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Project Data

1 . Project Title: County Planning File PLN220024 (Minor Subdivision 4701 Santa Ana Valley
Road)

2. Lead Agency & Lead Agency Contact: Jonathan Olivas, Assistant Planner, (831) 902-2288,
jolivas@cosb.us; San Benito County Resource Management Agency, 2301 Technology
Parkway, Hollister CA 95023

3 . Applicant Contact Information: San Benito Engineering, (83 1) 63 7-1 075, 502 Monterey
Street, Hollister, CA 95023

4. Project Location: The proposed project is located at 4701 Santa Ana Valley Road, Hollister,
CA 95023, within San Benito County, California. The project site is made up of an
approximately 562.8-acre parcel (Assessor’s Parcel Number [APN’s] 022-120-005 & 022-130-
002). The project site is approximately 7 miles east ofdowntown Hollister in the eastern portion
of the unincorporated area of San Benito County approximately 1 4 miles east of US 1 01 . The
project lies on the north side ofthe intersection of John Smith and Santa Ana Valley Road. The
project is in a rural area, surrounded by agricultural land consisting ofprimarily row crops.

5. Project Description: This project proposes to subdivide an existing 562.8-acre parcel into
three parcels of 165.8-acres, 136.9-acres, and 260. 1-acres. There are two existing residences on
the proposed parcels 1 and 2. No development is proposed on the proposed parcel 1 , 2, or 3 at
this time. The applicant states that any building pad and stormwater detention will be designed
with a future building application and proper permits after the completion ofthe subdivision, if
any future development were to occur. The applicant has also agreed to the following condition
of approval; “Any structure, and/or significant ground disturbing activities, proposed within this
area shall require the property owner to seek new or amended County approval. Any structure,
and/or significant ground disturbing activities, proposed outside of this area shall be processed
through the County of San Benito and other jurisdictional agencies by means of standard agency
permitting protocols that may include a standard building application submittal.” (See Figure 1
for building envelope map)

6. Acreage of Project Site: The parcel is approximately 562.8-acres (APN 022-120-005 & 022-
130-002).

7. Land Use Designations: The San Benito County General Plan designates the project site as
Agricultural (A). The site is located within the Agricultural Rangeland (AR) Zoning District.

8. Date Prepared: Revised June 2023

9. Prepared By: Jonathan Olivas, Assistant Planner for San Benito County. (Lead Agency)
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Chapter 1. Introduction and Project Description

1.1 Introduction

This Initial Study/Mitigated Negative Declaration (IS/MND) has been prepared to evaluate the
potential environmental effects associated with PLN220024 Minor Subdivision Brigantino
(project or proposed project), within San Benito County, California (County). This IS/MND has
been prepared in accordance with the California Environmental Quality Act (CEQA), Public
Resources Code §21000 et. seq., and the State CEQA Guidelines, California Code of
Regulations (CCR) §15000 et seq.

An IS/MND is an informational document prepared by a lead agency to determine if a project
may have a significant effect on the environment (CEQA Guidelines §15063, subd. (a)). If there
is substantial evidence that a project may have a significant effect on the environment, an
Environmental Impact Report (EIR) must be prepared, in accordance with CEQA Guidelines
§15064(a). However, ifthe lead agency determines that revisions in the project plans or
proposals made by or agreed to by the applicant mitigate the potentially significant effects to a
less-than-significant level, an Initial Study/Mitigated Negative Declaration may be prepared
instead of an EIR (CEQA Guidelines § 15070, subd. (b)). In this instance, the lead agency
prepares a written statement describing the reasons a proposed project would not have a

Figure 1
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significant effect on the environment and, therefore, why an EIR need not be prepared. This
IS/MND conforms to the content requirements under CEQA Guidelines §15071.

The San Benito County Resource Management Agency (County RMA) is acting as the Lead
Agency pursuant to CEQA Guidelines §1 5050(a). As the Lead Agency, the County RMA
oversaw preparation ofthis IS/MND pursuant to CEQA Guidelines §15063, §15070, and
§1 5 152. This IS/MND will be circulated for agency and public review during a 30-day public
review period pursuant to CEQA Guidelines § 1 5073 . Comments received by the County RMA
on this IS/MND will be reviewed and considered as part of the deliberative process in
accordance with CEQA Guidelines § 15074.

The following section is consistent with the requirements of CEQA Guidelines § 1 5 124 to the
extent that it is applicable to the project. This section contains a detailed description of the
project location, existing setting, project components and relevant project characteristics, and
applicable regulatory requirements.

1.2 Project Location

The proposed project is located at 4701 Santa Ana Valley Road, Hollister, California, 95023, in
San Benito County (County). See Figure 1, Vicinity Map. The project site is comprised of an
approximately 562.8-acre parcel (APN’s 022-120-005 & 022-130-002) that contains two existing
single-family residences located in a rural area surrounded by row crop farming and rural
residential uses. Local access to the project site is John Smith Road to Santa Ana Valley Road.
The project site is located at the corner of John Smith Road and Santa Ana Valley Road
approximately 7 miles east of Hollister.

Surrounding land uses are primarily agricultural, with rural residential uses in the vicinity as
well. The San Benito County General Plan designates the project site as Agriculture (A) and the
project site is zoned Agricultural Rangeland (AR). The AR designation applies to areas that are

Figure 1 Vicinity Map
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characterized by open space and grazing land on hills, mountains, and remote areas of the
county. These areas typically have little transportation access, high to very high fire hazard, and
no public infrastructure (e.g., sewer, water, drainage). This designation does allow for uses that
directly support agricultural operations and one principal residential dwelling unit per lot.
Secondary dwellings are allowed for relatives, caretaker/employee, and farm worker housing.

1.3 Project Description

This project proposes to subdivide an existing 562.8-acre parcel into three parcels of 165.8-acres,
1 36.9-acres, and 260. 1 -acres. There are two existing residences on the proposed parcels 1 and 2.
No development is proposed on the proposed parcel 1 , 2, or 3 at this time. Nor has the applicant
applied for any permits for building, grading, or residential construction as of April 2023.

The applicant has also agreed to the following condition of approval; “Any structure, and/or
significant ground disturbing activities, proposed within this area shall require the property
owner to seek new or amended County approval. Any structure, and/or significant ground
disturbing activities, proposed outside of this area shall be processed through the County of San
Benito and other jurisdictional agencies by means of standard agency permitting protocols that
may include a standard building application submittal.” (See Figure 5 for building envelope map)

However, it is worth noting that this subdivision could result in an additional dwelling unit, three
accessory dwelling units, and multiple potential accessory buildings. All ofthese actions would
require further review by County Staff before building permits could be issued. See Figure 2,
Site Plan. The project site has been utilized for agricultural cultivation and grazing land
currently and historically.

Construction

The applicant has not applied for any of the required permits to build on the proposed parcels 1,
2, or 3 , as of April 2023 . Construction activities, required equipment, and time frame are
unknown at this time as a result.

Water Supply

No new water use is proposed for this subdivision. The existing residences on the proposed
Parcels 1 and 2 have existing wells. There are ten total wells located on the property. Only two
have been identified as viable potable sources ofwater. It would be the applicant’s responsibility
to identify a third potable source for any future development on the proposed Parcel 3.

Septic

The applicant has not applied for any permits for any new septic system on the proposed parcels
1 , 2, or 3 . The proposed parcels 1 and 2 have existing septic systems. As part of any future
building application the applicant would need to provide a soils report to show the suitability of
the third parcel for a septic system.

Drainage

Impervious surface increase is unknown at this time as the applicant has not submitted any site
plans for the proposed Parcel 3. Parcels 1 and 2 have existing drainage for the existing
residences.
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Figure 2 Site Plan

Grading

There is no grading proposed as part of this subdivision. The proposed Parcels 1 and 2 have
existing grading for the existing shared driveway. No grading permits have been applied for the
proposed parcel 3.
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Lighting

The proposed project would include limited outdoor lighting for safety and security purposes. All
proposed outdoor lighting would be required to conform to County requirements for Zone II
nighttime lighting under County Code Chapter § 1 9.3 1 .008

Access and Parking

During potential future construction, the project could be accessed via the existing driveway off
of Santa Ana Valley Road for proposed parcel 1 and proposed parcel 2. The proposed Parcel 3
can be accessed off of either John Smith or Santa Ana Valley Road. Parking would be available
on-site for construction and operation. No construction plans have been submitted at this time.

1.4 Required Permits

This IS/MND is an informational document for both agency decision-makers and the public. The
County RMA is the Lead Agency responsible for adoption ofthis IS/MND. It is not anticipated
that the project as proposed would require permits and approvals. However, future projects
would require review from the following agencies: San Benito County Planning and Building
Department, San Benito County Public Works Division, San Benito County Environmental
Health Division, San Benito County Water District, San Benito County Fire (Hollister Fire).
This list is not considered exhaustive and additional agencies and/or jurisdictions may have
permitting authority.

Site Photos
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Project sitefacing towards the Northwest.

Project site facing west.

Project site facing east.
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1.5 Project Goals and Objectives

The primary goals of the proposed project are to achieve approval of the final map for a minor
subdivision from the Planning Commission. The project’s key objectives from the project
applicant are as follows:

• Attain approval of a Minor Subdivision of 562.8-acre parcel into three parcels of 165.8
acres, 136.9 acres, and 260.1 acres.

Southern end ofproject site facing east.
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Chapter 2. Environmental Factors Potentially Affected

The environmental factors identified below are discussed within Chapter 4. Initial Study
Environmental Checklist Sources used for analysis of environmental effects are cited in
parenthesis after each discussion and are listed in Chapter 5. References.

LI Aesthetics LI Agriculture I Forestry Resources LI Air Quality

LI Biological Resources 1 Cultural Resources LlEnergy

Egi Geology I Soils LI Greenhouse Gas Emissions LI Hazards and Hazardous Materials

LiHydrology I Water Quality LI Land Use I Planning LiMineral Resources

LI Noise LI Population I Housing LI Public Services

LI Recreation LI Transportation Tribal Cultural Resources

LI Utilities I Service Systems LI Wildfire 1 Mandatory Findings of Significance

Chapter 3. Determination

DETERMINATION

D On the basis of this initial evaluation: I find that the proposed project COULD NOT
have a significant effect on the environment, and a NEGATIVE DECLARATION will
be prepared.

E1 i find that although the proposed project could have a significant effect on the
environment, there will not be a significant effect in this case because revisions in the
project have been made by or agreed to by the project proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared.

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

D I find that although the proposed project could have a significant effect on the
environment, because all potentially significant effects (a) have been analyzed
adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable
standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or
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NEGATIVE DECLARATION, including revisions or mitigation measures that are
imposed upon the proposed project, nothing further is required.

,7Signature 1ate

Printed Name Agency
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Chapter 4. Initial Study Environmental Checklist

The following chapter assesses the environmental consequences associated with the proposed
project. Mitigation measures, where appropriate, are identified to address potential impacts.

EVALUATION OF ENVIRONMENTAL IMPACTS

1 . A brief explanation is required for all answers except “No Impact” answers that are adequately
supported by the information sources a lead agency cites in the parentheses following each
question. A “No Impact” answer is adequately supported if the referenced information sources
show that the impact simply does not apply to projects like the one involved (e.g., the project falls
outside a fault rupture zone). A “No Impact” answer should be explained where it is based on
project-specific factors as well as general standards (e.g., the project will not expose sensitive
receptors to pollutants, based on project-specific screening analysis).

2. All answers must take into account the whole action involved, including offsite as well as on-
site, cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.

3 . Once the lead agency has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact is potentially significant, less than significant
with mitigation, or less than significant. “Potentially Significant Impact” is appropriate if there is
substantial evidence that an effect may be significant. If there are one or more “Potentially
Significant Impact” entries when the determination is made,
an EIR is required.

4. “Negative Declaration: Less Than Significant with Mitigation Incorporated” applies where the
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact”
to a “Less Than Significant Impact.” The lead agency must describe the mitigation measures, and
briefly explain how they reduce the effect to a less than significant level.

5 . Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration (Section
15063(c)(3)(D)). In this case, a briefdiscussion should identify the following:

a) Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist were
within the scope of and adequately analyzed in an earlier document pursuant to applicable
legal standards, and state whether such effects were addressed by mitigation measures
based on the earlier analysis.

c) Mitigation Measures. For effects that are “Less than Significant with Mitigation
Measures Incorporated,” describe the mitigation measures, which were incorporated or
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refined from the earlier document and the extent to which they address site-specific
conditions for the project.

6. Lead agencies are encouraged to incorporate information sources for potential impacts (e.g.,
general plans, zoning ordinances) into the checklist references. Reference to a previously prepared
or outside document should, where appropriate, include a reference to the page or pages where the
statement is substantiated.

7. Supporting Information Sources: A source list should be attached, and other sources used, or
individuals contacted should be cited in the discussion.

8. This is only a suggested form, and lead agencies are free to use different formats; however, lead
agencies should normally address the questions from this checklist that are relevant to a project’s
environmental effects in whatever format is selected.

9. The explanation of each issue should identify:

a) The significance criteria or threshold, if any, used to evaluate each question; and

b) The mitigation measure identified, if any, to reduce the impact to less than significance.

4.1 Aesthetics

4.1.1 Environmental Setting

The 2035 County General Plan Update Recirculated Draft EIR (RDEIR) notes that the County’s
most striking features are the Diablo and Gabilan Mountain Ranges and the San Benito Valley,
which lies between them. There are no State designated scenic highways located in the County.
However, three highways are County designated scenic highways, including Highway 1 01 , located
approximately 1 5 miles west of the project site; SR 1 56, located over 8 miles west of the project
site; and SR 129, located approximately 14 miles northwest ofthe project site.

According to the 2035 County General Plan RDEIR, important vistas within San Benito County
that define its visual character include agricultural croplands, rangelands, rolling hills, open spaces,
historic towns and mining sites, and views of the Diablo and Gabilan ranges. These agricultural
and rangeland areas constitute more than 75 percent ofthe County’s total land area. Additionally,
the County’s topography includes valleys and rolling hills, particularly in the northern portion of
the County near Hollister and San Juan Bautista, where most of the County’ s population dwells.

The existing site is currently used for majority agricultural activities with two residences on the
proposed Parcels 1 and 2. Surrounding lands are rural and agricultural uses primarily. The
proposed project would result in the creation of three new lots. This would also result in the
possibility of one new residence on the proposed parcel 3 as well as potential new additional
dwelling units on the proposed parcels 1, 2, and 3. The project, as of April 2023, proposes no new
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development beyond the subdivision itself at this time. The applicant has not applied for any
building permits either. There are no new sources oflighting proposed for the subdivision at this
time. There could be a potential new light source ifthe applicant were to build a new residence or
accessory dwelling unit on the prosed parcel 1 , 2, or 3 as a result ofthis proposed subdivision. No
site plans have been submitted for these construction plans nor have any permits been applied for
at this time.

To the north, south, east, and west of the project site, the surrounding lands are currently consist
primarily of agricultural and some residential uses, which produce varying degrees of nighttime
lighting.

Section 1 9.3 1 .005 of the San Benito County Code establishes three lighting zones, with Zone I
having the strictest regulations and Zone III imposing the least restrictive. The project site is
located in Zone II. General requirements are applicable to all zones, under Section 1 9.3 1 .006, and
the special requirements applicable to project set forth in Section 1 9.3 1 .008 are listed below:

(A) (1) Total outdoor light output (excluding streetlights used for illumination ofcounty
roadways or private roadways related to any development project in Zone II) shall
not exceed 50,000 initial raw lamp lumens per net acre, averaged over the entire
project.

(2) Furthermore, no more than 5,500 initial raw lamp lumens per net acre may be
accounted for by lamps in unshielded fixtures permitted in Table 1 9.3 1 .006(1) of
this chapter. [. ..]

(D) Class 3 lighting must be extinguished at 1 1 :00 p.m. or when the business closes,
whichever is later, except that low-wattage holiday decorations may remain on all night
from November 15 to January 15.

4.1.2 Environmental Impacts

Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant

Issues Impact Incorporated Impact No Impact

Aesthetics. Except as provided in Public Resources Code Section 21099, would the project:

a) Have a substantial adverse effect on a scenic vista? LI LI LI
b) Substantially damage scenic resources, including, LI LI LI

but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway?
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Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant

Issues Impact Incorporated Impact No Impact

c) In nonurbanized areas, substantially degrade the LI LI LI
existing visual character or quality of public views
of the site and its surroundings? (Public views are
those that are experienced from publicly accessible
vantage point). If the project is in an urbanized area,
would the project conflict with applicable zoning
and other regulations governing scenic quality?

d) Create a new source of substantial light or glare LI LI
which would adversely affect day or nighttime
views in the area?

4.1.3 Explanation

a) No Impact. As described in the County’s General Plan, most of the County consists of
agricultural and rangeland uses and many of the County’s scenic vistas consist of views of these
areas. The proposed project consists of a subdivision and no proposed development on the
proposed parcel 1 , 2, or 3 . The use would stay agricultural and grazing as it is now and would be
consistent with the zoning ofthe project site, as well as adjacent land use and zoning designations.
The project is not visible from existing scenic roads. In addition, the project has no proposed
development, and therefore would not block any neighboring views of distant mountain ranges.
Lastly, the proposed project would not impair County scenic vistas within the agricultural and
rangeland uses; therefore, the project would result in no impact. (1 , 2, 3)

b) No Impact. As discussed above, there are many scenic resources in the County; however, the
project site is not located within the vicinity ofa County designated scenic roadway or an officially
designated State Scenic Highway. Therefore, the project is not visible from a state designated
scenic highway or County designated scenic roadway. As a result, the project would have no
impact on scenic resources such as rock outcroppings, trees, or historic buildings within view from
a scenic highway. (1, 2, 3)

c) No Impact. The proposed project is located within a non-urbanized area and would involve
agricultural and rural uses within and adjacent to parcels zoned for agriculture with rural or
agricultural uses. Consistent with General Plan Policy NCR-8. 11 Landscaping in Areas Designated
for Agriculture or Rural Land Uses, the proposed project would appear similar to existing
agricultural and rural uses in the vicinity. The project would be consistent with the County zoning
and regulations governing land use and scenic quality as discussed above and in discussion a and
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b in this section. The proposed project would result in a less-than-significant impact on the visual
character and quality ofpublic views ofthe project site. (1, 2, 3)

d) Less than Significant Impact. The increased lighting into a minimally lit area would not
increase the extent of lighting as compared to existing conditions. Any future project at this
location would be required to conform with all applicable provisions of the County “Dark Skies”
Ordinance (County Code Chapter 1 9.3 1), which requires the use of outdoor lighting systems and
practices designed to reduce light pollution and glare, and protection of the nighttime visual
environment by regulating outdoor lighting that interferes with astronomical observations and
enjoyment ofthe night sky. Compliance with the County’s “Dark Skies” Ordinance would ensure
that potential adverse effects associated with site lighting would be less than significant.

Additionally, as part of the County permitting process, any future development project would go
through design review and approval under San Benito County Code section § 25.02.001
Development Plan Review in order to confirm consistency with applicable standards, requirements
and design guidelines. As a result, potential impacts from any future lighting and glare would be
less than significant. (1, 2, 3)

4.2 Agricultural and Forest Resources

4.2.1 Environmental Setting

The California Department of Conservation Farmland Mapping and Monitoring Program
(FMMP), established by the State Legislature in 1 982, assesses the location, quality, and quantity
ofagricultural lands. In addition, the FMMP monitors the conversion ofthese lands over time. The
FMMP is a non-regulatory program contained in Section 612 of the Public Resources Code. The
Program contains five farmland categories in order to provide consistent and impartial analysis of
agricultural land use and land use changes throughout California. The five farmland categories
consist ofthe following:

. Prime Farmland (P) comprises the best combination ofphysical and chemical features able
to sustain long-term agricultural production. Irrigated agricultural production is a necessary
land use four years prior to the mapping date to qualify as Prime Farmland. The land must
be able to store moisture and produce high yields.

• Farmland of Statewide Importance (S) possesses similar characteristics to Prime Farmland
with minor shortcomings, such as less ability to hold and store moisture and more
pronounced slopes.

• Unique Farmland (U) has a production history of propagating crops with high-economic
value.
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. Farmland of Local Importance (L) is important to the local agricultural economy. Local
advisory committees and a county specific Board of Supervisors determine this status.

• Grazing Land (G) is suitable for browsing or grazing of livestock.

The existing project site consists of “Prime Farmland”, “Farmland of State Importance”, and
“Grazing Land” according to the 2018 FMMP. This parcel does meet the criteria of Prime,
Statewide or Unique Farmland. There are no adjacent parcels to the north, south, east, and west
contain lands designated as Prime Farmland. (See Figure 4)

The property primarily serves as agricultural land use with two residences as well. Per the
FMMP 201 8 this property is categorized as grazing land, farmland of statewide importance and
prime farmland land. Formally defined, grazing land is land on which the existing vegetation is
suited to the grazing of livestock. Farmland of Statewide Importance possesses similar
characteristics to Prime Farmland with minor shortcomings, such as less ability to hold and store
moisture and more pronounced slopes. Prime Farmland is defined as land that comprises the best
combination ofphysical and chemical features able to sustain long-term agricultural production.
Irrigated agricultural production is a necessary land use four years prior to the mapping date to
qualify as Prime Farmland. The land must be able to store moisture and produce high yields.

The Williamson Act, codified in 1965 as the California Land Conservation Act, allows local
governments to enter into contracts with private landowners to offer tax incentives in exchange
for an agreement that the land will remain as agricultural or related open space use for a 1 0-year
period. The project site is currently under a Williamson Act contract No. 03-03 . The application
to subdivide was approved in 2021.

According to the California Public Resources Code §4526, the California Board of Forestry and
Fire Protection defines “Timberland” as land not owned by the federal government, nor designated
as experimental forest land, which is capable and available for growing any commercial tree

47

Figure 4. The red star indicates the approximate Project Site.

Revised June 2023 Page 20 of 84



County Planning File PLN220024 (Minor Subdivision 4701 Santa Ana Valley Road)

species. The board defines commercial trees on a district basis following consultation with district
committees and other necessary parties. There are no forest land, timberland, or timberland
production areas, as zoned by applicable state and local regulations located within the County.

4.2.2 Environmental Impacts

Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant

Issues Impact Incorporated Impact No Impact

Agriculture and Forestry Resources. In determining whether impacts to agricultural resources are significant

environmental effects, lead agencies may refer to the California Agricultural Land Evaluation and Site Assessment
Model (1997) prepared by the California Dept. of Conservation as an optional model to use in assessing impacts on

agriculture and farmland. In determining whether impacts to forest resources, including timberland, are significant
environmental effects, lead agencies may refer to information compiled by the California Department of Forestry
and Fire Protection regarding the state’s inventory of forest land, including the Forest and Range Assessment

Project and the Forest Legacy Assessment project; and forest carbon measurement methodology provided in Forest
Protocols adopted by the California Air Resources Board. Would the project:

a) Convert Prime Farmland, Unique Farmland, or LI LI LI
Farmland of Statewide Importance (Farmland), as

shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the
California Resources Agency, to nonagricultural

use?

b) Conflict with existing zoning for agricultural use, or LI LI LI
a Williamson Act contract?

c) Conflict with existing zoning for, or cause rezoning LI LI LI
of, forest land (as defined in Public Resources Code

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

d) Result in the loss of forest land or conversion of LI LI LI
forest land to non-forest use?

e) Involve other changes in the existing environment LI LI LI
which, due to their location or nature, could result
in conversion of Farmland, to non-agricultural use

or conversion of forest land to non-forest use?

4.2.3 Explanation

a) Less than significant Impact. As noted above, the FMMP of the California Resources Agency
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classifies the project site as “Prime Farmland land”, “Farmland ofState Importance”, and “Grazing
Land”. The adjacent parcel to the east is designated as Prime Farmland, as shown on Figure 4,
Important Farmlands Map. The proposed subdivision is allowable under the current Agricultural
Rangeland zoning. The current project would not convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance to a non-agricultural use. (1 , 2, 3, 4, 5)

b) Less than significant Impact. The proposed use for the project is consistent with the zoning
designation, Agricultural Rangeland, and County General Plan designation, Rangeland, of the
existing site. The project does not propose any development on either the proposed parcel 1 , 2, or
3 . This subdivision does also allow the potential for future development of an additional residence
on the proposed parcel 3 and additional accessory dwelling units, and accessory structures. The
applicant has not applied for any such permits at this time. As part of the County permitting
process, the proposed project would go through design review and approval in order to confirm
consistency with applicable standards, requirements and design guidelines. As a result, potential
impacts could be mitigated at that time. The result is that the project as proposed would have no
impact. (1, 2, 3, 5)

c-d) No Impact. As noted above, there are no forest land, timberland, or timberland production
areas, as zoned by applicable state and local laws and regulations within the County, or otherwise
present onsite. As the project site is not designated as forest land, the proposed project would not
convert these lands to a non-forest use. Furthermore, the proposed use for the project is consistent
with the zoning designation and County General Plan designation ofthe existing site. The project
would not conflict with or require rezoning of forest land or timberland; would not result in the
loss or conservation of forest land; and would not involve other changes in the existing
environment which could result in conversion of forest land to non-forest land; therefore, there is
no impact. (1, 2, 3, 4, 5)

e) Less than significant Impact. This project does not propose any development at this time.
Additionally, as per project description “Any structure, and/or significant ground disturbing
activities, proposed within this area shall require the property owner to seek new or amended
County approval. Any structure, and/or significant ground disturbing activities, proposed outside
of this area shall be processed through the County of San Benito and other jurisdictional agencies
by means of standard agency permitting protocols that may include a standard building application
submittal.”(See Figure 5 for building envelope map) These building envelopes will limit the
amount of farmland that is able to be converted to non-agricultural use should any future
development occur. This would result in a less than significant impact.

4.3 Air Ouality

4.3.1 Environmental Setting
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The Federal Clean Air Act and the California Clean Air Act mandate the control and reduction of
certain air pollutants. Under these Acts, the United States Environmental Protection Agency (U.S.
EPA) and the California Air Resources Board (CARB) have established ambient air quality
standards for specific “criteria” pollutants. These pollutants are carbon monoxide (CO), ozone
(03), sulfur dioxide (502), nitrogen oxides (NOX), particulate matter less than 1 0 microns in
diameter (PM1O), lead, and particulate matter less than 2.5 microns in diameter (PM2.5). The
project site is located within the North Central Coast Air Basin (NCCAB), which is comprised of
Santa Cruz, San Benito, and Monterey Counties, and is regulated by the Monterey Bay Air
Resources District (MBARD), which was formally known as the Monterey Bay Unified Air
Pollution Control District. The U.S. EPA administers the National Ambient Air Quality Standards
(NAAQS) under the Federal Clean Air Act. The U.S. EPA sets the NAAQS and determines if
areas meet those standards. Violations of ambient air quality standards are based on air pollutant
monitoring data and evaluated for each air pollutant. Areas that do not violate ambient air quality
standards are considered to have attained the standard. The NCCAB is in attainment for all
NAAQS and for all California Ambient Air Quality Standards (CAAQS) except 03 and PM1 0.
The primary sources of 03 and PM1 0 in the NCAAB are from automobile engine combustion. To
address exceedance of these CAAQS, MBARD has developed and implemented several plans
including the 2005 Particulate Matter Plan, the 2007 Federal Maintenance Plan, and the 2012-2015
Air Quality Management Plan (AQMP), a revision to the 2012 Triennial Plan. NCCAB Attainment
Status to National and California Ambient Air Quality can be found in Table 1 below.

( )z()fle (( ).i) Nonattainment . j%jft<)fljJ Attatnmcnt

Inhahbie Parrtculate’ (PMl( N(nnttainment Attainment
Particulatus P%i) Attainment Attainment

Carbon MO(K)XldC ((X)) Lindassified Attainment
Nitrogen Dioxide (No2) ttainment ttainment

Sulfur Dioxide (SOy) Attainment Attainment
lead Attainment ttainment

Naics
1) The State Designations apply to the entire NCCAB and arc based on air quality data from 2017. Source Monterey Bay Air
Resources District Ait Quality Management Plan 2012-2015; https://www.mbardorg/files/663273215/2012.2015-
AQMP_HNALpdI
2) The National Dcsgnations apply to San Benito County only and are based on air quality data horn as recent aijanuary 31.
2021. Source: California Nonattainment/Maintenance Stams for Each County by Year ftr All Criteria Pollutants;

Plans to attain these standards already accommodate the future growth projections available at the
time these plans were prepared. Any development project capable of generating air pollutant
emissions exceeding regionally established criteria is considered a significant impact for purposes
of CEQA, whether or not such emissions have been accounted for in regional air planning. Any
project that would directly cause or substantially contribute to a localized violation ofan air quality
standard would generate substantial air pollution impacts. The same is true for a project that
generates a substantial increase in health risks from toxic air contaminants.
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Sensitive receptors are more susceptible to the effects of air pollution than the general population.
Land uses that are considered sensitive receptors include residences, schools, and health care
facilities. There are no sensitive receptors in the vicinity ofthe project site.

4.3.2 Environmental Impacts

Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant

Issues Impact Incorporated Impact No Impact

Air Quality. Where available, the significance criteria established by the applicable air quality management district
or air pollution control district may be relied upon to make the following determinations. Would the project:

a) Conflict with or obstruct implementation of the LI LI 1 LI
applicable air quality plan?

b) Result in a cumulatively considerable net increase LI LI LI
of any criteria pollutant for which the project region
is non-attainment under an applicable federal or
state ambient air quality standard?

c) Expose sensitive receptors to substantial pollutant LI LI LI
concentrations?

d) Result in other emissions (such as those leading to LI LI LI
odors) adversely affecting a substantial number of
people?

4.3.3 Explanation

a) Less than Significant Impact. CEQA Guidelines §1 5 125(b) requires an evaluation of project
consistency with applicable regional plans, including the AQMP. As stated above, MBARD has
developed and implemented several plans to address exceedance of State air quality standards,
including the 2012-2015 AQMP. MBARD is required to update their AQMP once every three
years; the most recent update was the 2012-201 5 AQMP (MBARD, 201 7) was approved in March
of2Ol 7. This plan addresses attainment ofthe State ozone standard and federal air quality standard.
The AQMP accommodates growth by projecting growth in emissions based on population
forecasts prepared by the Association of Monterey Bay Area Governments (AMBAG) and other
indicators. The proposed project would not result in any increase in employment, nor would the
proposed project result in increased population growth. The proposed project would be consistent
with the MBARD 2012-2015 AQMP. In addition, as noted below, the proposed project would not
result in a significant increase in emissions. For these reasons, implementation of the proposed
project is not anticipated to result in a substantial increase in either direct or indirect emissions that
would conflict with or obstruct implementation of the AQMP. There is no impact is considered
less-than-significant. (1, 2, 6, 7)
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b) Less than significant. No grading or filling are proposed as part ofthis project. If construction
were to occur, construction equipment could result in impacts to air quality. The drainage plan for
the project would need to provide the grading quantities for cut and fill associated with the project:
Site disturbance activities could result in a short-term, localized decrease in air quality due to the
generation of particulate emissions (PM1 0). The MBARD 201 6 Guidelines for Implementing
CEQA contain standards of significance for evaluating potential air quality effects of projects
subject to the requirements of CEQA. According to MBARD, a project would not violate an air
quality standard and/or contribute to an existing or projected violation during construction if it
would:
. Emit (from all sources, including exhaust and fugitive dust) less than:

0 1 3 7 pounds per day (lb./day) of oxides of nitrogen (NOx);
0 1 37 lb./day ofreactive organic gases (ROG);
0 82 lb./day ofrespirable particulate matter (PM1 0);
0 55 lb./day of fine particulate matter (PM2.5); and
0 550 lb./day carbon monoxide (CO)

A project would not violate an air quality standard and/or contribute to an existing or proposed
violation during operation ifit would:

. Emit (from all sources, including exhaust and fugitive dust) less than:

0 137 pounds per day (lb./day) ofoxides ofnitrogen (NOx);
0 1 37 lb./day of reactive organic gases (ROG);
0 82 lb./day of respirable particulate matter (PM1 0);
0 55 lb./day of fine particulate matter (PM2.5); and
0 550 lb./day carbon monoxide (CO)

. Not cause or contribute to a violation of any California or National Ambient Air Quality
Standard;

. Not result in a cumulatively considerable net increase of any criteria pollutant for which the
project region is in non-attainment;

. Not exceed the health risk public notification thresholds adopted by the Air District;

. Not create objectionable odors affecting a substantial number of people;

• Be consistent with the adopted federal and state Air Quality Plans.

c) Less than significant Impact. A “sensitive receptor” is generally defined as any residence
including private homes, condominiums, apartments, or living quarters; education resources such
as preschools and kindergarten through grade twelve (“k-i 2”) schools; daycare centers; and health
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care facilities such as hospitals or retirement and nursing homes. There are 6 existing residences
within 1 ,000 feet of the project site. MBARD’s 2008 CEQA Air Quality Guidelines state that a
project would have a significant impact to sensitive receptors if it would cause a violation of any
c02, PM1o, or toxic air contaminant standards at an existing or reasonably foreseeable sensitive
receptor.

As stated above, if the project were to have construction, the project would implement standard
air quality Best Management Practices (BMPs). Additionally, the proposed project would not
exceed any MBARD thresholds, including C02, PMio. For these reasons, if construction were to
occur construction activities would have a less-than-significant impact to sensitive receptors. (1,
2, 6, 7)

d) Less than Significant Impact. Pollutants associated with substantial emissions include sulfur
compounds and methane. Typical sources of odors include landfills, rendering plants, chemical
plants, agricultural uses, wastewater treatment plants, and refineries (MBARD, 2008).

The proposed project will continue the existing agricultural and residential use, with no
intensification ofthe current land use found on the subject property and in its surroundings. This
would generate odors similar to the current land use and would have no increased or adverse effects
to sensitive receptors. Therefore, the project would not result in substantial emissions (such as
those leading to odors) adversely affecting a substantial number ofpeople and there would be less
than significant impact. (1, 2, 6, 7)

4.4 Biolo2ical Resources

4.4.1 Environmental Setting

The entire site is within an area of active agriculture. Active agriculture areas are subject to an
anthropogenic disturbance regime related to the cultivation of row cropping and rangeland. Due
to this disturbance regime all other species or vegetation, besides those species associated with the
row cropping and a few weedy species able to persist on the edges, are nonexistent within this
habitat type. Ruderal/disturbed habitat occurs within the project site, this habitat type is associated
with areas which have been developed or have been subject to historic and ongoing disturbance
by human activities and are devoid ofvegetation or dominated by non-native and/or invasive weed
species. Parcels 1 and 2 have existing infrastructure, for the existing residences, septic, wells, and
driveway. Parcel three has no existing infrastructure and none is planned for any of the proposed
parcels.
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4.4.2 Environmental Impacts

Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant No

Issues Impact Incorporated Impact Impact

Biological Resources. Would the project:

a) Have a substantial adverse effect, either
directly or through habitat modifications, on any
species identified as a candidate, sensitive, or
special status species in local or regional plans,
policies, or regulations, or by the California
Department of Fish and Wildlife or U.S. Fish
and Wildlife Service?

b) Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional plans,
policies, regulations or by the California
Department of Fish and Wildlife or U.S. Fish
and Wildlife Service?

c) Have a substantial adverse effect on state
or federally protected wetlands (including, but
not limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological
interruption, or other means?

d) Interfere substantially with the LI
movement of any native resident or migratory
fish or wildlife species or with established native
resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites?

e) Conflict with any local policies or
ordinances protecting biological resources, such
as a tree preservation policy or ordinance?

f) Conflict with the provisions of an LI
adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other
approved local, regional, or state habitat
conservation plan?
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4.4.3 Explanation

a) Less than Significant Impact with Mitigation Incorporated. The project site is currently
graded, and no future grading has been proposed. The site is in use as agricultural andhas two
residences with a shared driveway. There are native, sensitive, or wetland habitats on the site. Per
the buildings envelopes agreed to by the applicant (see Figure 5) as a part of the project
description, the applicant has agreed to the following condition ofapproval; “Any structure, and/or
significant ground disturbing activities, proposed within this area shall require the property owner
to seek new or amended County approval. Any structure, and/or significant ground disturbing
activities, proposed outside of this area shall be processed through the County of San Benito and
other jurisdictional agencies by means of standard agency permitting protocols that may include a
standard building application submittal.” Due to this mitigation measure, the project as proposed
and even at maximum build out, would have no impact, substantial adverse effect, either directly
or through habitat modifications, on any species identified as a candidate, sensitive, or special
status species in local or regional plans, policies, or regulations, or by the California Department
of Fish and Wildlife or U.S. Fish and Wildlife Service. The project would result in a less than
significant impact with mitigation incorporated.

b) Less than Significant Impact with Mitigation Incorporated. The project site does contain a
riparian or other sensitive natural communities. As stated in discussion (a) above, the non-
buildable area as described (see Figure 5) in the project description, would minimize any impact
to the riparian corridor or other sensitive natural communities. Therefore, the proposed project
would result in less than significant impacts to sensitive habitats. (1 , 2, 4)

c) Less than significant Impact with Mitigation Incorporated. The project site does contain
federally protected wetlands. However, as stated in prior discussion in section (a), the non-
building area described (see Figure 5) in the project description, would minimize the impact of
this project on the federally protected wetlands. Therefore, the proposed project would not result
in a less than significant impact to any federally protected wetlands. (1, 2, 4)

d) No Impact. The project site is primarily developed or in agricultural use and does not provide
valuable migratory wildlife corridors or native wildlife nursery sites for native fish or wildlife
species. The proposed project would not impede the use of any wildlife corridors or interfere with
wildlife movement; therefore, there would be no impact. (1 , 2)

e) No Impact. The proposed project does not include the removal of any trees. Therefore, the
proposed project will not conflict with a tree preservation policy or ordinance, resulting in no
impact. (1, 2, 8)

f) No Impact. There are no adopted habitat conservation plans associated with the project site.
The project will result in no impact. (1, 2)
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Mitigation Measure

BR-i Prior to the recordation of the final map the following areas shall be delineated on the parcel
map as non-buildable:

• The Floodplain Boundary per current FEMA map.
• Prior to the recordation of the final map the wetland area shall be identified on the parcel

map and the wetland shall be designated as non-buildable on the parcel map.

4.5 Cultural Resources

4.5.1 Environmental Setting

The County ofSan Benito General Plan notes that only three percent ofthe land area ofSan Benito
County has been surveyed for cultural resources, yet over 1,300 cultural sites have been
documented, including over 500 prehistoric and historic archaeological sites and over 850 historic
buildings. The 2035 County General Plan Revised Draft Environmental Impact Report (RDEIR)
identified that the majority of historic properties in the County are in the incorporated cities of

Figure 5, the building envelopes are shown in grey hash marks.
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Hollister and San Juan Bautista, with the exception of two small historic communities, Paicines,
and Tres Pinos.

This is further addressed in San Benito County Code under § 19.05.001 et seq. The intent of this
chapter is to protect, preserve and show respect for Native American, Spanish, Mexican,
Euroamerican and other archaeological sites and resources within the county of San Benito. See
also related discussion in Section 4. 1 8 Tribal Cultural Resources.

4.5.2 Environmental Impacts

Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant No

Issues Impact Incorporated Impact Impact

Cultural Resources. Would the project:

a) Cause a substantial adverse change in the
significance of a historical resource pursuant to

§ 15064.5?

b) Cause a substantial adverse change in the
significance of an archaeological resource
pursuantto § 15064.5?

c) Disturb any human remains, including
those interred outside of dedicated cemeteries?

4.5.3 Explanation

a) No Impact. CEQA Guidelines § 1 5064.5 describes a historical resources as: 1) any resource that
is listed in, or determined to be eligible by the State Historical Resources Commission, for listing
in the California Register of Historical Resources; 2) a resource included in a local register of
historical resources; and, 3) any object, building, structure, site, area, place, record, or manuscript
which a lead agency determines to be historically significant based on substantial evidence in light
ofthe whole record. A substantial change includes the physical demolition, destruction, relocation,
or alteration of a resource or its immediate surroundings such that the significance would be
materially impaired. (CEQA Guidelines § 1 5 064.5(b)).

The proposed project would not cause a substantial adverse change in the significance of a
historical resource as defined in CEQA Guidelines §1 5064.5. The project site does not contain any
historic resources listed in the California Inventory of Historical Resources, California Historical
Landmarks, or the National Register of Historic Places. The proposed project consists of the
proposed subdivision of an existing 562.8-acre parcel into three parcels of 165.8-acres, 136.9-
acres, and 260.1-acres. There are two existing residences on the proposed parcels 1 and 2. No
development is proposed on the proposed parcel 1, 2, or 3 at this time. The possible future
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construction would not have any impact on a historical resource as defined in accordance with the
requirements of CEQA. The project proposal includes a building envelope that would avoid the
areas of concern in regard to archaeological resources. The mitigation measure CR- 1 (see
discussion b and c below) would also provide additional protection against the disturbance of any
archaeological resources. There would be no impact as a result of the proposed project. (1 , 2, 3)

b) Less than Significant Impact with Mitigation Incorporated. Public Resources Code
§2 1 083 .2 requires that lead agencies evaluate potential impacts to archaeological resources.
Specifically, lead agencies must determine whether a project may have a significant effect or cause
a substantial adverse change in the significance of an archaeological resource. While no
archaeological resources have been documented or found on-site, previously unknown or buried
archaeological resources could, nevertheless, be present. The project could impact potentially
unknown or buried resources during construction. In order to minimize potential impacts to a less-
than-significant level, mitigation is necessary. The implementation of the following mitigation
measure CR-i (see discussion c below) would ensure that potential impacts would be less-than-
significant. See also Section 4. 1 8 Tribal Cultural Resources for further tribal-related discussion
and mitigation. (1, 2, 3)

c) Less than Significant Impact with Mitigation Incorporated. No human remains, including
those interred outside of formal cemeteries, are known to occur within the project site. While the
likelihood of human remains, including those interred outside of a formal cemetery, within the
project site is low, it is possible that previously unknown human remains may be present.
Previously unknown human remains could be impacted if construction were to occur. In order to
reduce potential impacts to a less-than significant level, mitigation is necessary. The
implementation of the following mitigation measure would ensure that potential adverse impacts
would be reduced to a less than significant level. (See also Section 4.18 TCR-l TBD) (1, 2, 3)

Mitigation

CR-i Ifarchaeological resources or human remains are accidentally discovered on the project site
during construction, work shall be halted by the construction manager within 50 meters (1 50 feet)
of the find until it can be evaluated by a qualified professional archaeologist. If the find is
determined to be significant, appropriate mitigation measures shall be formulated and
implemented. Materials of particular concern would be concentrations of marine shell, burned
animal bones, charcoal, and flaked or ground stone fragments. (Ref: Health and Safety Code
7050.5)

Any construction or significant ground-disturbing activities proposed outside of the designated
building envelopes shall not occur unless the property owner obtains new or amended County
discretionary approval. (See Figure 5 for building envelope map)

CR-2 If human remains are found at any time on the project site, work must be stopped by the
construction manager, and the County Coroner must be notified immediately. If the Coroner
determines that the remains are Native American, the Native American Heritage Commission will
be notified as required by law. The Commission will designate a Most Likely Descendant who
will be authorized to provide recommendations for management of the Native American human
remains. (Ref: California Public Resources Code Section 5097.98; and Health and Safety Code
Section 7050.5)
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Specific County of San Benito provisions and further measures shall be required as follows if
human remains are found:

If, at any time in the preparation for, or process of, excavation or otherwise disturbing the ground,
discovery occurs of any human remains of any age, or any significant artifact or other evidence of
an archeological site, the applicant or builder shall:

a. Cease and desist from further excavation and disturbances within two hundred feet of the
discovery or in any nearby area reasonably suspected to overlie adjacent remains.

b. Arrange for staking completely around the area of discovery by visible stakes no more than ten
feet apart, forming a circle having a radius of not less than one hundred feet from the point of
discovery; provided, however, that such staking need not take place on adjoining property unless
the owner ofthe adjoining property authorizes such staking. Said staking shall not include flags or
other devices which may attract vandals.

c. Notify Resource Management Agency Director within 24 hours if human and/or questionable
remains have been discovered. The Sheriff—Coroner shall be notified immediately ofthe discovery
as noted above.

d. Subject to the legal process, grant all duly authorized representatives of the Coroner and the
Resource Management Agency Director permission to enter onto the property and to take all
actions consistent with Chapter 19.05 ofthe San Benito County Code and consistent with §7050.5
of the Health and Human Safety Code and Chapter 10 (commencing with §27460) of Part 3 of
Division 2 ofTitle 3 ofthe Government Code. [Planning]

4.6 Energy

4.6.1 Environmental Setting

Starting in 2018, all Pacific Gas & Electric (PG&E) customers within Monterey, San Benito, and
Santa Cruz Counties were automatically enrolled in Central Coast Community Energy (3 CE),
formerly known as Monterey Bay Community Power. 3CE is a locally controlled public agency
providing carbon-free electricity to residents and businesses. Formed in February 2017, 3CE is a
joint powers authority, and is based on a local energy model called community choice energy. 3CE
partners with PG&E, which continues to provide billing, power transmission and distribution,
customer service, grid maintenance services and natural gas services to San Benito County. 3CE’s
standard electricity offering is carbon free and is classified as 30 percent renewable. Of the
electricity provided by 3CE in 2018, 40 percent was hydroelectric, and 30 percent was solar and
wind (eligible renewables) (MBCP, 2019).
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4.6.2 Environmental Setting

Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant No

Issues Impact Incorporated Impact Impact

Energy. Would the project:

a) Result in potentially significant
environmental impact due to wasteful,
inefficient, or unnecessary consumption of
energy resources, during project construction or
operation?

b) Conflict with or obstruct a state or local
plan for renewable energy or energy efficiency?

4.6.3 Explanation

a) No Impact. As there is no construction currently proposed for this project, the amount of energy
used is expected to be typical for the site’s current residential and agricultural land use. Even with
the addition of one additional dwelling unit and three ADU’s, under the maximum entitlement
granted by this subdivision, the energy use would still be less than significant. As a result,
implementation ofthe proposed project would not result in a substantial environmental impact on
energy resources.

Based on the discussion above, the project as proposed would not result in potentially significant
environmental impact, during operation or construction, due to wasteful, inefficient, or
unnecessary consumption of energy, or wasteful use or energy resources during project operation
or construction. This results in no impact. (1 , 2, 3 , 4, 7, 8)

b) No Impact. As mentioned in discussion (a) above, future construction and operation of the
proposed project would have a less than significant impact since the project proposes no
construction at this time. This would result in a minimal energy increase, even with the addition
of one additional dwelling units and three ADU’s with the maximum entitlement granted by this
subdivision, the project would still comply with existing state energy standards and would not
conflict with or obstruct a state or local plan for renewable energy or energy efficiency. The result
would be less than significant impact. (1, 2, 3, 4, 7, 8)

4.7 Geology and Soils
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4.7.1 Environmental Setting

Site Conditions: Site topography is mostly flat with the exception of an area at the northwesterly
portion ofthe property where there are rolling hills and small areas of3O% grade. The existing site
is graded for the existing driveway access directly off Santa Ana Valley Road, which serves the
existing residences and accessory buildings. The applicant has not applied for any building
permits, nor have they submitted any construction/site plans as of April 2023.

The site has historically been used for agricultural production and as grazing land and has minimal
natural vegetation. The property primarily serves as a rural residence with agricultural land use
and grazing land use.

General Subsurface Conditions: There are several soil types that occur at this site. The most
common type of soil at the project site is Rincon silty clay loam (RsA), 0 to 2 percent slopes, these
soils are classified as Grade 2. These soils are located in the majority of easterly most portion of
the property along Santa Ana Valley Road. According to the USDA these soils have a general
rating of “very limited” for dwellings without basements up to three stories or less. This is due to
a high shrink-swell factor in the soil. These ratings from the USDA soil study are based on the
soil properties that affect the capacity of the soil to support a load without movement and on the
property’s excavation and construction costs. The properties considered in this evaluation of load-
supporting capacity include depth to water table, ponding flooding, subsidence, linear extensibility
(shrink-swell potential), and compressibility.

Compressibility is inferred from the Unified classification of the soil. The properties used by the
USDA that affect the ease and amount of excavation include depth to water table, ponding,
flooding, slope, depth to bedrock or a cemented pan, hardness of bedrock or a cemented pan, and
the amount and size ofrock fragments. For the purposes ofthis discussion, we will be using these
standards from the USDA web soil survey for general information and not in place of a design
level geotechnical report. Nor do these standards in any way imply or indicate any type of actual
site suitability for any past, future, or current development.

The second soil type is Clear Lake clay, saline, drained (Ck), 0 to 1 percent slopes (MLRA 14).
These soils are classified as Grade 3 soils. These soils are located in much of the most central
portion ofthe property. According to the USDA these soils have a general rating of”very limited”
for dwellings without basements up to three stories or less. This is due to high ponding, flooding,
and shrink-swell potential. This information is based on the above-mentioned parameters as
described in previous discussions in this section.

The third soil type is Pacheco clay loam, over clay (Pd). These soils are classified as Grade 3 soils.
These soils are located in the southwest corner ofthe property. According to the USDA these have
a general rating of “very limited” for dwellings without basements up to three stories or less. This
is due to high flooding and shrink-swell potential. These ratings are based on the above-mentioned
parameters as described in previous discussion in this section.

The fourth soil type is Rincon silty clay loam (RsC), 2 to 9 percent slopes (MLRA 14). These
soils are classified as Grade 2. They are located in the northeasterly most section of the property
just before the corner ofthe property. According to the USDA these soils have a general rating of
“very limited” for dwellings without basements up to three stories or less. This is due to high
shrink-swell potential. This information is based on the above-mentioned parameters as described
in the previous discussion in this section.
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The fifth soil type is San Benito clay loam (SbE2), 15 to 30 percent slopes (MLRA 15). These
soils are classified as Grade 3 . They are located primarily in the northwest corner of the property.
According to the USDA these soils have a general rating of “very limited” for dwellings without
basements up to three stories or less. This is due to slope stability, high shrink-swell potential, and
depth to hard bedrock. This information is based on the above-mentioned parameters as described
in the previous discussion at the beginning ofthis discussion.

The sixth and final soil type is San Benito clay loam (SbF2), 30 to 50 percent slopes, eroded
(MLRA 1 5). These soils are classified as Grade 4. They are located in the northwest corner of
the property.

Groundwater Conditions: According to the latest State data this property is located within the
SGMA ground water basin of North San Benito. The San Benito County Water District’s annual
report has this property as located in the local subasin Santa Ana Valley, which lies outside of the
Hollister Water Management area. By both the SBCWD’s assessment and the State (SGMA) this
basin is not critically over drafted. There are no new wells proposed for this proposed subdivision
at this time. The applicant has not indicated at this time that any new water connections will be
made as ofApril 2023.

Slope Stability: According to the Landslide Identification Map, the site area is mostly mapped as
least susceptible to landslides. However, in the northwestern portion of the property the site is
mapped as marginally and generally susceptible to landslides. The areas mapped as generally
susceptible to landslides are non-buildable as they are also the areas of 30% or greater slopes.

Flood Zone Hazard: This property is located in FEMA Flood Zone A. However, per the project
description, the applicant has agreed to non-buildable areas in these zones. (See figure 5)

Faulting and Ground Shaking: Aiquist-Priolo earthquake fault zones are regulatory zones
surrounding the surface traces of active faults in California (see Figure 6 — Fault Map). There is
one active fault/fault zone that lies within the northeast corner ofthe project site, Quien Sabe Fault,
per the California Department of Conservation (Earthquake Hazard Zone App). Additionally, the
project site is located in the seismically active Monterey Bay region. The faults in the vicinity of
the proposed project include: the San Andreas Fault, located approximately 1 1 miles west of the
site; Calaveras Fault, located approximately 4 miles west of the project site; the Sargent Fault,
located approximately 7 miles southwest ofthe site.

An earthquake of moderate to high magnitude generated within Northern California region could
cause considerable ground shaking at the site, similar to that which has occurred in the past.
Potential seismic hazards include surface ground rupture, strong seismic shaking and potential
liquefaction, and dynamic settlement. Faults do cross the property, there is a potential for surface
ground rupture at the site. Due to the proximity of the referenced nearby faults, there is potential
for some seismic shaking at the site during the life of the proposed subdivision.

Liquefaction, Lateral Spreading, and Seismic Induced Settlement: The term liquefaction refers
to the liquefied condition and subsequent softening that can occur in soils when they are subject
to cyclic strains, such as those generated during a seismic event. Studies of areas where
liquefaction has occurred have led to the conclusion that saturated soil conditions, low soil density,
grain sizes within a certain range, and a sufficiently strong earthquake, in combination, create a
potential for liquefaction. The effects of liquefaction can include ground settlement, lateral soil
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spreading, and localized loss of foundation support. The project site has not been studied for
liquefaction nor has a geotechnical investigation been done as there is no development proposed.

Environmental Impacts 4.7.2

Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant No

Issues Impact Incorporated Impact Impact

Geology and Soils. Would the project:

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

i) Rupture of a known earthquake fault, as LI
delineated on the most recent Aiquist—Priolo
Earthquake Fault Zoning Map, issued by the
State Geologist for the area or based on other
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 42.

ii) Strong seismic ground shaking?

iii) Seismic-related ground failure,
including liquefaction?

iv) Landslides?

b) Result in substantial soil erosion or the
loss of topsoil?

c) Be located on a geologic unit or soil that
is unstable, or that would become unstable as a
result ofthe project, and potentially result in on-
or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?

d) Be located on expansive soil, as defined
in Table 18-1-B of the Uniform Building Code
(1994), creating substantial direct or indirect
risks to life or property?

e) Have soils incapable of adequately
supporting the use of septic tanks or alternative
wastewater disposal systems where sewers are
not available for the disposal of wastewater?
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4.7.3Explanation

a) LessthanSignificantImpact.Oneknown active fault crossesthe northeasterncornerof the
project(proposedparcel1) andis locatedwithin anEarthquakeFaultSpecialStudyZone.Therisk
of loss, injury, or deathrelatedto ruptureof a known fault is consideredlow as this propertyis
subjectto SanBenito CountyCode25.08.028SeismicSafetyDevelopmentStandards.Which are
basedon the Aiquist-Priolo earthquakefault zones,which are regulatoryzonessurroundingthe
surfacetracesof active faults in California (see Figure 5 — Fault Map). There is one active
fault/fault zonethat lies within the northeastcornerof the project site, Quien SabeFault, per the
California Departmentof Conservation(EarthquakeHazardZoneApp). Thereare no proposed
structuresas part of this subdivisionasof April 2023. Therefore,the impactwould be lessthan
significant.Figure6.

ai) LessThanSignificantImpact.Thepotentialfor surfaceruptureis low thereis an activefault
crossingtheprojectsite (northeastcornerof parcel1) andtheproject site is locatedin anAlquist
Priolo EarthquakeZones. Potential effects associatedwith the rupture of known faults are
discussedseparatelybelow; pleasereferto responsea ii for moreinformation.This projectwould
representa LessThanSignificantImpact.

au) Less Than Significant Impact. The site is locatedwithin the Aiquist-Priolo Earthquake
Zones.Dueto the site’s locationin a seismicallyactiveregionandwithin anEarthquakeZone,the
proposedprojectwould be subjectto a low likelihood of strongseismicgroundshakingduring its
designlife. This is in partdueto the fact that anypotentialfuturedevelopmentwould berequired

Figure6 (above)
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