permit.

7-3b To avoid/minimize impacts to burrowing owls potentially occurring on
or adjacent to the project site boundary, the off-site wastewater main
location, and/or off-site circulation improvement locations, the project
applicant shall retain a biologist qualified in ornithology to conduct
surveys for burrowing owl. The approved biologist shall conduct a
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Significance Level Mitigation Measure(s) Significance Level after

without Mitigation Mitigation

two-visit (i.e., morning and evening) presence/absence survey at
areas of suitable habitat on and adjacent to the project site
boundary, the off-site wastewater main location, and/or off-site
circulation improvement locations no less than 14 days prior to the
start of construction or ground disturbance activities. Surveys shall
be conducted according to methods described in the Burrowing Ow!
Survey Protocol and Mitigation Guidelines (California Burrowing Owl
Consortium 1993) and the Staff Report on Burrowing Owl Mitigation
(CDFW 2012). The applicant shall submit evidence of completion of
the preconstruction survey to the City of Gonzales Planning
Department prior to issuance of a grading permit.

Because burrowing owls occupy habitat year-round, seasonal no-
disturbance buffers, as outlined in the Burrowing Owl Survey
Protocol and Mitigation Guidelines (CBOC 1993) and the Staff
Report on Burrowing Owl Mitigation (CDFW 2012), shall be in place
around occupied habitat prior to and during any ground disturbance
activities. The following table includes buffer areas based on the time
of year and level of disturbance (CDFW 2012), unless a qualified
biologist approved by the CDFW verifies through non-invasive
measures that either: 1) birds have not begun egg laying and
incubation; or 2) that juveniles from the occupied burrows are
foraging independently and are capable of independent survival.

Location Time of Year Level of Disturbance Buffers
(meters)

Low Med High
Nesting Sites | April1-Aug15 | 200m | 500 m | 500 m
Nesting Sites | Aug16-0ct15 | 200m | 200m | 500 m
Nesting Sites | Oct16 —Mar31 | 50m | 100m | 500 m

If burrowing owl is found and avoidance is not possible, burrow
exclusion may be conducted by qualified biologists only during the
non-breeding season, before breeding behavior is exhibited and after
the burrow is confirmed empty through non-invasive methods, such
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Significance Level Mitigation Measure(s) Significance Level after
without Mitigation Mitigation

as surveillance. Occupied burrows shall be replaced with artificial
burrows at a ratio of one collapsed burrow to one constructed
artificial burrow (1:1). Evicted burrowing owls may attempt to
colonize or re-colonize an area that would be impacted, thus ongoing
surveillance during project activities shall be conducted at a rate
sufficient to detect burrowing owls if they return.

If surveys locate occupied burrows in or near construction areas,
consultation with the CDFW shall occur to interpret survey results
and develop a project-specific avoidance and minimization approach.

The project applicant shall be responsible for implementation of this
mitigation measure with oversight by the City of Gonzales Planning
Department. Compliance with this measure shall be documented and
submitted to the City of Gonzales.

Impact 7-4. Potential Effect on Significant Mitigation Measure 7-4. Prior to issuance of a grading permit, to avoid Less than Significant
Candidate, Sensitive, or impacts to nesting birds during the nesting season (January 15 through

Special-Status Species September 15), construction activities within or adjacent to the project site

(Nesting Raptors and Migratory boundary, the off-site wastewater main location, and/or off-site circulation

Birds) improvement locations that include any vegetation removal or ground

disturbance (such as grading or grubbing) shall be conducted between
September 16 and January 14, which is outside of the bird nesting season.
If construction activities must commence during the bird nesting season,
then a qualified biologist shall conduct a pre-construction survey for
nesting birds to ensure that no nests would be disturbed during project
construction.

If construction activities are scheduled during the nesting season
(February 15 to August 30 for small bird species such as passerines;
January 15 to September 15 for owls; and February 15 to September 15
for other raptors), nesting bird surveys shall be conducted by a qualified
biologist.

a. Asurvey for active nests of such birds shall occur within 10 days prior
to start of construction. Appropriate minimum survey radius surrounding
the work area is typically 250 feet for passerines, 500 feet for smaller
raptors, and 1,000 feet for larger raptors. Surveys shall be conducted at
the appropriate times of day to observe nesting activities. The applicant
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Significance Level Mitigation Measure(s) Significance Level after

without Mitigation Mitigation

shall submit evidence of completion of the preconstruction survey to the
City of Gonzales Planning Department, prior to issuance of a grading
permit.

b. If the qualified biologist documents active nests within the project site
boundary, the off-site wastewater main location, and/or off-site
circulation improvement locations, or in nearby surrounding areas, an
appropriate buffer between each nest and active construction shall be
established. The buffer shall be clearly marked and maintained until the
young have fledged and are foraging independently. Prior to
construction, the qualified biologist shall conduct baseline monitoring of
each nest to characterize “normal” bird behavior and establish a buffer
distance, which allows the birds to exhibit normal behavior. The
qualified biologist shall monitor the nesting birds daily during
construction activities and increase the buffer if birds show signs of
unusual or distressed behavior (e.g., defensive flights and
vocalizations, standing up from a brooding position, and/or flying away
from the nest). If buffer establishment is not possible, the qualified
biologist shall have the authority to cease all construction work in the
area until the young have fledged and the nest is no longer active.
Documentation shall be prepared by the biologist and submitted to the
City of Gonzales Planning Department weekly until the nests are no

longer active.
Impact 7-5. Loss of Federally- Significant Mitigation Measures 7-5a through 7-5c. Less than Significant
and State-Protected Waters of 7-5a Prior to issuance of a grading permit for development within the
the U.S. project site boundary, if the aquatic features delineated in Request

for New Verification for Vista Lucia in the City of Gonzales,
Monterey, California (USACE File #2006-400217S) (Live Oak
Associates, Inc. 2021) are determined to be jurisdictional, the
applicant shall retain a qualified biologist to obtain a Clean Water Act
Section 404 Nationwide Permit. If impacts to jurisdictional non-
wetland irrigation ditches do not qualify for a Nationwide Permit, the
applicant shall proceed with the qualified biologist in obtaining an
Individual Permit from the USACE. The applicant shall also retain a
qualified biologist to coordinate with the RWQCB to obtain a Clean
Water Act Section 401 Water Quality Certification.
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Significance Level Mitigation Measure(s) Significance Level after
without Mitigation Mitigation

To compensate for temporary and/or permanent impacts to Waters
of the U.S. that would be impacted as a result of the proposed
project, mitigation shall be provided as required by the regulatory
permits. Mitigation would be provided through one of the following
mechanisms:

i. A Wetland Mitigation and Monitoring Plan shall be developed that
outlines mitigation and monitoring obligations for temporary
impacts to wetlands and other waters as a result of construction
activities. The Wetland Mitigation and Monitoring Plan would
include thresholds of success, monitoring and reporting
requirements, and site-specific plans to compensate for wetland
losses resulting from the project. The Wetland Mitigation and
Monitoring Plan shall be submitted to the appropriate regulatory
agencies for review and approval during the permit application
process.

ii. Tocompensate for permanent impacts, the purchase and/or
dedication of land to provide suitable wetland restoration or
creation shall ensure a no net loss of wetland values or functions.
If restoration is available and feasible, a minimum 1:1 impact to
mitigation ratio would apply to projects for which mitigation is
provided in advance.

The applicant shall comply with terms and conditions of the permits,
including measures to protect and maintain water quality, restore
work sites, and mitigation to offset temporary and/or permanent
wetland impacts. The applicant shall be responsible for
implementation of this mitigation measure prior to issuance of a
grading permit, with oversight by the City of Gonzales Planning
Department.

7-5b Prior to initiation of ground disturbance or construction activities to
widen Associated Lane, the applicant shall retain a qualified biologist
to determine the extent of ditches and potential wetlands regulated
by the USACE, RWQCB, and/or CDFW that could be affected. If the
USACE claims jurisdiction, the applicant shall retain a qualified
biologist to obtain a Clean Water Act Section 404 Nationwide Permit.
If the impacts to potential wetlands do not qualify for a Nationwide
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Significance Level Mitigation Measure(s) Significance Level after

without Mitigation Mitigation

Permit, the applicant shall proceed with the qualified biologist in
obtaining an Individual Permit from the USACE. The applicant shall
then retain a qualified biologist to coordinate with the RWQCB to
obtain a Clean Water Act Section 401 Water Quality Certification and
with the CDFW to obtain a Streambed Alteration Agreement.

To compensate for temporary and/or permanent impacts to wetlands
and other Waters of the U.S, mitigation shall be provided as required
by the regulatory permits and described in Mitigation Measure 7-5a.

The applicant shall determine the extent of jurisdictional features
present and comply with terms and conditions of the permits, if
applicable. The applicant shall be responsible for implementation of
this mitigation measure prior to issuance of a grading permit, with
oversight by the City of Gonzales Planning Department.

7-5¢ Prior to initiation of ground disturbance or construction activities to
construct the off-site wastewater main, the applicant shall retain a
qualified biologist to determine the extent of potential wetlands
regulated by the USACE, RWQCB, and/or CDFW that could be
affected. If the USACE claims jurisdiction, the applicant shall retain a
qualified biologist to obtain a Clean Water Act Section 404
Nationwide Permit. If the impacts to potential wetlands do not qualify
for a Nationwide Permit, the applicant shall proceed with the qualified
biologist in obtaining an Individual Permit from the USACE. The
applicant shall then retain a qualified biologist to coordinate with the
RWQCB to obtain a Clean Water Act Section 401 Water Quality
Certification and with the CDFW to obtain a Streambed Alteration
Agreement.

To compensate for temporary and/or permanent impacts to wetlands
and other Waters of the U.S. that would be impacted as a result of
the proposed project, mitigation shall be provided as required by the
regulatory permits and described in Mitigation Measure 7-5a.

Impact 7-8. Potential Impact on Significant Mitigation Measures 7-5a through 7-5¢ Less than Significant
Riparian Habitat or Other
Sensitive Natural Communities
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Significance Level Mitigation Measure(s) Significance Level after

without Mitigation Mitigation

Cultural and Tribal Cultural Resources

Impact 8-1. Potential Adverse Significant Mitigation Measures 8-1a through 8-1c: Less than Significant
Change to Historic Resources 8-1a (General plan EIR mitigation measure CUL-1). A project-level

and/or Unique Archaeological analysis of historic and unique archaeological resources shall be

Resources During Construction conducted for all areas in which off-site improvements within the

City's jurisdiction are needed to implement the proposed project.
These include, but may not be limited to, the off-site wastewater
main location and locations off-site circulation improvements. The
analysis shall include recommended measures to mitigate any
significant impact that such improvements may have on historic
and/or unique archaeological resources.

8-1b (General plan EIR mitigation measure CUL-2). The City shall require
the following as a standard condition of project approval: “if any
archaeological resources are discovered during grading or
construction, all work shall be immediately halted and appropriate
personnel, including a qualified Native American representative, shall
be contacted and consulted. Based on these consultations,
appropriate measures shall be taken to protect the discovered
resources, and only after such measures have been implemented
shall grading or construction continue.”

8-1c If archaeological resources are discovered during soil-disturbing
activities, then work should be stopped within 50 meters (165 feet) of
the find until a qualified professional archaeologist can evaluate it. If
the find is determined to be significant, then appropriate mitigation
measures will be formulated and implemented.

Impact 8-2. Potential Adverse Significant Mitigation Measure 8-2. If human remains are found during construction Less than Significant
Impact on Native American activities, there will be no further excavation or disturbance of the site or

Human Remains During any nearby area reasonably suspected to overlie adjacent human remains

Construction until the coroner of Monterey County is contacted to determine that no

investigation of the cause of death is required.

If the coroner determines the remains to be Native American, the coroner
will contact the Native American Heritage Commission within 24 hours.
The Native American Heritage Commission will identify the person or
persons it believes to be the most likely descendent (MLD) from the
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Significance Level Mitigation Measure(s) Significance Level after

without Mitigation Mitigation

deceased Native American. The MLD may then make recommendations to
the landowner or the person responsible for the excavation work, for
means of treating or disposing of, with appropriate dignity, the human
remains and associated grave goods as provided in California Public
Resources Code Section 5097.98.

The landowner or their authorized representative will rebury the Native
American human remains and associated grave goods, with appropriate
dignity, on the property in a location not subject to further disturbance if: a)
the Native American Heritage Commission is unable to identify the MLD or
the MLD failed to make a recommendation within 48 hours after being
allowed access to the site; b) the descendent identified fails to make a
recommendation; or c) the landowner or his authorized representative
rejects the recommendation of the descendent, and the mediation by the
Native American Heritage Commission fails to provide measures
acceptable to the landowner.

Note: Mitigation measures 8-1b and 8-1c will also serve to reduce the
significance of this impact.

Impact 8-3. Potential Adverse Significant Mitigation Measure 8-3. The party responsible (e.g., project applicant or Less than Significant
Impact on Tribal Cultural City) for ground disturbing activities within the project site or the off-site
Resources During Construction improvement areas, shall contract with a qualified Native American monitor

from the Ohlone/Costanoan-Esselen Nation or qualified archaeologist to
observe ground disturbing activities within the site and at off-site
improvement locations at an hourly rate and scope deemed acceptable by
the Gonzales Community Development Director and at rates charged by
similarly qualified archaeologists.

The timing and frequency of monitoring shall be based on the timing and
duration of ground disturbing activities (i.e., infrastructure trenching,
grading, foundation excavation) that could affect undiscovered tribal
cultural resources. Monitoring in any area shall be discontinued when it
becomes evident to the tribal monitor/archaeologist that no additional
monitoring of ground disturbing activities is necessary. If a significant tribal
cultural feature or deposit is discovered by the tribal monitor/archaeologist,
earth moving activities shall be temporarily halted for the purpose of
identifying the deposit. If deemed necessary by the tribal
monitor/archaeologist, the feature or deposit shall be sampled or salvaged
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Significance Level

Mitigation Measure(s

Significance Level after

without Mitigation

according to a mitigation and data recovery plan developed by the
Community Development Director in consultation with the tribal
monitor/archaeologist.

Mitigation

Greenhouse Gases

Impact 10-1. Generation of
Greenhouse Gas Emissions

Significant

Mitigation Measure 10-1. To ensure project consistency with Gonzales
Climate Action Plan: 2018 Update GHG reduction measure P-1.3
regarding urban forests, applicants for individual tentative maps that
include single-family homes shall demonstrate to the City that a minimum
of three trees will be planted for every single-family home proposed as part
of the tentative map project, with trees planted either within the tentative
map boundary and/or elsewhere within the specific plan boundary. The
measure shall also be included as a contractor work specification. The
requirement shall be verified by the Community Development Director prior
to approval of each individual tentative map in which single-family homes
are proposed.

Mitigation Measure 10-2. Applicants for all future individual projects shall:

a. Design such projects to be all electric. No permanent natural gas
infrastructure shall be permitted as a source of energy supply; and

b. Incorporate transportation electrification-supporting site development
design and infrastructure (e.g., electric vehicle support infrastructure)
consistent with the Tier 2 voluntary electric vehicle standards in the
California Green Building Standards Code, Title 24, in effect at the time
building permits are requested from the City of Gonzales.

All individual project applications (e.g., tentative maps, use permits,
etc.) shall be reviewed by the City of Gonzales Building Official for
consistency with these requirements prior to issuance of building
permits.

Less than Significant

Impact 10-2. Conflict with the

2018 Update

Gonzales Climate Action Plan:

Significant

Mitigation Measures 10-1 and 10-2

Less than Significant
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Hazards and Hazardous Materials

Impact 11-2. Hazard to the Significant Mitigation Measure 11-2. The applicant shall be responsible for Less than Significant
Public or the Environment from remediating all project site hazardous materials conditions consistent with
Hazardous Materials Conditions direction provided in the Site Mitigation Plan, Vista Lucia (McCloskey
within the Project Site Consultants 2022). All hazardous materials conditions within the
boundaries of individual tentative maps, including removal of abandoned
underground storage tanks, shall be remediated prior to approval of
grading permits for development pursuant to the subject tentative map(s).
Grading permits shall not be issued until such time as the applicant
submits a remediation completion report for the subject tentative map
project for review and approval of the Public Works Director and an
underground storage tank closure permit is obtained from the Monterey
County Environmental Health Department.

Noise

Impact 13-1. Construction Significant Mitigation Measure 13-1. The following best management practices shall Less than Significant

Activities Would Cause a be applied during periods of project construction. The management

Substantial Temporary Noise practices shall be included in all construction documents, subject to review

Increase and approval by City Engineer, prior to issuance of a demolition or grading

permit:

a. Perthe City of Gonzales Municipal Code, construction activities shall
not occur outside the hours of 7:00 AM to 7:00 PM;

b. All construction equipment shall be properly maintained and muffled as
to minimize noise generation at the source;

c. Noise-producing equipment shall not be operating, running, or idling
while not in immediate use;

d. All noise-producing construction equipment shall be located and
operated, to the extent possible, at the greatest possible distance from
any noise-sensitive land uses;

e. Locate construction staging areas, to the extent possible, at the
greatest possible distances from any noise-sensitive land uses; and

f. Signs shall be posted at the construction site and near adjacent
sensitive receptors displaying hours of construction activities and
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Mitigation Measure(s)

Significance Level after
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providing the contact phone number of a noise disturbance coordinator
to be identified by the construction contractor. The coordinator shall be
responsible for addressing construction noise issues that may be raised
by residents or other affected parties. Concerns that cannot be
resolved by the coordinator may then be raised with the Community
Development Director, who has final authority to resolve such
concerns.

Mitigation

Impact 13.3. Proposed
Commercial Uses Could Cause
a Permanent Noise Increase at
On-Site Sensitive Receptors

Significant

Mitigation Measure 13-3. Applicants proposing commercial uses shall
prepare an acoustical analysis to define the site-specific potential impacts
of stationary commercial noise sources. The potential for these noise
sources uses to exceed applicable City noise standards at adjacent noise
sensitive uses shall be identified. If significant impacts are identified,
mitigation measures shall be identified to reduce impacts to less than
significant by ensuring compliance with the City’s noise standards.
Mitigation could include, but may not be limited to site design to separate
commercial uses from adjacent sensitive residential uses, building
setbacks, noise equipment enclosures, etc. The acoustical analyses shall
be subject to review and approval of the Community Development Director
prior to approval of entitlements for future commercial projects.

Less than Significant

Impact 13-4. Noise from
Planned Schools Could Exceed
Standards at On-Site Sensitive
Receptors

Significant

Mitigation Measure 13-4a through 13-4c:

13-4a The Gonzales Unified School District should locate trash
compactors a minimum of 20 feet from outdoor common use areas
and individual patios or balconies for multifamily homes, or
backyards of single-family homes. Locate any ground-level HYAC
unit at distance of greater than 100 feet from the outdoor common
use areas and individual patios or balconies for multi-family
homes, or backyards of single-family homes or provide an
adequate equipment enclosure to reduce noise levels to below the
City’s noise level standard.

13-4b  The Gonzales Unified School District should locate bus loading
areas, if planned, at a distance of 90 feet or greater from outdoor
activity areas of proposed residential uses (outdoor common use
areas and individual patios and balconies for multi-family homes
and backyards of single-family homes).

Less than Significant
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13-4¢c  The Gonzales Unified School District should locate school bells
and alarms to ensure that noise levels at outdoor activity areas of
proposed residential uses (outdoor common use areas and
individual patios and balconies for multi-family homes and
backyards of single-family homes) do not exceed the applicable
City of Gonzales stationary noise standard. This can be achieved
through proper placement and/or by reducing volume levels.

Transportation

Impact 14-1. Conflict with
CEQA Guidelines Section
15064.3 by Exceeding the
Applicable Threshold for VMT

Planned Residential Use | Mitigation Measures 6b through 6e Significant and Unavoidable
— Significant

Aesthetics

Impact 18-1. Contribution to
Degradation of Visual Character

Significant Mitigation Measure 18-1. (General plan EIR mitigation measure AES-2).
Building exteriors with large expanses or glass or other reflective material that
could become a significant source of glare shall be prohibited for future
development within the specific plan boundary. The Community Development
Direction shall ensure that this limitation is enforced through the development
review process for individual residential and non-residential projects prior to
approving associated building permits.

Cumulative Impacts

Noise Impacts on Sensitive
Residential and School
Receptors Along Associated
Lane (Proposed Vista Lucia
Parkway)

Impact 20-1. Cumulative Traffic

Significant Mitigation Measure 20-1. The applicant shall locate outdoor activity areas Less than Significant
of proposed residential uses (outdoor common use areas and individual
patios and balconies for multi-family homes and backyards of single-family
homes) outside the cumulative 60 dB Ldn traffic noise contour along
Associated Lane (Vista Lucia Parkway). If noise sensitive residential uses
are proposed within the 65 dB Ldn noise contour, the applicant shall
prepare a traffic noise mitigation plan which demonstrates how traffic noise
exposure at these uses will be reduced to 59 dB Ldn or lower. Mitigation
could include building orientation, sound walls, or other feasible design or
improvements options. The mitigation plan shall be subject to review and
approval of the Gonzales Community Development Director for
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conformance with these noise exposure performance standards prior to
approval of a future specific plan.

Mitigation Measure 20-2. As part of its future design of the planned
elementary school that would front on Associated Lane, the Gonzales
Unified School District should locate outdoor activity areas outside the
cumulative 60 dB Ldn traffic noise contour along Associated Lane (Vista
Lucia Parkway). If outdoor activity areas are proposed within the 65 dB
Ldn noise contour, the school district should prepare a traffic noise
mitigation plan which demonstrates how traffic noise exposure will be
reduced to 59 dB Ldn or lower. Mitigation could include building
orientation, sound walls, or other feasible design or improvements options.

SOURCE: EMC Planning Group 2024
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3.0
Environmental Setting

3.1 Project Site Setting

Project Location

The Vista Lucia project site is located in unincorporated Monterey County on approximately 768
acres, immediately east of the existing Gonzales city limits. Figure 3-1, Location Map, presents the
regional location of the project site. For reference to compass directions used in this EIR, the
project boundary along Fanoe Road is assumed to be west, the project site boundary along
Associated Lane is assumed to be north, the project boundary along Iverson Road is east, and the

proposed Fremont Peak Parkway boundary is to the south.

Existing Site Conditions
Project Site

The project site is bound by Fanoe Road to the west, Associated Lane to the north, Iverson Road to
the east, and a large agricultural property to the south. The project site is comprised almost entirely
of agricultural land that is currently in production. Existing agricultural related improvements
include ancillary agricultural support structures, irrigation ditches, ponds and unimproved roadways.
A single-family home is located just inside the southern boundary of the project site. Figure 3-2,
Aerial Photograph, presents the project site boundary, existing site features, and surrounding land

uses. Figure 3-3, Project Site Photos, includes representative images of project site conditions.

The site ranges in elevation from approximately 125 feet in the northwest corner to 250 feet in the

southeast cornetr.

These existing site conditions represent the baseline conditions for assessing environmental impacts
of the proposed project. More information about existing improvements is provided in the
individual environmental topic sections of this EIR when discussion of the improvements is

germane to the analyses of related environmental effects.

Off-Site Improvements

As is described in Section 4.0, Project Description, off-site infrastructure improvements are needed
to serve the proposed project, while others are needed to serve cumulative development within the

SO, including the proposed project. Several of the improvements will be initiated as separate
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projects by the City and undergo separate CEQA review by the City. For those whose impacts are
evaluated in this EIR, brief descriptions of existing conditions in their respective locations are

provided in the individual environmental topic sections.

Two off-site circulation improvements would be required that are assumed to be part of the project
description. These include widening existing roads and constructing a new road segment. The
environmental setting in these locations is discussed in individual topics sections of the EIR where

potential environmental impacts of constructing the improvements are evaluated.

Surrounding Land Use and Vicinity Setting
Surrounding Land Uses

With the exception of the residential subdivision immediately to the west, the project site is
bordered by farmland in unincorporated Monterey County. Two single-family subdivisions within
the city limits, Canyon Creek and Arroyo Estates, are located to the west. Adjacent land to the
north, south, and east is in agricultural use. As designated on the Gonzales general plan land use
map, a Permanent Agricultural Edge is located along the northern border of the project site across
from Associated Lane. The property to the south is in agricultural use. It is within the City’s sphere
of influence (SOI) and designated in the general plan as Parks and Open Space, Community
Commercial Mixed Use, and Neighborhood. Land to the northwest is also in active agricultural use.
Two rural residences are located immediately adjacent to a portion of the western site boundary.

Refer to Figure 3-2, Aerial Photograph for reference to features and uses adjacent to the project site.
Vicinity Setting

The project site lies at the transition between developed areas within the city limits and the broad
expanse of agricultural land to the north, east, and south. To the east, agricultural land transitions to
rural hillsides and the Gabilan Range. Downtown Gonzales is located approximately 1.5 miles to the

southwest. Agricultural land to the west of the site and U.S. Highway 101 transitions to rural

hillsides of the Santa L.ucia Mountains.

3.2 Regional Setting

Gonzales is located in the central part of the Salinas Valley approximately 30 miles south of Salinas
on U.S. Highway 101 and seven miles north of Soledad. Lands surrounding the city are primarily in
agriculture use, save for associated rural residences and agricultural support structures and
infrastructure. East of Gonzales, land slopes gently toward the foothills of the Gabilan Range. To
the south, topography is relatively level and agricultural uses dominate. To the west, topography is
also level, with the Salinas River and Santa Lucia Mountains being the dominant natural features. To

the north and south of the city limits, large-scale field crop farms are predominant.
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There are a limited number of water features in the area. The most prominent is the Salinas River to
the west. Johnson Canyon Creek runs to the south of the boundary of the project site in the form of
a canal. A complex network of irrigation ditches is located throughout the surrounding agricultural

areas. The Gonzales Slough is located to the west of the project site.

3.3 City and County General Plan Land Use and Growth
Planning

The proposed project involves land use and boundary changes that must be considered by the City,
County and LAFCO. Therefore, it is important to understand the current land use and jurisdictional

boundary context. This context is summarized below for each jurisdiction.

City Boundaries and General Plan
City Limits and Sphere of Influence

The project site is one of several locations Gonzales identified as a future development area in the
general plan. Association of Monterey Bay Area Governments population projections at that time
showed “Gonzales growing to 23,418 people in the year 2035, an increase of about 14,393 over the
current 2009 population of 9,025 persons” (City of Gonzales 2018, p. 1I-18). To accommodate the
anticipated growth, the City set aside approximately 1,500 acres of additional land, including the

project site, for new growth that would accommodate a total population of about 38,000.

The project site is outside the existing city limit, but inside the SOI, which is a planning boundary
outside of a city's legal boundary (such as the city limit line) that designates the city’s probable future
boundary and service area. In May 2014, LAFCO approved Gonzales’ request to include the project
site as well as other properties in the SOI. At that time, LAFCO acknowledged the need to annex
property within the new SOI boundary to meet projected demand for housing.

The broader Gonzales planning area includes all land within the city limits and the SOI, plus
additional land that has a relationship to Gonzales’ long-term planning, but is not intended for urban
development. The existing city limits, SOI, and planning area are shown in Figure 3-4, Planning

Boundaries.

General Plan Land Use

Figure 3-5, General Plan Land Use Diagram, shows land use designations for land within the City’s
planning area, including the project site. Figure 3-6, Project Site General Plan Lland Use, shows land

use designations for the project site at a higher level of detail as illustrated in the general plan.

The land use designations for the site are as follows:

* Neighborhood Residential;

* Neighborhood Commercial Mixed Use;
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*  Public/Quasi-Public;
= Parks and Open Space; and
= Agricultural Buffer.

The neighborhood residential designation occurs only within new growth areas including the project
site. It allows a full range of housing types at densities ranging from two units per acre to of 24 units
per acre provided the average within a neighborhood is between seven and nine units per gross acre.
The neighborhood commercial mixed-use designation allows new commercial development
appropriately scaled to serve one or two neighborhoods. It enables constructing residential uses
above or adjacent to commercial uses Individual commercial uses are intended to be small scale,

generally less than 5,000 square feet, with an overall floor-to-area ratio of no more than 1.0.

The parks and open space designation allows active and passive park, recreation, and open space
uses. The public/quasi-public designation allows public, non-profit and institutional uses. The
agricultural buffer designation denotes locations where permanent and temporary buffers are

required to separate urban uses from adjacent agricultural uses.

The general plan land uses are the basis for land uses shown in the applicant’s conceptual land use

plan described in Section 4.0, Project Description.

Monterey County General Plan Land Use

This project site is designated Farmlands 40-Acre Minimum on the Monterey County Central Salinas
Valley Land Use Plan.

City of Gonzales/County of Monterey Memorandum of Agreement

In 2014, the City and the County entered into a memorandum of agreement entitled, “Memorandum
of Agreement Between the City of Gonzales and the County of Monterey Regarding Working
Cooperatively on Common Planning, Growth and Development Issues in Order to be as Efficient
as Possible in the Implementation of Their Respective General Plans” (City of Gonzales and County
of Monterey 2014) (MOA). The document was negotiated as a precursor to LAFCO’s consideration
of Gonzales’ 2014 request to amend its SOI, in part to expand the SOI to include the project site.

The MOA describes the roles and responsibilities of both parties for managing urban expansion into
areas of unincorporated agricultural land adjacent to the city limits. The MOA is particularly focused
on agreements regarding converting, conserving and protecting agricultural land as Gonzales grows
over time consistent with its general plan. The MOA reiterates Gonzales’ commitments to reducing
impacts on agricultural land based on the policies and actions in its general plan, and reiterates

related County general plan policies and other commitments for the County to do the same.
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As part of the MOA, the City agreed to a number of actions that pertain directly or indirectly to the

proposed project. These include, but are not limited to:

* limit future development within its urban growth boundary/proposed SOI (the boundary of the
SOI proposed in 2014 and subsequently approved by LAFCO);

= establish permanent agricultural edges along defined boundaries between incorporated areas and

unincorporated agricultural areas;

= utilize agricultural buffers to address compatibility between urban development and agricultural

uses;

* work with the County of Monterey, LAFCO and other cities in the Salinas Valley to develop a
“Valley-wide Agricultural Land Mitigation Program” and a “Valley-wide Agricultural Buffer

5,
Program”;

" maintain agriculture by conserving and protecting agricultural lands within the planning area and

maintain agricultural production until the time the land is converted to urban use;

= continue to implement policies and implementing actions in the Gonzales general plan that

directly and indirectly conserve and protect agricultural land; and

* implement an Agticultural Land Consetvation Program which requires landowners/developers
proposing to develop land within the SOI that is designated Prime Farmland or Farmland of
Statewide Importance to implement one or more agricultural land conservation actions. The

possible actions include:

e purchase/acquire agricultural easements at a 1:1 ratio and dedicate the easement to an

agricultural land trust or other qualifying entity;
e purchase agricultural banked mitigation credits at a 1:1 ratio from a qualifying entity;
® pay an in-lieu mitigation fee; and/or

e implement other innovative approaches that result in agricultural land preservation within

areas targeted by Gonzales.

Per Section 6.3.7 of the MOA, the first priority use of agricultural mitigation fees is for acquiring

permanent conservation easements.

The MOA provides guidance on how the City is to demonstrate that future development within the
annexation area will implement actions for agricultural land conservation described in the MOA.
Section 4.0, Project Description, includes information on the applicant’s proposed land use plan and
features of it that address several of the above-noted actions. Section 6.0, Agricultural Resources,
includes analysis of the foreseeable impacts of the proposed project on agricultural land and
identifies mitigation requirements that reflect guidance in the MOA. Please refer to these two

sections for more information.
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3.4 Plan Consistency

This section includes evaluations of project consistency with Gonzales general plan policies that

serve as mitigation for environmental effects and with applicable LAFCO policies.

Project consistency with other relevant plans such as the 2012-2015 Air Quality Management Plan,
the Gonzales Climate Action Plan 2018 Update, the Water Quality Control Plan for the Central
Coastal Basin, and the Salinas Valley Groundwater Basin 180/400-Foot Aquifer Subbasin

Groundwater Sustainability Plan is evaluated in environmental topic-specific sections of this EIR.

Consistency with the City of Gonzales General Plan

Consistent with CEQA Guidelines section 15125(d), this general plan consistency analysis focuses
on general plan polices and implementing actions which function to avoid or mitigate environmental
effects of development. This focus here is narrower than the larger question of whether the
proposed project is consistent with a broader range of general plan policies. Consistency with
broader general plan policies is a determination to be made by the City of Gonzales as part of its

decision-making process to approve or deny the project.

The potential environmental effects of the project are based primarily on information contained in
the specific plan and on information about the associated off-site improvements needed for the
project. The specific plan land use plan shows the types and organization of planned land uses. That
plan and the projected development capacity it accommodates are described and illustrated in

Section 4.0, Project Description.

A range of general plan policies that mitigate environmental effects directly and indirectly reiterate

the need for new development to be consistent with regulatory requirements.

General plan policies that mitigate environmental effects of development for which consistency can
be determined as part of this EIR are listed in Table 3-1, Gonzales General Plan Policy Consistency
Review. A consistency determination and brief discussion of the basis for the consistency
determination are also included. No project inconsistencies with applicable general plan policies

were identified.

Consistency with LAFCO Reorganization Proposal Policies

The proposed project will be subject to LAFCO review and approval because it includes changes of
organization — annexation and detachments from districts. Please refer to Section 4.2, Project

Characteristics, for more information.

As part of its deliberations on the proposal for reorganization (two or more changes of
organization), LAFCO will evaluate the consistency of the proposal with its Loca/ Agency Formation
Commission (LAFCO) of Monterey County — Policies and Procedures Relating to Spheres of Influence and Changes
of Organization and Reorganization (Monterey County Local Agency Formation Commission 2020).
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Table 3-1

Gonzales General Plan Policy Consistency Review

Vista Lucia Project EIR

General Plan Policies Proposed Discussion
Project
LAND USE
Policy LU-1.1 Jobs/Housing Balance. Promote a balance Consistent | The specific plan land use plan is consistent with the land use vision for the project site as
between housing growth and job growth. Encourage the provision defined in the general plan. The mix of proposed housing and employment is thus
of housing at a pace that keeps up with job growth in the City. consistent with the overall general plan goal of promoting a jobs/housing balance in the city.
Conversely, encourage the creation of jobs at a pace that keeps
up with housing growth in the City
Policy LU-1.3. Submit Sphere of Influence and annexation Consistent | The project site is located within the Urban Growth Boundary and within the SOI. If the City
requests to LAFCO only for lands within the Urban Growth Council approves the proposed annexation, the City staff will prepare and submit a
Boundary depicted on the Land Use Diagram. In addition, submit reorganization application to be considered by LAFCO. See Section 4.0, Project
applications as may be required to facilitate the expansion of the Description.
wastewater treatment facility located on Gonzales River Road or
other essential public utilities.
Policy LU-1.4 City-Centered Growth. Support the concept of Consistent | The project site is adjacent to the Gonzales city limits and is within the SOI. The Gonzales
"City-Centered Growth" in the Salinas Valley. This concept General Plan designates the project site for urban uses. The annexation and proposed
concentrates urban uses in and around South County cities and development would support locating new urban growth in and around existing cities. See
conserves the remainder of the valley for agriculture. Section 4.0, Project Description.
Policy LU- 2.1 Specific Plans Required in General Plan Growth Consistent The proposed specific plan was prepared to meet this general plan policy.
Area. New development outside of the City’s incorporated area as
of 2008 shall be organized through the use of Specific Plans that
contain self-contained neighborhoods with the uses prescribed by
the applicable land use designations shown in the Land Use
Diagram.
Policy LU-6.1 Neighborhoods as “Building Blocks”. Employ a Consistent | The proposed specific plan includes all of the diverse land use types referenced in the
neighborhood-based growth strategy whereby new pedestrian- policy. See Section 4.0, Project Description.
oriented neighborhoods, complete with schools, park and
recreation facilities, a wide range of housing types, and
neighborhood-serving commercial service form the basic planning
unit or “building block” for new residential growth.
Policy LU-6.2 Utilize Land Efficiently. Utilize land efficiently to Consistent | The specific plan substantially conforms with the uses identified in general plan Figure I-6,
maintain a compact development pattern, enhance walkability, and Land Use Diagram Inset #2 (Figure 3.6, Project Site General Plan Land Use, in this EIR.
The general plan land use concept implements policy LU-6.2. The proposed project phasing
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limit farmland conversion in areas outside the identified General plan shows development proceeding from the existing city limit line on west to the east over

Plan growth area. time. The project site is within the identified General Plan growth area. Refer to Section 4.0,
Project Description.

Policy LU-9.1 Location and Design of Public Uses. Developers Consistent | The applicant and the City have consulted the school district regarding the location and

of Specific Plans shall coordinate closely with the Gonzales function of proposed school sites.

Unified School District and with the City of Gonzales to ensure that

new school sites are fully compatible with the plans and concerns

of both agencies. New public uses shall be located and designed

to contribute to the life and function of neighborhood and

community centers.

CIRCULATION

Policy CIR-1.1 Interconnected and Efficient Streets. Develop Consistent Circulation planning in the specific plan is consistent with the 2018 City of Gonzales Sphere

and maintain an interconnected and efficient system of arterial, of Influence Circulation Study, Transportation Impact Analysis Final Report. The

collector, and local streets consistent with the policies and transportation impact analysis describes the required street network, roadway

diagrams of the Circulation Element to accommodate the classifications, street pattern design and other improvements and design features needed in

movement of people and vehicles and provide access within the SOI. Roadways are located and designed to maintain a Level of Service C with buildout

Gonzales. Circulation patterns in the new growth area should be of the SOI, including the Vista Lucia site. LOS C is the City's acceptable roadway

inter-connected and provide multiple route choices for residents. performance standard per general plan implementing action CIR-1.1.1. Improvements made
by individual projects consistent with the SOI study would, therefore, be consistent with
general plan circulation policies pertaining to the performance and design of the roadway
network. The specific plan includes roadway infrastructure plans, roadway classifications,
and roadway standards that have been reviewed by the City for consistency with City
standards and the SOI transportation impact analysis.
Improvements to the U.S. Highway 101/North Alta Street interchange will be needed to
accommodate traffic from the proposed project and additional future development within the
SOI. The City has prepared preliminary design plans for Caltrans’ consideration and will
work with Caltrans to facilitate Caltrans’ preliminary study report and related environmental
review process. Improvements must be completed commensurate with development of the
project site to ensure Caltrans’ operational requirements for the interchange are met

Policy CIR-2.2 Connectivity between Neighborhoods. Require Consistent | See the discussion for Policy CIR-1.1 above.

a high level of connectivity between neighborhoods to provide Specific plan Figure 3-5, Vehicular Circulation Network and Hierarchy of Street Types,

numerous route choices that help distribute traffic onto more shows how individual neighborhoods would be connected by roadways of varying

numerous smaller street facilities and lessen the need for large classifications. The connectivity plan has been reviewed by City staff and found to be

street facilities. consistent with the SOI transportation impact analysis.
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Policy CIR-3.1 Financing Capital Improvements. Allocate the Consistent | The City will require the applicant to provide a fair share of the cost of making circulation

cost of transportation improvements so that those who benefit pay improvements through a combination of direct funding and constructing improvements,

accordingly. In developing areas where assessment district providing fair share funding for improvements, and paying the City's traffic impact fees.

financing is used, tax assessments should be based on the level of

benefit provided.

Policy CIR-5.1 Balance Need for Emergency Access with Safe Consistent Planned roadways are designed consistent with standards acceptable to the City. The

Design. Design new streets to balance the need for emergency specific plan identifies traffic calming features that would be incorporated into roadway

access with the need to design safe streets that discourage designs, including Arterial A. Pedestrian and bicycle facilities are shown in the proposed

speeding traffic. roadway cross-sections/standards included in the specific plan.

Policy CIR-7.1 Reduce Dependence on the Single Passenger Consistent | The specific plan includes an extensive active transportation network to promote a mode

Vehicle. Require new development to address global warming shift from passenger vehicles to pedestrian and bicycle travel modes. Developers will be

through the design of transportation/circulation systems that required to consult with Monterey-Salinas Transit to identify where and when new bus

promote sustainable alternatives to single passenger vehicles and facilities should be constructed and how transit routes can be expanded to provide an

reduce the rate of energy consumption and air pollution. option to passenger vehicle travel.

Policy CIR-8.1 Increase Opportunities for Biking and Walking. Consistent See the discussion for Policy CIR-7.1 above.

Require new development to address global warming through the

design of transportation/circulation systems that facilitate and

encourage bicycle and pedestrian travel; promote personal health,

recreation, and enjoyment; and reduce the rate of energy

consumption and air pollution.

HOUSING (DRAFT 2023-2031 6TH CYCLE HOUSING ELEMENT)

Policy HE-1.1 Adequate Sites. Maintain adequate sites for new Consistent | The proposed project has been planned in accordance with the Gonzales 2010 General

housing development for all economic sectors to support the Plan and is comprised of two neighborhoods. The Santa Lucia Neighborhood includes up to

Regional Housing Needs Allocation. [Source: 2015-2023 Gonzales 1,927 single family and multifamily residential units and the Gabilan Neighborhood includes

Housing Element, Policy HE-1.1, modified] up to 1,571 single family and multi-family residential units. The 6th Cycle Regional Housing
Needs Allocation Plan 2023-2031 prepared by the Association of Monterey Bay Area
Governments in 2022, requires that the City plan for constructing of 173 dwelling units for
very low-income households, 115 dwelling units for low-income households, 321 dwelling
units for moderate income households, and 657 dwelling units for above moderate-income
households. The first tentative map for development of 1,247 dwelling units has been
submitted to the City as described in this EIR. Based on current housing affordability
guidelines and current lot configurations, up to 455 or approximately 37 percent of the
dwelling units are anticipated to be “for rent” attached units, which would serve the very low-
and low-income communities. Up to 296 or approximately 24 percent are anticipated to be
“for sale” or “for rent” detached units on small lots, which would serve the moderate and
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above-moderate income communities. A total of to 751 or approximately 60 percent of the
total dwelling units would be available as affordable housing.
Additional tentative maps are anticipated in the future depending on market conditions.
Development per these future maps may occur beyond the horizon of the present 6th cycle
period. Such development will continue to facilitate the City’s ability to meet its regional
housing needs obligations.

Policy HE-1.3 Encourage a Mix of Housing Types. Encourage Consistent | The specific plan includes five proposed residential land use designations and zoning

the development of a mix of housing types to meet the diverse districts, as well as a sixth category for affordable housing. In aggregate, residential

housing needs of Gonzales residents. [Source: 2015-2023 development must have an overall minimum average density consistent with the General

Gonzales Housing Element, Policy HE-5.1, modified] Plan (Chapter II: Land Use, Page 1I-38). To reach this goal, the City requires that at least 15
percent of all new development be zoned high density (15-24 du/acre of attached housing),
at least 15 percent be zoned medium-high density (9-15 du/acre of attached and detached
housing), and at least 15 percent be zoned medium density (6-9 du/acre). The proposed
project meets overall housing diversity/density requirements.

Policy HE-2.1 Encourage Affordable Housing with Incentives. Consistent See Response above for policy HE-1.3. Additionally, the applicant is required to prepare an

Encourage the construction of new housing that varies sufficiently Affordable Housing Plan component that will address households with special needs. The

in cost, design, and tenure to meet the needs of existing and future Affordable Housing Plan will be a component of the Development Agreement to be

City residents in all income categories, and households with considered and approved by the City Council.

special needs. [Source: 2015-2023 Gonzales Housing Element,

Policy HE-2.1, modified]

Policy HE-3.2 Minimize Environmental Impacts through Land Consistent | The project objectives and land use plan/proposed uses illustrate the intent to provide an

Use and Transportation Planning. Minimize adverse impacts on integrated circulation system that includes pedestrian and bicycle facilities as well as a

the environment through land use and transportation policies such diversity of land uses that will help to reduce vehicle trips. Mitigation measures are included

as those encouraging housing construction close to planned in this EIR that require future development to incorporate a range of measures to reduce

employment and shopping and requiring sidewalks and bike lanes electrical energy demand and transportation fuel demand through improved energy

in new developments. [Source: 2015-2023 Gonzales Housing efficiency and reduced vehicle miles traveled.

Element, Policy HE-5.2 & HE-9.3, modified]

Policy HE-3.3 Promote Energy and Water Conservation. Consistent Mitigation measures are included in this EIR that require future development to incorporate

Encourage the use of renewable energy and the use of water- a range of measures to reduce electrical energy demand and transportation fuel demand

saving devices, drought-tolerant landscaping, and other energy through improved energy efficiency and reduced vehicle miles traveled. Water conservation

and water conservation measures to address climate change. regulations enforced by the City (e.g., Model Water Efficiency Landscape Ordinance) apply

[Source: 2015-2023 Gonzales Housing Element, Policy HE-9.2, to the project and would facilitate water conservation.

modified]

Section 3.0 Environmental Setting 3-22 EMC Planning Group

Vista Lucia Project EIR

January 30, 2024




General Plan Policies

Proposed

Project

Discussion

COMMUNITY HEALTH AND SAFETY

Vista Lucia Project EIR

Policy HS-5.1 Hazardous Material Safety in New Construction Consistent | An environmental site assessment, phase Il assessment, existing conditions assessment

and Redevelopment. Require all new construction and renovation and a soils mitigation plan have been prepared to address hazardous materials conditions

to be designed and constructed to mitigate the effects of within the site and to identify remediation requirements to minimize risks to public, worker,

hazardous materials. and environmental health. This EIR includes analysis of hazards conditions and addresses
mitigation to reduce hazards where necessary. See Section 11.0, Hazards and Hazardous
Materials.

Policy HS-6.2 Siting of New Sources of Toxic Air Consistent Based on the proposed land use types, future uses within the project site would not be a

Contaminants (TACs). New development that would be a source source of TACs that could adversely affect sensitive receptors. See Section 4.0, Project

of TACs proposed near existing residences or other sensitive Description.

receptors shall either provide adequate buffer distances or provide

other measures to reduce the potential exposure to acceptable

levels.

Policy HS-6.3 Siting of New Sensitive Receptors. New Consistent | There are no existing stationary TAC sources located near the project site that could affect

residential or other sensitive receptors proposed near existing proposed sensitive receptors within the site. See Section 3.0, Environmental Setting.

sources of TACs should have either adequate buffer distances or

provide other measures to reduce the potential exposure to

acceptable levels.

Policy HS-8.1 Transportation Noise. Maintain a citywide noise Consistent | A noise analysis completed for the project evaluates potential transportation-related noise.

environment that achieves noise goals by minimizing to the degree The impacts were found to be less than significant with implementation of mitigation

practicable the impact of transportation-related noise. measures includes in this EIR. See Section 13.0, Noise.

Policy HS-8.2 Stationary Noise Sources. Maintain a citywide Consistent | A noise analysis has been completed for the project that evaluates the impacts of stationary

noise environment that achieves noise goals by minimizing to the noise sources associated with the proposed commercial land use on nearby proposed

degree practicable the impact of stationary noise sources. sensitive receptors. The impacts were found to be less than significant with implementation
of mitigation measures includes in this EIR. See Section 13.0, Noise.

CONSERVATION AND OPEN SPACE

Policy COS-1.1 Protect Regulated Habitats. Protect regulated Consistent Potential impacts of the proposed project on regulated habitats have been evaluated in this

habitats (e.g., freshwater marsh, riparian woodland, and aquatic EIR and found to be less than significant with implementation of proposed mitigation

habitat) that are located within the Planning Area and prevent the measures. See Section 7.0, Biological Resources.

isolation of individual habitat areas by interconnecting them to the

degree practicable with open space corridors.
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Policy COS-2.1 Protect Special-Status Species. Protect special- Consistent Potential impacts of the proposed project on special-status species have been evaluated in

status species that are located within the Planning Area and create this EIR and found to be less than significant with implementation of proposed mitigation

the conditions necessary for such species to become self- measures. See Section 7.0, Biological Resources.

sustaining.

Policy COS 4.1 Maintain Agricultural Economy. Maintain Consistent | The proposed project includes temporary and permanent agricultural buffers along all four

agriculture as the core of the local economy by conserving and sides of the site. The temporary buffers are along edges of the site where future urban

protecting agricultural lands and operations within the Planning development is planned on adjacent properties. The permanent buffers are along edges

Area, and where agricultural land is planned for eventual where adjacent agricultural land is to be protected over the long term. A mitigation measure

urbanization, work to keep such land in production up until the time is included in this EIR which requires the applicant to permanently conserve agricultural

when the land is converted to urban use. land through dedicating or funding permanent agricultural conservation easements. A
phasing plan that is described and illustrated in Section 4.0, Project Description, reflects
that development will occur from west to east as market demand dictates; agricultural land
within the site would be maintained until such time as it would be converted to urban use
consistent with the phasing plan. See Section 5.0, Agricultural Resources.

Policy COS-4.2 Permanent Agricultural Edges. Establish Consistent | The proposed project includes a permanent agricultural buffer along Associated Lane, and

permanent agricultural edges in the vicinity of Associated Lane to temporary agricultural buffers.

the northwest, Gloria Road to the southeast, and Gonzales River

Road to the west, to preserve adjoining agricultural activities.

Policy COS-4.3 No Urbanization Outside of Growth Area. Consistent | See discussion for Policy COS-4.1.

Maintain agricultural open space around Gonzales as a means of

giving form and definition to the City. To this end, permit urban

development only within the areas designated for urban uses on

the Land Use Diagram. Land immediately beyond this boundary

should remain in agricultural use utilizing agricultural easement

funds outlined in Implementing Action COS-4.3.3 (Agricultural

Impact Fund), other mitigation measures that may arise as a result

of project-level CEQA review, and any other feasible methods to

preserve agricultural lands and define the limits of urban

expansion for the City.

Policy COS-5.1 Water Conservation and Groundwater Consistent | Wastewater from the Vista Lucia project would be conveyed to and treated at the City’s

Recharge. Safeguard the quality and availability of groundwater domestic wastewater treatment plant. Independent of the proposed project, the City has

supplies in Gonzales and the Salinas Valley. developed and is implementing plans to increase domestic wastewater treatment capacity
to accommodate the additional flow volume, to create new capacity to treat industrial
wastewater, and to produce recycled water from the industrial wastewater treatment
process. The recycled water would be used for agricultural irrigation and/or input process

Section 3.0 Environmental Setting 3-24 EMC Planning Group

January 30, 2024




General Plan Policies Proposed Discussion

Project

water for existing and future industrial uses in the city, thereby replacing an equivalent
volume of groundwater consumed by such uses. The water supply assessment for the
project concludes that groundwater demand from existing agricultural uses within the
project site exceeds projected demand from planned future uses and that sufficient water
will be available to serve the project and other existing and planned future development
within the city. See Section 17.0, Water Demand and Supply.

Policy COS 7.1 Create Open Space and Natural Habitat in Potentially | The specific plan land use plan indicates that areas planned for permanent agricultural
Drainage Areas. Protect the community from flooding hazards in Consistent | buffers along the northern and eastern site boundaries would also serve a dual use as open
a manner that creates open space and natural habitat and does space that also would accommodate storm water management features (e.g., storm water
not diminish groundwater recharge in the Planning Area. detention), consistent with the City’s master storm water management plan. All future

development must be constructed consistent with the requirements of the City’s flood
management regulations. See Section 4.0, Project Description, Section 5.0, Agricultural
Resources, and Section 12.0, Hydrology and Water Quality.

COMMUNITY FACILITIES AND SERVICES

Policy FS-1.1 Provision of Public Services. Provide public Consistent | The applicant is required to prepare a plan for services as part of the annexation process.
services and infrastructure in a manner that supports the Land Use The plan for services must demonstrate how public services and infrastructure will be
Diagram, discourages premature development, minimizes adverse provided to serve planned development. Circulation, water, and wastewater infrastructure
environmental and fiscal impacts, and maintains or improves improvements would be constructed consistent with the City’s master plans for these
current service levels. systems, which identify improvements needed within the SOI to support new development,

including the proposed project. The direct and indirect environmental impacts of
constructing infrastructure systems for the project have been evaluated in this EIR to the
extent practical. The City's wastewater treatment capacity expansion projects are
independent of the proposed project and subject to separate environmental review.

Policy FS-2.1 Meet New Demand for Water. Meet the demand Consistent See discussion for policy COS-5.1 and for policy FS-1.1.
for increased water service by new development in a timely, cost-
effective manner by construction of new wells, water distribution
lines and reservoirs to keep pace with new development. Maintain
average groundwater extractions necessary to serve full buildout
of the area contained in the Urban Growth Boundary to
approximately 5.8 MGD in order to avoid significantly increasing
groundwater withdrawals over current (2010) levels. To the degree
necessary, the city shall rely upon best management practices,
water conservation and recycled wastewater in order to make up a
deficit in accommodating the demand for water supply that
accompanies buildout of this General Plan.
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COMMUNITY CHARACTER

Policy CC-9.1 Archaeological and Paleontological Protection. Consistent Potential project impacts on archaeological, paleontological, and tribal resources have been

Support continued research on Native American settlement around evaluated in this EIR. Potentially significant impacts would be reduced to less than

Gonzales and protect any unique artifacts or sites discovered. significant with implementation of proposed mitigation measures. See Section 8.0, Cultural
and Tribal Resources.

SUSTAINABILITY ELEMENT

Policy SUS-1.1 Climate Protection Strategies. The City shall Consistent Future development within the site will be required to incorporate features that ensure it is

continue to pursue strategies designed to reduce greenhouse gas consistent with the City’s Climate Action Plan. Mitigation measures have been included in

production and increase the production and use of renewable this EIR to reduce criterial air emissions. These mitigation measures will have the co-benefit

energy. of reducing greenhouse gas emissions. All new residential development must be consistent
with the state’s building energy efficiency standards that require residential development to
have net zero energy demand. This will require such development to incorporate renewable
energy features, most likely to be solar photovoltaic technologies. See Section 10.0,
Greenhouse Gas Emissions.

Policy SUS-1.5 Increase Use of Renewable Energy. Increase Consistent See discussion for policy SUS-1.1.

the local use and production of renewable energy.

HEALTH AND WELLNESS

Policy HW-1.2 Equitable Access. Require neighborhood retail, Consistent The proposed land use plan shows that all residential uses would be located within one-half

services, and public facilities to be located within walking distance mile of planned neighborhood commercial uses. See Section 4.0, Project Description.

of residential areas to create safe and convenient circulation

system.

Policy HW-3.1 Open and Public Spaces. Through private and Consistent | The proposed land use plan includes public parks as public use amenities. See Section 4.0,

public partnerships facilitate the creation, maintenance, and Project Description.

upgrade of public facilities and open spaces, and the development

of activities to attract more public use.

SOURCE: EMC Planning Group 2023, City of Gonzales 2010
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Standards that are applicable to the proposed project are set forth in Part D and Part E of this
document. To assist LAFCO in its consistency determination, the applicable standards are listed in
Table 3-2, LAFCO Standards Consistency Review, along with a discussion of project consistency

with each standard.

Section 3.0 Environmental Setting 3-27 EMC Planning Group
Vista Lucia Project EIR January 30, 2024



Table 3-2 LAFCO Standards Consistency Review

LAFCO Standards/Guidance Consistency Discussion

Determination

Part D. Standards for the Evaluation of Proposals for a Reorganization

Section Il includes standard 9. It addresses an action to be taken by LAFCO which was not germane to assessing project consistency with LAFCO standards. Therefore, this
standard is not included in the following list.

ll. DETERMINATION OF BOUNDARIES Consistent The applicant has prepared an annexation exhibit and legal description
1. Definite and certain maps and legal descriptions must be filed as that will be included in the LAFCO reorganization application. The
part of an application for boundary change proposal. All maps and exhibit will need to be updated to include detachment from special
written geographic descriptions must comply with State Board of districts, prior to submittal of the reorganization application to LAFCO.

Equalization requirements. (Section 56668 f.) Detailed
requirements of the State Board of Equalization are found in the
“Change of Jurisdictional Boundary - Requirements for Statements,
Boundary Descriptions, Maps and Schedule of Processing Fees"
which is included in the LAFCO application packet.

2. To the greatest possible extent, boundaries should follow existing Consistent The annexation and district detachment boundaries follow existing
political boundaries and natural or man-made features such as public roads and parcel lines, with the boundaries being consistent with
rivers, lakes, railroad tracks, and freeways. Where boundaries do assumptions in the Gonzales General Plan for this proposed project.

not meet this standard, the proponent shall justify the reasons for
non-conformance. (Sections 56668 a and f.)

3. Boundaries should not be drawn so as to create an island, corridor, Consistent The specific plan land use plan shows that the proposed project site
or strip either within the proposed territory or immediately adjacent boundary is consistent with this standard. The annexation area
to it. Where such an island, corridor, or strip is created, the boundary exhibit to be included in the reorganization application will
proponent shall justify the reasons for non-conformance with this reflect this fact.
standard. (Section 56668 f.)

4. Whenever practicable, boundary lines of areas proposed to be Consistent The applicant's reorganization exhibit and legal description will be
annexed to cities and/or districts shall be located so that all streets included in the application.

and rights-of-way will be placed within the same jurisdiction as the
properties which abut thereon and/or for the benefit of which such
streets and rights-of-way are intended. (Section 56668 d.)

5. The creation of boundaries that divide assessment parcels should Consistent The applicant’s reorganization exhibit and legal description will be
be avoided whenever possible. Where such division occurs, the included in the reorganization application to LAFCO from the City.
proponents shall justify to LAFCO the necessity for such division.
(Section 56668 d.)
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6. Boundaries should avoid dividing an existing identifiable Consistent The project site does not include a community, commercial district or
community, commercial district, or any other area having social or other area. It is planned for uses that are consistent with adjacent uses
economic homogeneity. Where such division occurs, the within the city and would be an extension of those uses. The
proponents shall justify the reasons for non-conformance to this reorganization would not divide a community, commercial district or
standard. (Section 56668 c.) other area having social or economic homogeneity.

7. The following guidelines related to road right-of-way apply to all Consistent The proposed annexation boundaries do not include features that are
proposals submitted to LAFCO. (Section 56668 f.) not to be allowed. The annexation boundaries do not include islands of

County roads. The annexation boundary does include adjacent roads

City limits which include a portion of the road right-of-way. erjacir;;gitn?:ﬁ?gz;“ﬁtt r\(/)v||tvr\1, ouJ:I(;t;(/)gcrg\rnsmn, piecemealing, or

Road islands of County maintained roads.
(3) Islands of road caused by annexation on both sides.
(4) Strip annexation roads.

b.* In the following cases where the road is the boundary and is a
major County arterial, the street or road should be retained by
the County. These roads would not have direct access from the

property:
(1) Roads which carry through traffic.

(2) Planned development by developer or city which provides
limited access and protects the capacity of the road.

*Note: Each case should be considered on its own merit.

c. The following should be annexed to the city. These roads would
have direct access to the annexing property and would serve the
residents of the property:

(1) Minor or local roads.

(2) When the street will be used for the city sewer lines, water
lines, or storm drains.

(3) Piece-meal development by developer causing difficult
coordination between two or more agencies.

(4) Where the annexation will complicate drainage or traffic control.

a. The following should not be allowed:
(1
(2

o O — —

8. Where feasible, city and related district boundary changes should Consistent The proposed annexation boundary is logical and would be coterminous
occur concurrently to avoid an irregular pattern of boundaries. with changes to district boundaries as will be reflected in the
(Section 56668 b.) reorganization application.
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10. Boundaries should reasonably include all territory which would Consistent The project site is within the adopted SOI boundary into which City

reasonably benefit from agency services. (Section 56668 b.) services are logically proposed to extend. The annexation boundary
includes all areas that would benefit from urban service which are under
the applicant’s control or necessary to form a logical boundary.

[Il. DUPLICATION OF AUTHORITY TO PERFORM SIMILAR Consistent The City of Gonzales (as a multi-purpose agency) would provide

FUNCTIONS services to the annexation area. No new service agencies are required.

1. Proposals, where feasible, should minimize the number of local
agencies and promote the use of multi-purpose agencies.

(Sections 56668 b and c.)

2. The effect of the approval of a proposal which would result in two Consistent The proposal will not result in two or more districts or service agencies
or more districts or a city and a district possessing any common with overlapping jurisdiction and authority to perform the same or similar
territory, the authority to perform the same or similar functions shall functions.
be considered by LAFCO. The views of the governing body of the
city or special district possessing authority to perform the same or
similar function in the subject territory should be made known to
LAFCO. Proponents must justify the need for boundary change
proposals which result in duplication of authority to perform similar
functions. (Section 56668 b and c.)

IV. CONFORMANCE WITH CITY OR COUNTY GENERAL PLAN Consistent The proposed project is substantially consistent with the land use and

OR SPECIFIC PLAN boundary assumptions included in the Gonzales General Plan. The

1. Each proposal should be consistent with the appropriate city or proposal is also consistent with the proposed specific plan.
county general and specific plans. Where the proposal does not
abide by these plans, the proponent shall specify the reasons for
plan non-conformance. (Section 56668 g.)

2. Pursuant to Section 56375, for proposals involving city Consistent The proposed project includes a prezoning request, with zoning districts
annexations, the LAFCO Executive Officer shall not file a to be consistent with land uses shown in the applicant’s proposed
Certificate of Filing, which acknowledges that an application is specific plan land use plan. The City of Gonzales will consider the
complete, until the city has completed a prezoning process for the annexation and prezoning request together, before submitting a
subject property in a manner consistent with the city's general or reorganization application to LAFCO.
specific plan. (Section 56668 g.)
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V. CONFORMANCE WITH SPHERES OF INFLUENCE Consistent The project site is within the City of Gonzales SOI.

Section V includes standards 2, 3, 5, and 6. Each specifies actions to
be taken by LAFCO that either are not germane to assessing project
consistency with LAFCO standards or address reorganization actions
that are not included in the proposed project. These standards are not
included in the following list.

1. Proposals shall be consistent with the Spheres of Influence for the
local agencies affected by those determinations. (Sections 56375.5
and 56668 h.)

4. When a proposal is inconsistent with the adopted Sphere of
Influence, the applicant shall justify reasons for amending the
Sphere of Influence. An annexation application for land outside an
adopted Sphere of Influence may be considered concurrently with
a request for amendment to the Sphere of Influence. (Section

56668 h.)

VI. ENVIRONMENTAL IMPACT ASSESSMENT Consistent This EIR has been prepared by the City of Gonzales acting as the lead
1. LAFCOs are subject to the terms of the California Environmental agency. A final EIR will be prepared and considered for certification by
Quality Act (CEQA) and the regulations of the California Resources the City of Gonzales City Council. LAFCO will consider the EIR as its

Agency, which establishes the guidelines for its implementation. Al CEQA documentation in conjunction with the reorganization proposal.

environmental factors introduced by the proposal shall be
considered as outlined in the Act and the State Guidelines.

2. The potential environmental impacts of proposals involving
changes of organization or reorganization shall be reviewed by
LAFCO environmental staff and the appropriate environmental
determination shall be considered by LAFCO in accordance with
state law and the State's "Guidelines for Implementation of the
California Environmental Quality Act.

VII. ECONOMICS SERVICE DELIVERY AND DEVELOPMENT Consistent The applicant has completed a fiscal analysis that will be included in the
PATTERNS! LAFCO reorganization application for LAFCO consideration.

Section VIl also includes standards 8, 9, and 10. Each specifies
actions to be taken by LAFCO that are either not germane to
assessing project consistency with LAFCO standards or address
reorganization actions that are not included in the proposed project.
These standards are not included in the following list.
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1. LAFCO shall discourage proposals that would have adverse
financial impacts on the provision of governmental services or
would create a relatively low revenue base in relationship to the
cost of affected services. Applications shall describe related
service and financial impacts (including revenues and
expenditures) on the County, cities, and/or special districts and
provide feasible measures which would mitigate such adverse
impacts. (Section 56668 a, b and c.)

2. Applications must address current and ultimate needs for
governmental services and facilities as established by the
appropriate land use plans and prezoning. Proposals shall not be
approved unless a demonstrated need for additional service exists
or will soon exist. In reviewing boundary change proposals, LAFCO
shall consider alternative government structure options which may
be more appropriate in light of the demonstrated need for service.
The formation of, or annexation to, a single governmental agency,
rather than several limited purpose agencies, shall be encouraged
when possible. (Section 56668 a and b.)

3. Applications must indicate that the affected agencies have the
capability to provide service. Territory shall be annexed to a city or
special district only if such agency has or soon will have the
capability to provide service. (Section 56668 b.)

4. Whenever a local agency submits a resolution of application for a
change of organization or reorganization, the local agency shall
submit with the resolution of application a plan for providing
services within the affected territory. The plan for providing
services shall include all of the following information. (Section
56653.):

a. An enumeration and description of the services to be extended
to the affected territory.

b. The level and range of those services.

¢. Anindication of when those services can feasibly be extended
to the affected territory.

d. Anindication of any improvement or upgrading of structures,
roads, sewer or water facilities, or other conditions the local

Consistent

The project would result in annexation to a single governmental agency,
the City of Gonzales, which will provide government services, utilities
and public services. The proposed reorganization would result in a
consolidation of services now provided by Monterey County (e.g.
governmental services, police protection services, resource
conservation, etc.) and the Gonzales Rural Fire District.

The City will require the applicant to prepare and include a plan for
providing services in the reorganization application package. The plan
for providing services will be required to demonstrate that the City of
Gonzales has or will have the capacity to provide services
commensurate with need generated by the proposed project.
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agency would impose or require within the affected territory if the
change of organization or reorganization is completed.

e. Any conditions which would be imposed or required within the
affected territory such as, but not limited to, improvement or
upgrading of structures, roads, and sewer or water facilities.

f. Information with respect to how those services will be financed.
A plan for providing services may consist of:

a. A master plan for providing services throughout all or a portion of
a city or distinct Sphere of Influence for use in evaluating all
proposals affecting the area covered in the master plan.

b. A proposal-specific supplement which updates and/or provides a
higher level of detail than is contained within the master plan for
services. Such supplement may include by reference or in
summary form those pertinent sections of the master plan for
services which remain valid. The supplement need discuss in
detail only that information which is not current or discussed in
sufficient detail in the master plan for services.

6. LAFCO discourages proposals which will facilitate development Consistent The project site is within the City's adopted SOI, which was approved by
that is not in the public interest due to topography, isolation from LAFCO. This suggests that development of the project site with urban
existing developments, premature intrusion of urban-type uses would be logical.
developments into a predominantly agricultural area, or other The 768-acre project site would not likely build out for 20 years or more.

development would logically proceed in an incremental fashion from
west (adjacent to the existing city limits) to the east on land that is
classified as Prime Farmland and Farmland of Statewide Importance.

Regarding conversion of agricultural land, future development would be
subject to stipulations contained in the 2014 Memorandum of
Agreement Between the City of Gonzales and the County of Monterey
Regarding Working Cooperatively on Common Planning, Growth and
Development Issues in Order to be as Efficient as Possible in the
Implementation of Their Respective General Plans, a primary purpose of
which is to create long-term protection of agricultural areas adjacent to
the project site. The agricultural buffers shown on the specific plan land
use plan are included pursuant to stipulations in the Memorandum of
Agreement and the City's draft agricultural mitigation program.
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district's adopted urban service area and have an expected
build-out extending beyond a five- to seven-year period may be
considered appropriate for phasing. For the purpose of this policy,
"phasing" shall be defined as a planned incremental approval of a
project and "building- out" shall be interpreted as 70 to 80 percent
developed. When an exception from this policy is desired, the
proponent shall justify to LAFCO the reasons why phasing is not
appropriate. Included within the justification for exception, the
proponent shall demonstrate the jurisdiction's ability to provide
necessary public services. (Sections 56668 a, b and e.)

7. LAFCO shall consider the testimony from all potentially affected Consistent The reorganization application will include information indicating
agencies or individuals in reviewing boundary change proposals. landowners in support of the proposal.
Proposals submitted by resolution of application shall include
information indicating that landowners in the affected area support
the proposal. (Section 56668 i.)
VIIl. PHASING Consistent As described in this EIR, the project would be phased over time with
1. LAFCO, in furtherance of its objectives of preserving prime development occurring adjacent to the existing city limits first, and
agricultural land, containing urban sprawl, and in providing a continued development occurring commensurate with development
reasonable assurance of a city/district's ability to provide services demand. Development would not be permitted without the developer(s)
shall consider the appropriateness of phasing annexation demonstrating and the City verifying prior to each phase that adequate
proposals which include territory that is not within a city/district's public services and utilities are in place or will be in place prior to
urban service area and has an expected build-out over a period approval of grading or building permits for each phase.
longer than five to seven years. (Sections 56668 a, b, and €.)
2. Change of organization and reorganization proposals which are Consistent The project site is not within the city limits or within its urban service
totally within a city or district's adopted urban service area shall not area.
be considered appropriate for phasing. Urban service areas are, by
definition, territory expected to be developed/serviced in the next
five years. (Sections 56668 a, b and c.)
3. Proposals which contain territory which is not within a city or Consistent As described in this EIR, the project would be phased over time with

development occurring adjacent to the existing city limits first, and
continued development occurring commensurate with development
demand. Development would occur over a period that is longer than five
to seven years. Development would not be permitted without the
developer(s) demonstrating and the City verifying prior to each phase
that adequate public services and utilities are in place or will be in place
prior to approval of grading or building permits for each phase.

4. The Executive Officer shall not issue a certificate of filing pursuant
to Section 56658 until the local agencies included in the property
tax revenue exchange negotiation, within the 60-day negotiation
period, present resolutions adopted by each such county and city
wherehy each county and city agrees to accept the exchange of

To be Determined

The City of Gonzales and the County of Monterey have collaborated to
address property tax revenue exchanges on numerous occasions in the
past. It is assumed that the exchange agreement will be negotiated
within the negotiation period and related resolutions will be adopted.
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property tax revenues. (California Revenue and Taxation Code
section 99 b 6.)

IX. OPEN SPACE AND AGRICULTURAL LAND Consistent See discussion under Part E. Preservation of Open-Space and
1. It is the policy of LAFCO to encourage and to seek to provide for Agricultural Lands below.
planned, well-ordered, efficient urban development pattern while at
the same time remaining cognizant of the need to give appropriate
consideration to the preservation of open space and agricultural
land within such patterns. (Section 56300.) Proposals for a change
of organization or reorganization will be judged according to
LAFCO's adopted Policy on Preservation of Open-Space and
Agricultural Lands (Section E of this Policy Document).
X. GROUNDWATER STANDARDS Consistent a, b, c, e f kI The water supply assessment prepared for the
Section X includes standards 1, 3, 4, and 5. Each specifies actions to proposed is described in Section 17.0, Water Demand and Supply. It
be taken by LAFCO that are not germane to assessing project con_cludes that net _de_mand for_groundwater generated by_eX|st|ng
in the following list. from new planned urban uses. Therefore, the proposed project would
2. In considering a proposal which may significantly impact the have a benefit on groundwater conditions by increasing groundwater in
' groundwater basin, as documented by the Lead Agency pursuant storage. The water supply assessment also includes additional
to the California Environmental Quality Act (CEQA), LAFCO shall information abouF the City's Water.supply sys.tem.. |
review the following information. This information can be submitted d. Water system improvements will be described in the plan for services
to LAFCO in an environmental document or as a part of the to be included in the reorganization application.
LAFCO application. g, i. The City is the applicable water agency, as the City would provide
a. The projected water demand of the proposed project based on water service. The City has been consulted abput the prpject and has
guidelines provided by the appropriate water resources agency. reviewed the water supply assessment. The City Council would adopt
- L . the water supply assessment as part of its project decision making
b. The existing water use and historical water use over the past five process
years. R . . . .
¢. A description of the existing water system including system h, j. Future devglopment will be reqU|rgd to comply with all Qlty and state
) . . water conservation measures. As previously stated, the project would
capacity serving the site. oo A
- . have a positive impact on groundwater sustainability and would more
d. A description of proposed water system improvements than off-set its water demand.
e. A description of water conservation or reclamation
improvements that are to be incorporated into the project.
f. An analysis of the impact that proposed water usage will have
on the groundwater basin with respect to water quantity and
quality, including cumulative impacts.
Section 3.0 Environmental Setting 3-35 EMC Planning Group

Vista Lucia Project EIR

January 30, 2024




LAFCO Standards/Guidance

Consistency

Determination

Discussion

g. Evidence of consultation with the appropriate water agency. The
agency shall be consulted at the earliest stage of the process, so
that applicable recommendations can be included in the
environmental document.

h. A description of water conservation measures currently in use
and planned for use on the site such as drought tolerant
landscaping, water-saving irrigation systems, installation of low-
flow plumbing fixtures, retrofitting of plumbing fixtures with
low-flow devices, and compliance with local ordinances.

i. A description of how the proposed project complies with adopted
water allocation plans.

j- A description of those proposals where the agency has achieved
water savings or where new water sources have been
developed that will off-set increases in water use on the project
site that would be caused by the proposal.

k. A description of how the proposal would contribute to any
cumulative adverse impact on the groundwater basin.

. A description of those boundary change proposals that, when
considered individually and after taking into account all
mitigation measures to be implemented with the project, still
cause a significant adverse impact on the groundwater basin.

6. LAFCO will encourage boundary change proposals involving Consistent The project would remove approximately 768 acres of agricultural land
projects that use reclaimed wastewater, minimize nitrate from production. Existing agricultural activities may involve application of
contamination, and provide beneficial use of storm waters. nitrogen-based fertilizers which could contribute to existing surface and

groundwater contamination. Storm water will be managed consistent
with the City’s storm water development regulations, with benefits that
include pretreatment of storm water and percolation of storm water back
to groundwater.

7. LAFCO will encourage proposals which have incorporated water Consistent Future urban development must comply with City and state water
conservation measures. Water conservation measures include conservation standards and regulations. Details about any additional
drought tolerant landscaping, water-saving irrigation systems, proposed water conservation measures would be provided as part of the
installation of low-flow plumbing fixtures, retrofitting of plumbing future project-specific entitlement process.
fixtures with low-flow devices, and compliance with local
ordinances
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8. LAFCO will encourage those proposals which comply with adopted
water allocation plans as established by applicable cities or water
management agencies.

Determination

Not Applicable

Water use in the City is not currently subject to a water allocation plan.
The discussion under X.2 above shows that the project would have a
net benefit on water supply.

9. LAFCO will encourage those proposals where the affected
jurisdiction has achieved water savings or new water sources
elsewhere that will off-set increases in water use in the project site
that would be caused by the proposal.

Consistent

The project would not result in a net increase in water use.
See discussion under X.2 above.

10. LAFCO will discourage those proposals which contribute to the
cumulative adverse impact on the groundwater basin unless it can
be found that the proposal promotes the planned and orderly
development of the area.

Consistent

See discussion under X.2 above.

11. LAFCO will discourage those boundary change proposals which,
when considered individually and after taking into account all
mitigation measures to be implemented with the project, still cause
a significant adverse impact on the groundwater basin.

Consistent

See discussion under X.2 above.

XI. INCORPORATION GUIDELINES

Not Applicable

The project does not include a proposal for incorporation.

1. For annexations and Sphere of Influence applications, Monterey
County LAFCO shall consider as part of its decision whether the
city in which the annexation or Sphere of Influence amendment is
proposed has included certain goals, policies, and objectives into
its General Plan that encourage mixed uses, mixed densities, and
development patterns that will result in increased efficiency of land
use, and that encourages and provides planned, well-ordered,
efficient urban development patterns.

XIl. REGIONAL TRAFFIC IMPACTS Consistent The City will require that all development within the project site pay the
1. For annexations and Sphere of Influence applications, Monterey applicable Transportation Agency for Monterey County Regional Fee to
County LAFCO shall consider as part of its decision whether the mitigate impacts on the regional circulation network.
proposal mitigates its regional traffic impacts by, for example,
monetary contribution to a regional transportation improvement
fund as established by the Transportation Agency of [sic] Monterey
County or otherwise.
XIll. EFFICIENT URBAN DEVELOPMENT PATTERNS Consistent This EIR includes analysis of project consistency with City of Gonzales

General Plan policies that mitigate environmental effects, including
policies that address development patterns. The City of Gonzales
General Plan includes a multitude of additional land use and urban
services policies designed to promote mixed land uses and efficient
development patterns. LAFCQ'’s approval of the City’s 2014 SOI
amendment suggests that the policies in the general plan are consistent
with this LAFCO standard.

XIV. DISADVANTAGED UNINCORPORATED COMMUNITIES

Not Applicable

The annexation area does not include a disadvantaged community.
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XV. CONTRACT/AGREEMENT SERVICE EXTENSION

Determination
Not Applicable

The proposal does not include a request for service extensions outside
an agency’s jurisdictional boundary.

Part E. Preservat

ion of Open-Space and

Agricultural Lands

1. A proposal must discuss how it balances the state interest in the
preservation of open space and prime agricultural lands against
the need for orderly development. (Government Code section
56001.) Proposals that fail to discuss this balance, in the opinion of
the executive officer, will be deemed incomplete. Proposals may be
denied if they fail to demonstrate to the satisfaction of LAFCO that
the need for orderly development is balanced against the
preservation of open space and prime agricultural lands.

Consistent

The project site is within the City of Gonzales’ SOI and designated for
urban development in the City of Gonzales General Plan. In including
the project site as a future growth area in the general plan, and its
subsequent request for and LAFCO approval of a SOl amendment to
include the project site in the SOI, both the City, and subsequently
LAFCO determined that the project site is appropriate for new urban
development. The general plan includes discussion and policy regarding
growth management and the need to protect agricultural land and
provide opportunities for new housing and employment generating uses.

The need to balance preservation of agricultural land against orderly
development is further enumerated in the Memorandum of Agreement
Between the City of Gonzales and the County of Monterey Regarding
Working Cooperatively on Common Planning, Growth and Development
Issues in Order to be as Efficient as Possible in the Implementation of
Their Respective General Plans from 2014. Stipulations for conserving
agricultural land identified in the agreement would partially be
implemented through creation of agricultural buffers as shown in the
specific plan land use plan and through other agricultural mitigation
requirements identified in the EIR that would apply to future
development.

2. A Proposal must discuss its effect on maintaining the physical and
economic integrity of agricultural lands. (Government Code section
56668 (a).) Proposals that fail to discuss their effect, in the opinion
of the executive officer, will be deemed incomplete. Proposals may
be denied if they fail to demonstrate to the satisfaction of LAFCO
that the physical and economic integrity of agricultural lands is
maintained.

3. A Proposal must discuss whether it could reasonably be expected
to induce, facilitate, or lead to the conversion of existing open-
space land to uses other than open-space uses. (Government
Code section 56377.) Proposals that fail to discuss potential
conversion, in the opinion of the executive officer, will be deemed

Consistent

incomplete. Proposals may be denied if they fail to demonstrate to

See the discussion under E.1 above.
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the satisfaction of LAFCO that: a) they guide development or use
of land for other than open-space uses away from existing prime
agricultural lands in open-space use and toward areas containing
nonprime agricultural lands (Government Code section 56377 (a));
and b) development of existing vacant or nonprime agricultural
lands for urban uses within the existing jurisdiction of a local
agency or within the Sphere of Influence of a local agency will
occur prior to the development of existing open-space lands for
non-open-space uses which are outside of the existing jurisdiction
of the local agency or outside of the existing Sphere of Influence of
the local agency (Government Code section 56377 (b))

4. A Proposal must, if applicable, provide for pre-zoning (Government Consistent The proposed project includes prezoning to districts that are consistent
Code section 56375 (a)), and must demonstrate that it is consistent with the land use designations shown in the proposed specific plan. The
with the General Plans and Specific Plans of the existing local specific plan land use designations are consistent with the land use
agency and any immediately adjacent local agency (Government vision for the project site as included in the general plan.

Code sections 56375 (a) and 56668 (g)). Proposals may be denied See the discussions under E.1 and VI1.6 above regarding agricultural
if they are not consistent with such plans, or, if not prezoned, if the buffers and the City/County agreement regarding preservation of
Proposal does not demonstrate to the satisfaction of LAFCO that agricultural land and agricultural impact mitigation included in the SEIR.

the existing development entitlements are consistent with the local
agency's plans.

To further these policies, it is the position of LAFCO that
agricultural buffers provide an important means to preserve open
space and agricultural lands and preserve the integrity of planned,
well-ordered, efficient urban development patterns. Such buffers
may be permanent, temporary, or rolling, and may take many
forms; easements, dedications, appropriate zoning streets, or
parks, for example. How agricultural buffers are used to further the
state policy of preserving open-space and agricultural lands within
patterns of planned, well-ordered, efficient urban development is
left to the discretion of each local agency; however, Proposals will
be judged on how state-wide policies under the Act, and LAFCO
adopted policies, with respect to the preservation of open-space
and agricultural lands are furthered. Agreements between
neighboring local agencies with regard to the preservation of open-
space and agricultural lands are encouraged, and such
agreements may be incorporated by LAFCO into a Proposal as a
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condition of approval, or may be required as a condition precedent
to approval.

Part F. Housing and Jobs

1. Itis the policy of LAFCO that, consistent with section 56300 (a) of
the Act, Proposals must demonstrate through both quantitative and
qualitative methods the relationship between the Proposal and the
surplus or deficiency of local and county-wide housing supply and
demand, and employment availability and creation. Additionally,
the Proposal must demonstrate how its pattern of land use and
transportation complements local and regional objectives and
goals for the improvement of air quality and reduction of
greenhouse gas (GHG) emissions and local vehicle miles traveled
(VMT). These factors and their impacts, if any, shall be considered
by the Commission in acting upon the Proposal.

Consistent

There is an extreme shortage of housing in Monterey County per the
2020 Monterey County Affordable Housing Needs Report. In addition,
approximately 20 percent of the housing units in Gonzales are
overcrowded. To address the housing shortage, the City has a regional
housing needs allocation of nearly 1,500 dwelling units for very low to
above moderate-income levels for the 6t cycle period of 2023-2031.
Less than five residential units have been constructed since 2009.

The proposed specific plan land uses are consistent with those
assumed in the general plan and 2014 City/County MOA as a basis to
provide needed housing over time. The general plan residential density
requirement applies to the project and is intended to increase the
number of units that are affordable “by design”. The first tentative map,
as described in this EIR, includes 1,247 dwelling units. Based on current
housing affordability guidelines and current lot configurations, up to 455
or approximately 37 percent of the dwelling units are anticipated to be
“for rent” attached units, which would serve the very low and low income
communities, and up to 296 or approximately 24 percent are anticipated
to be “for sale” or “for rent” detached units on small lots, which would
serve the moderate and above-moderate income communities, for a
total of up to 751 or approximately 60 percent of the total dwelling units
being available for affordable housing. The remainder would provide
additional much needed housing stock to help mee the City's regional
housing needs obligations. Additional tentative maps are anticipated in
the future per these future maps may occur beyond the horizon of the
6th cycle period. Such development will continue to facilitate the City’s
ability to meet its regional housing needs obligations.

As a rural, agriculture-based community, most residents travel out of
town to the north to access employment opportunities. However, the City
has and is continuing to actively grow its employment base in an effort
to improve its job/housing balance. The local employment base is
expected to grow with continued expansion of the Gonzales industrial
business park, with new light industrial and highway commercial uses
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planned within the SOI and with the recently approved agricultural cooler
project on Gloria Road.

It is widely acknowledged that the opportunities for rural communities to
meet state VMT reduction goals (and by extension, substantially reduce
air and GHG emissions from transportation sources over which local
agencies and developers have control) is challenging. The proposed
land use plan includes a mix of land uses and alternative transportation
mode infrastructure that will help to reduce VMT. The extensive network
of planned roundabouts will also help to reduce GHGs with the co-
benefit of reducing air emissions, vehicle noise and vehicle accidents.
This EIR includes mitigation measures that require future development
to incorporate design features identified in the specific plan that are
designed to reduce VMT and to reduce GHG emissions from non-
transportation sources.

SOURCE: LAFCO 2021, EMC Planning Group 2023

Section 3.0 Environmental Setting 3-41 EMC Planning Group
Vista Lucia Project EIR January 30, 2024



This side intentionally left blank.

Section 3.0 Environmental Setting 3-42 EMC Planning Group
Vista Lucia Project EIR January 30, 2024



4.0
Project Description

The applicant has submitted an application to the City requesting annexation, pre-zoning, and
general plan amendment approvals for the project site. Approval of the first tentative map for
developing a portion of the site is also being requested. Future tentative map approvals would be

sought to build out the reminder of the project site.

This section of the EIR describes the project objectives; requested approvals; specific plan, including
land use and development capacity and conceptual phasing; projected population and employment;
and intended uses of the EIR.

4.1 Project Objectives

The underlying purpose of the project is to support the City’s projected growth needs consistent
with General Plan goals and policies. The objectives are based on the applicant’s vision for

developing the site as embodied in the specific plan. The objectives are as follows:

1. Maintain consistency with General Plan land use policies and priorities.

2. Maintain consistency with the Neighborhood Design Guidelines and Standards for land

planning, circulation planning, and site design.

3. Create a plan with a balance of land uses, that optimizes residential opportunities, and
provides educational, recreational, shopping and job opportunities, all brought together to

create a strong sense of place and community.

4. Include an array of residential densities and housing types for people of different income

levels, age groups, and lifestyles.
5. Provide housing for the existing workforce in Gonzales and vicinity.

6. Balance the distribution of housing sites affordable to lower and moderate-income families

so that it is not concentrated in a single location.

7. Create two community-centric neighborhood villages by orienting residential land uses
around central neighborhood villages features, including local retail centers, community

parks, and public schools.
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8. Establish two mixed-use neighborhood village centers and neighborhood village greens to
provide activity hubs and gathering destinations to enhance the community experience and

support the residents, visitors, and employees.

9. Provide employment opportunities to assist in meeting the City of Gonzales employment

goals.

10. Plan for the inclusion of two elementary school sites and a middle school site that are
located, integrated into the overall activity core of the community, and readily accessible via

non-vehicular pathways, trails and promenades.

11. Locate lower density uses on the outer perimeter areas of each neighborhood village, with
densities increasing as one moves toward the neighborhood village centers, thereby

providing services accessible to the highest density of residents.

12. Plan residential land uses for orderly, compact growth, achieving a minimum net density of

seven dwelling units per acre, as provided in the General Plan.

13. Establish neighborhoods that are inviting for residents and buffered from noise, arterial
traffic, and other factors associated with agricultural practices in accord with good planning

design.

14. Circulation Design

a. Design multimodal streets that effectively circulate vehicular traffic and provide for
future transit connections while providing a safe, attractive, and connective circulation
system throughout the community.

b. Design for consistency with General Plan land use and circulation polies related to
street connectivity to form a pattern than provides direct travel routes, facilitates
walking and biking, and provides more than one way of reaching a destination.

c. Design an arterial framework that accomplishes General Plan objectives for efficient
access and through traffic, without interfering with the small town feel of
neighborhood village centers.

d. Setup a framework that allows efficient grid-like or concentric local residential blocks
to conform to optimum lengths and patterns.

e. Minimize using cul-de-sacs to provide multiple routes in and out of residential
neighborhoods.

f.  Design narrow residential streets to reduce traffic speeds and create safer, pedestrian-
friendly neighborhoods.

g.  Design a connective greenway system that, to the extent feasible, maintains separation
between autos, pedestrians, and bicycles, including a system of promenades.
5 > y > g y p

h. Create a park-to-park, park-to-school, and school-to-neighborhood village center
connective pedestrian system that establishes safe routes to the school, parks, and other
community gathering places.
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Employ roundabouts and other traffic calming features to promote efficient
movement, safety and a relaxed residential neighborhood environment.

Design local residential and commercial neighborhood streets such that buildings front
on community amenities and park features.

Create a network of multi-use trails within parks and open spaces that complements
the other pedestrian-bicycling networks to encourage walking and bicycling.

15. Community Facilities and Services

a.

b.

Plan for community facilities as key elements of the Vista Lucia Project.

Plan for two elementary schools and a middle school that are integrated into the overall
land plan and serve as residential neighborhood gathering places.

Provide park and open space amenities, including residential neighborhood parks,
community parks, two neighborhood village greens, and interconnecting pedestrian-
friendly and bicycle-friendly routes.

Provide for potential civic uses within neighborhood village centers to serve the local
residents.

Plan for supporting utility services and infrastructure that would be phased in
accordance with development.

Provide community facilities and services (water service, sewer service, parks and open
spaces, retail services, etc.) that accommodate the needs of the community and do not
place an unfair burden on the City of Gonzales or Monterey County.

16. Natural and Environmental Features

a.

b.

C.

Minimize water use through water conservation techniques including management of
stormwater runoff through Low Impact Development (LID), use of detention basins
and other devices to recharge groundwater aquifers, and use of drought-tolerant
landscaping and efficient irrigation practices.

Maintain consistency with the Water Supply Assessment (WSA).

Adopt green building practices for site and building design that focus on resource and
energy efficiency.

Design landscape plans and guidelines to encourage native and adaptive plants that
harmonize with the region’s environment.

17. Agticultural land conservation and protection

a. Phase development of neighborhood villages, so as to allow continued agricultural use
of undeveloped properties until such time as site preparation requires termination of
use. Minimize the impact on existing agricultural operations, including agricultural land
adjacent to Vista Lucia.
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b. Provide a minimum 200-foot buffer or transitional zone within Vista Lucia adjacent to
all permanent and operational agricultural areas. Provide a minimum 200-foot buffer
zone as a transition area adjacent to agricultural properties which have been identified
for future growth.

c. Mitigate impacts to permanent agricultural areas by recording a Right-to-Farm Notice
on all Vista Lucia neighboring residential properties.

18. Economic Vitality

a. Promote a long-term financially viable project that provides housing, recreation,
educational opportunities, and job creation.

b. Provide housing choices for a range of income levels to help meet local housing
demand.

c. Establish financing mechanisms to develop and maintain the necessary infrastructure
(e.g., water, sewer, storm drain, parks, open space, and roadways) to create a fiscally
neutral project for the City.

d. Phase development with adequate financing for infrastructure, public services, facilities,
and amenities.

4.2 Project Characteristics

Several approvals are required to enable development. Characteristics of the proposed project are

described below for each of the approvals being requested by the applicant.

Specific Plan (General Plan Amendment)

Policy LU-2.1 in the General Plan requires that specific plans be prepared for new development
proposed outside of the City’s incorporated area. Implementation Action LU-2.1.1 requires the City
to adopt specific plans for all areas within the Urban Growth Boundary prior to approval of
development entitlements. The City of Gonzales Specific Plan Procedures, adopted in September

2008, identify the process for adopting specific plans and described required content.

The project site is within the Urban Growth Area. Therefore, the applicant has prepared the sz
Lucia Draft Specific Plan (Kimley Horn 2023) to meet City requirements. It is included as Appendix H
of this EIR. The specific plan includes the following chapters: Introduction; Development Plan;
Circulation and Mobility; Development Standards and Regulations; Infrastructure and Public
Services; and Administration, Implementation, and Financing. The specific plan represents the
“roadmap” for physical development within the specific plan boundary. The specific plan boundary
is co-terminus with the proposed annexation area boundary. Content of the specific plan is

referenced throughout this EIR.

Section 4.0 Project Description 4-4 EMC Planning Group
Vista Lucia Project EIR January 30, 2024



The specific plan includes land use classifications and development standards that differ from those
contained in Title 12, Zoning Regulations, of the City of Gonzales Municipal Code. As a result, the
City would adopt the specific plan by ordinance.

Information regarding land use, zoning, site planning, infrastructure planning and other specific plan
components are described in the Land Use Plan, Zoning, and Development Capacity section below
and summarized, where necessary, in the Regulatory Setting section of each environmental topic
evaluated in this EIR.

The City Council would adopt the specific plan as a General Plan amendment. The General Plan
land use plan would be amended to illustrate that the specific plan provides the land use direction
for developing the project site. For the City Council to adopt the specific plan, it must make findings
that the specific plan is substantially consistent with the General Plan.

Pre-zoning/Rezoning

The applicant is requesting that the City pre-zone the project site. Proposed zoning is described in
the Land Use Plan, Development Capacity and Zoning section below. The proposed zoning would
become effective upon LAFCO’s subsequent approval of the annexation, subject to any conditions
imposed by LAFCO. The City would also act to approve rezoning for the project site. The City
Zoning Code would be amended to identify that the specific plan provides development regulations
that apply to the project site. The City would also amend the City zoning map to show that the

specific plan is the regulating development for developing the project site.

Annexation

The 768-acre project site is within unincorporated Monterey County. The site must be annexed to

City prior to development.

LAFCO has discretionary approval over reorganizations of city and county boundaries, including
annexations and attachments/detachments from special districts. The applicant is requesting the
City to approve the annexation, then to forward a resolution of application for reorganization to
LAFCO. The project site is also within the boundaries of the Monterey County Resource
Conservation District and the Gonzales Rural Fire Protection District. As part of the boundary
reorganization process, the project site would also be detached from the boundaries of these two

districts.

The resolution of application would include requests to LAFCO to approve the annexation and
approve the noted district detachments. The annexation and detachments would become effective

upon LAFCO’s approval of the reorganization, subject to any conditions imposed by LAFCO.
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Tentative Map

The applicant is requesting approval of the first of what is anticipated to be several tentative
subdivision maps. The first tentative map represents the applicant’s formal plan for developing a
portion of the project site. Figure 4-1, Tentative Map, shows the overall residential lotting,
circulation plan, parcels for park sites to be dedicated to the City, temporary agricultural buffer
easement locations and other information for the first tentative map. As shown in Figure 4-2,
Specific Plan Land Use Plan, the entire specific plan area has been preliminarily divided into a total
of 30 development blocks for preliminary development planning purposes. The first tentative map

identifies development plans for blocks 1 to 7.

Figure 4-1 shows that development would be initiated adjacent to existing residential uses along
Fanoe Road that are within the city limits, then proceed to the east. This is consistent with the
logical extension of existing City services and utilities. The tentative map covers about 266 acres, of
which about 166 acres would be used for homes, parks, schools, temporary agricultural easements,
etc., with an additional 70 acres dedicated to public roadways. The tentative map includes 1,247
dwelling units. Single-family homes would be constructed within blocks 1-5, with higher density
multiple-family dwelling units focused in blocks 6-8. Individual final maps covering portions of the

tentative map area would be submitted for approval over time once the tentative map is approved.

The full tentative map plan set is available for review at the City of Gonzales Community

Development Department.

Specific Plan Land Use Plan, Development Capacity and Zoning
Land Use Plan

Specific plan Chapter 2, Development Plan, includes a land use plan which shows the arrangement
and types of proposed land uses, defines zoning districts that implement the proposed land uses,
and identifies the development capacity for the various land use types. The land use plan and
development capacity information are a primary basis for assessing the environmental impacts of
future development that would occur under guidance provided in the specific plan. Figure 4-2,
Specific Plan Iland Use Plan, presents the planned locations of residential, commercial, public facility
(school), and park and open space uses, along with the anticipated internal road network. As noted
above, the plan shows that the project site has been divided into 30 blocks for preliminary planning

purposes.

For planning purposes, the specific plan has been divided into two neighborhoods, the Santa Lucia
and Gabilan neighborhoods. The boundary line between them largely follows the planned Vista
Lucia Parkway, as shown in Figure 4-3, Santa Lucia and Gabilan Neighborhoods. Development

planning for each neighborhood is summarized below.
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Santa Lucia Neighborhood One

The Santa Lucia neighborhood is the approximately 399-acre western half of the site. It includes
249 acres of residential uses of varying densities; two acres of neighborhood commercial/mixed use,
a 12-acre elementary school site, and 40 acres of parks, promenades, greenways, and neighborhood
green. Storm water detention, storm water drainage facilities, buffers and other open space uses are
planned on 30 acres. Roads and other miscellaneous uses make up the 65-acre balance of the

neighborhood. Bike trails and pedestrian paths would link uses within the neighborhood.
Gabilan Neighborhood

This neighborhood is approximately 372 acres. It includes up to 203 acres of residential uses at
varying densities; an approximately six-acre neighborhood commercial/mixed-use center; a 12-acre
elementary school site; an 18-acre middle school site; 79 acres of parks, promenades greenways and
village green; and 73 actes of drainage/detention areas and other open space features. Roads and

other miscellaneous uses make up the 35-acre balance of the Gabilan neighborhood.

Agricultural Buffers

Temporary 200-foot-wide agricultural buffers are planned along a portion of the western boundary,
and along the eastern and southern boundaries of the project site. These are considered to be
temporary because future urban development could occur adjacent to these boundaries. A
permanent 200-foot buffer is shown along the northern site boundary along Associated Lane. It is
permanent because no future urban development is permitted north of the site. The agricultural
buffers are designed to implement general plan policy and the City’s 2014 Memorandum of
Agreement (MOA) with the County of Monterey (Section 2.1.f and 2.1.h). The MOA requires the
use of agricultural buffers along the Urban Growth Boundary/Sphere of Influence Boundary to
promote: 1) compatibility between urban uses within Gonzales and existing agricultural uses within
its sphere of influence (SOI) that will eventually be developed with urban uses, and 2) compatibility

between urban uses in the city and permanent agricultural uses within the county.

Refer to Section 5.0, Agricultural Resources, for more information.

Projected Development Capacity

Residential development is the predominant proposed development type. Table 4-1, Projected
Residential Development Capacity, provides detail on residential development capacity. Proposed
zoning for each of the proposed residential use types is also shown. Table 4-2, Projected Overall
Development Capacity, shows all land uses identified in the proposed land use plan, along with their
projected gross acreage and where applicable, resulting development capacity. The residential use

development capacity in Table 4-2 is taken from Table 4-1.
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Table 4-1 Projected Residential Development Capacity

Gross Acres!? : Dwelling Units?
Proposed Use and Gross Density Total % of Total
Zoning Santa - .oon Range (du/acyt Santa | o oo Units??  Units3
Lucia Lucia
Neighborhood Residential 112 86 3-7 560 430 990 28%
Low (VL) (5 dufac target)
Neighborhood Residential 96 81 6-9 672 567 1,239 35%
Medium (NRM) (7 du/ac target)
Neighborhood Residential 20 25 9-15 240 300 540 16%
Medium-High (NRMH) (12 du/ac target)
Neighborhood Residential 21 11 15-24 429 211 640 18%
High (NRH) (20 du/ac target)
Neighborhood 2 6 7-15 26 63 89 3%
Commercial/ Mixed Uses (11.0 du/ac target)
(NC/MU)s
Subtotals by 2496 2036 1,927 1,571
Neighborhood
Total 452 7.7 average du/ac 3,498 100%

SOURCE: Pembrook Development 2023

NOTES:

1. Gross acres include all land parcels (including interior local streets and rights-of-way) designated for a particular residential category. According to City
standards, the density of dwelling units per gross residential acre “is calculated exclusive of schools, parks, drainages, commercial areas, and major rights-
of-way.”

2. Projected dwelling unit counts within each residential land use category or parcel are based on estimated densities and may vary, as long as the City
General Plan overall minimum density is met for the overall project, the overall unit count is not exceeded, and the City General Plan and 2008 City
Neighborhood Design Guidelines and Standards “Required Mix of Residential Uses” (Table -4, City GP, and Item B2 in the Neighborhood Design
Guidelines) are met.

3. Unit counts must conform to General Plan requirements for minimum percentage of units by density category.

4. Allowable gross density ranges for parcels within each category are taken from City's 2008 “Neighborhood Design Guidelines and Standards” for the New
Growth Area. The density range for VL-NRL has been increased to 3-7 du/ac in order to allow flexibility between Medium and Low-Density housing design.

5. Mixed Use residential units shall be above ground floor commercial. The residential component of this mixed-use area allows for up to 15 du/ac density
within mixed use sites. (Note: Acreages of this land use are not included in total acreage, to avoid double counting the retail commercial component in Table
2-1 above)

6. Total acreage does not include Mixed-Use residential component, to avoid double-counting Mixed-Use acreages for commercial component.

7. Accessory Dwelling Units (ADUS) and units resulting from California Senate Bill SB9 are permitted, but are not included in the residential unit counts.

As described in Section 3.0, Environmental Setting, an approximately one-acre parcel located within
and adjacent to the southeastern boundary of the specific plan area contains a single residence. That
parcel and the residence located on it are shown on the land use plan. The parcel is designated Low
Density Residential. It would be pre-zoned consistent with that designation. However, the project
applicant does not control this parcel and, therefore, it is not considered part of the applicant’s
development plan for the remainder of the project site. It is assumed that this parcel would develop
in the future independent of the remainder of the project site. Further, for purposes of this EIR, it is
assumed that the parcel will remain in its existing use. Consequently, no additional development

capacity has been assigned to the parcel and its inclusion in the specific plan would result in no new
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development and no new environmental effects. Additional CEQA documentation would be
required in the future as part of any application to develop the parcel consistent with the assigned

land use and zoning.

Table 4-2  Projected Overall Development Capacity

Proposed Land Use Neighborhood Gross Acreages? _ _
: : : Maximum Capacity
and Zoning SantalLucia  Gabilan  Total Acreage
Residential Uses
Residential 2492 2052 452 3,498 dwelling units3
Commercial Use (NC/MU)
Neighborhood 2 6 8 96,000 SF
Commercial/Mixed Use
Parks and Schools (P/QP)
Neighborhood Parks (5) 12 16 28
Community Parks (2) 14 15 29
Promenades* 13 7 20
Village Green 1 1 2
Elementary Schools (2) 12 12 24
Middle School (1) 18 18
Other Land Uses?®
Detention, Drainage, Buffers, 30 43 73
and Other Open Space
Major Roads & Other Misc. 66 51 117
Total 399 372 771 3,498 Dwelling Units +
96,000 SF Commercial

SOURCE: Pembrook Development 2023

NOTES:

1. Approximate gross acreage includes all land (including interior local streets and rights-of-way) designated for a particular land use category.

2. Acreage does not include mixed use residential component to avoid double-counting mixed-use acreages for commercial component.

3. Excludes accessory dwelling units.

4. Promenades are landscaped linear parks for pedestrian, cycling, and other park uses, that will extend across the villages and link parks, public places, and
other community elements, forming a green corridor system. The promenades may feature amenities such as a wide multi-use paths, flower gardens, entry
arbors, kiosks, shade trees, landscape sculptures, sitting areas, fitness areas, and other landscape and recreational features.

5. Uses are allowed in other zoning districts.

Tentative Map and Project Relationship to City Housing Goals

The proposed project has been planned in accordance with the Gonzales 2010 General Plan and is
comprised of two neighborhoods. The Santa Lucia Neighborhood includes up to 1,927 single family
and multifamily residential units and the Gabilan Neighborhood includes up to 1,571 single family
and multi-family residential units. The 6th Cycle Regional Housing Needs Allocation Plan 2023-
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2031 prepared by the Association of Monterey Bay Area Governments in 2022, requires that the
City plan for constructing 173 dwelling units for very low-income households, 115 dwelling units for
low-income households, 321 dwelling units for moderate income households, and 657 dwelling units
for above moderate- income households. The first tentative map for development of 1,247 dwelling
units has been submitted to the City as described above. Based on current housing affordability
guidelines and current lot configurations, up to 455 or approximately 37 percent of the dwelling
units are anticipated to be “for rent” attached units, which would serve the very low- and low-
income communities. Up to 296 or approximately 24 percent are anticipated to be “for sale” or “for
rent” detached units on small lots, which would serve the moderate and above-moderate income
communities. A total of up to 751 units or approximately 60 percent of the total dwelling units

would be available as affordable housing.

Additional tentative maps are anticipated in the future depending on market conditions.
Development per these future maps would occur beyond the horizon of the present 6th cycle
period. Such development will continue to facilitate the City’s ability to meet its region