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d) Would the project generate solid waste in excess of state or local standards, or in excess of 
the capacity of local infrastructure, or otherwise impair the attainment of solid waste 
reduction goals? 

Buildout of the Plan is estimated to generate approximately 605 tons of solid waste (462.54 cubic 
yards) per year, which is a net increase of 107 tons (81.80 cubic yards) compared to existing 
conditions.156  

Given the  estimated net increase of 81.80 cubic yards of solid waste generation per year and 
Monterey Peninsula Landfill 48,560,000 cubic yards), Monterey Peninsula 

. If solid waste 
from the Plan was conservatively assumed to have the Plan buildout yearly generation of 81.80 

net increase of solid waste would represent less than one percent of Monterey Peninsula 
remaining capacity. 

Development under the Plan would also generate waste during the construction phase. CalGreen 
mandates that a minimum of 65 percent of non-hazardous construction (and demolition) debris 
must be recycled or salvaged. Adherence to the Building Code would reduce total waste generated 
by demolition and construction. (Less than Significant Impact) 

e) Would the project be noncompliant with federal, state, or local management and reduction 
statutes and regulations related to solid waste? 

As discussed under checklist question d), future development under the Plan would comply with 
state and local regulations related to solid waste reduction. New development and redevelopment 
would also need to comply with the requirements of AB 341 that mandates recycling for 
commercial and multifamily residential land uses. Further, all new developments are required to 
comply with CALGreen Building Code, which requires that at least 65 percent of nonhazardous 
construction and demolition waste from residential and nonresidential construction operations be 
recycled and/or salvaged for reuse. Thus, the Plan would comply with federal, state, and local solid 
waste statutes and regulations. (Less than Significant Impact) 

 
156 Illingworth & Rodkin, Inc. Scotts Valley Town Center Specific Plan Update Air Quality Analysis. July 18, 2025. 
Attachment 1. 

Plan's 

's remaining capacity ( 

Landfill has sufficient capacity to accommodate the Plan's solid waste disposal needs 

cubic yards beginning in 2026 and continuing throughout the planning horizon of 2045, the Plan's 

Landfill's 
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Cumulative Impacts

Would the project result in a cumulatively considerable contribution to a cumulatively significant 
utilities and service systems impact?

Storm Drainage

The geographic area for cumulative storm drain system impacts are the areas upstream and 
downstream of the Plan. Future cumulative development (projects that create or replace 2,500 
square feet or more of impervious area are subject to Central Coast RWQCB adopted Order R3-
2012-0032, which includes PCRs that mandate development projects use Low Impact Development 
(LID) features and facilities to detain, retain and treat site runoff. Compliance with this would 
minimize the amount of stormwater runoff from future development under the Plan and minimize 

Further, all projects would be subject to 
General Plan Policy OSC-3.9, which requires new development to meet or exceed state stormwater 
requirements and incorporate best management practices to treat, infiltrate, or filter stormwater 
runoff and reduce pollutants discharged into the storm drain system during construction and post-
construction, to the maximum extent practicable.

As noted previously, buildout of the proposed Plan area would match, or result in a net decrease in, 
peak flows under the 25-year event due to the implementation of on-site detention, retention, and 
infiltration systems. The buildout of the Plan area would not exacerbate capacity limitations in the 
downstream storm drain infrastructure under 25-year design storm conditions. Flow that exceeds 
the storm drain capacity would be conveyed in the street to an inlet where the flow would enter 
the storm drain system. Therefore, the project would not contribute to a significant cumulative 
impact to storm drainage facilities.

Electric Power, Natural Gas, and Telecommunications

Future cumulative development would coordinate with the appropriate electric power, natural gas, 
and telecommunication providers on providing service to the site. Existing utility lines would be 
utilized by development under the Plan for electric power, natural gas, and telecommunications 
services. Future development projects would be required to detail the exact locations for all utility 
connections and utility plans would be subject to review by the City. The proposed project would 
not contribute to a cumulatively considerable impact on electric power (see Section 3.6 Energy for 
further details), natural gas, or telecommunications utilities.

Water Supply and Water System

The geographic area for cumulative water supply is the service area of the water supplier for Scotts 
Valley (SVWD). The WSA adopted by the SVWD for the Plan area also accounts for cumulative 
demand over the next 20 years, and concluded that SVWD had adequate water supplies to serve 
cumulative growth through 2045. The City and the water purveyors would review such projects for 

3.19.2.2 

any potential impacts to the City's storm drain system. 
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consistency with the water supply and demand factors utilized in the WSA, and the water retailer 
(SVWD) would update the UWMP every five years to ensure that there are adequate water supplies 
and contingency plans for future residents and customers. All new development under the Plan 
would require implementing water efficiency and water conservation measures, as per the 
CALGreen Building Code. The WSA completed for the project determined that the SVWD has 
adequate supplies to accommodate the project as well as cumulative growth through 2045. 
Cumulative projects would be required to demonstrate that adequate water quantity, quality and 
distribution could be provided. Potential environmental impacts could result from construction and 
operation of improvements; however, such impacts would be project-specific. Any new or 
expanded local water distribution facilities would be reviewed in accordance with CEQA, which 
would ensure environmental impacts are disclosed and mitigated to the extent possible. 
Therefore, the project would not contribute to a significant cumulative impact to water supply. 

Wastewater  

The geographic area for cumulative wastewater system impacts is the area serviced by the same 
wastewater lines as the sites in the Plan, as well as the service area for the WRF. The General Plan 
EIR concluded that upon buildout, treatment capacity exists at the WRF to serve cumulative growth. 
With the additional wastewater generation from Plan buildout, sufficient treatment capacity exists 
at the WRF, as discussed above under question a) above. If insufficient capacity exists in the local 
sewer conveyance system to serve future cumulative development, individual projects (including 
under the Plan) would need to determine the remaining capacity and may be required to upsize 
sewer mains as part of the public improvements for their project, which could extend beyond the 
immediate vicinity of the project frontage. Any sewer infrastructure improvements required to 
serve specific development sites would require permits from the City and review in accordance with 
CEQA, which would ensure environmental impacts are disclosed and mitigated to the extent 
possible utilizing the various measures identified in this EIR. The Sanitary Sewer Analysis completed 
for the Plan (see Appendix I) concluded that buildout under the General Plan in combination with 
buildout under the Plan would not result in the need to construct additional wastewater 
conveyance systems. 

As discussed under checklist question c), the WRF has an available treatment capacity of 0.65 
million gpd during the dry season and 0.5 million gpd during the rainy season, enough to see the 
City through planned build-out under the General Plan and accommodate buildout under the Plan. 

Solid Waste 

As described under impact discussion d) above, Monterey Peninsula Landfill has sufficient capacity 
 in combination with General Plan buildout 

disposal needs.  

In addition, new development would comply with CALGreen, which requires that a minimum of 50 
percent of nonhazardous construction and demolition waste from residential and nonresidential 
construction operations be recycled and/or salvaged for reuse. This would also reduce the volume 

to accommodate the Plan's solid waste disposal needs 
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of solid waste transported to the landfills. Continued compliance with the applicable regulations 
and an increase in recycling and landfill diversion rates would ensure that solid waste cumulative 
impacts would be less than significant.

As described above, the Plan would not result in a cumulatively considerable contribution to a 
significant cumulative utilities and service systems impact. (Less than Significant Cumulative 
Impact) 
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3.20 Wildfire

3.20.1 Environmental Setting

Regulatory Framework

State

Fire Hazard Severity Zones

CAL FIRE is required by law to map areas of significant fire hazards based on fuels, terrain, weather, 
and other relevant factors. Referred to as Fire Hazard Severity Zones (FHSZs), these maps influence 
how people construct buildings and protect property to reduce risk associated with wildland fires. 
FHSZs are divided into areas where the state has financial responsibility for wildland fire protection, 
known as state responsibility areas (SRAs), and areas where local governments have financial 
responsibility for wildland fire protection, known as local responsibility areas (LRAs). Homeowners 
living in an
building and fire codes. Only lands zoned for very high fire hazard are identified within LRAs.

California Fire Code Chapter 49

Chapter 49 of the California Fire Code sets requirements for wildland-urban interface fire areas that 
increase the ability of buildings to resist the intrusion of flame or burning embers being projected 
by a vegetation fire, in addition to systematically reducing conflagration losses through the use of 
performance and prescriptive requirements. 

Scotts Valley Fire Protection District of Santa Cruz County completed local amendments to the Fire 
Code in 2022.

California Public Resources Code Section 4442 through 4431

The California Public Resources Code includes fire safety regulations that restrict the use of 
equipment that may produce a spark, flame, or fire; require the use of spark arrestors on 
construction equipment that uses an internal combustion engine; specify requirements for the safe 
use of gasoline-powered tools on forest-covered land, brush-covered land, or grass-covered land; 
and specify fire suppression equipment that must be provided onsite for various types of work in 
fire-prone areas. These regulations include the following:

Earthmoving and portable equipment with internal combustion engines would be equipped 
with a spark arrestor to reduce the potential for igniting a wildland fire (Public Resources 
Code Section 4442);

Appropriate fire suppression equipment would be maintained during the highest fire danger 
period, from April 1 to December 1 (Public Resources Code Section4428); 

3.20.1.1 

SRA are responsible for ensuring that their property is in compliance with California's 

• 

• 
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On days when a burning permit is required, flammable materials would be removed to a 
distance of 10 feet from any equipment that could produce a spark, fire, or flame, and the 
construction contractor would maintain appropriate fire suppression equipment (Public 
Resources Code Section 4427); and  

 On days when a burning permit is required, portable tools powered by gasoline-fueled 
internal combustion engines would not be used within 25 feet of any flammable materials 
(Public Resources Code Section 4431). 

California Code of Regulations Title 14 

The California Board of Forestry and Fire Protection has adopted regulations, known as SRA Fire 
Safe Regulations, which apply basic wildland fire protection standards for building, construction, 
and development occurring in a SRA. The future design and construction of structures, subdivisions 
and developments in SRAs are required to provide for the basic emergency access and perimeter 
wildfire protection measures discussed in Title 14. 

Local 

Fire Management Plans  

CAL FIRE has developed an individual Unit Fire Management Plan for each of its 21 units and six 
contract counties. The CAL FIRE San Mateo  Santa Cruz Unit (CZU) developed the 2022 Strategic 
Fire Plan for the CZU, which covers the project area and addresses citizen and firefighter safety, 
watersheds and water, timber, wildlife and habitat (including rare and endangered species), unique 
areas (scenic, cultural, and historic), recreation, range, structures, and air quality. The plan includes 
stakeholder contributions and priorities and identifies strategic areas for pre-fire planning and fuel 
treatment as defined by the people who live and work with the local fire issues. The plan is a 
planning and assessment tool that identifies and prioritizes pre-fire and post-fire management 
strategies and tactics meant to reduce the loss of values within the CZU. 

County of Santa Cruz Local Hazard Mitigation Plan 

The County Local Hazard Mitigation Plan (LHMP) 2021-2026 was prepared in accordance with 
requirements of FEMA. FEMA reviews and approves LHMPs and requires updates on a five-year 
cycle. The County LHMP identifies potential hazards in the County, including wildfire hazards. The 
plan provides hazard mitigation to implement actions that reduce vulnerability and risk from 
hazards or reduce the severity of the effects of hazards on people and property. Mitigation actions 
include both short-term and long-term activities that reduce the impacts of hazards, reduce 
exposure to hazards, or reduce effects of hazards through various means, including preparedness 
and response and recovery measures. Effective mitigation actions also reduce the adverse impacts 
and cost of future disasters. 

The County LHMP also designates critical hazard areas of the County as areas subject to greater 
threat from wildfire, and identifies these areas based on slope, vegetation, ability to respond to fire 

• 

• 
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threats, and localized weather conditions in order to assist with preparation of County hazard 
mitigation and response planning. The LHMP was last updated in September 2021.

Santa Cruz  San Mateo Community Wildfire Protection Plan 

Community Wildfire Protection Plans (CWPPs) are authorized and defined in Title 1 of the Healthy 
Forests Restoration ACT of 2003. The 2022 Santa Cruz County San Mateo County CWPP identifies 
the risks and hazards associated with wildland fires in the wildland-urban interface (WUI) areas of 
San Mateo and Santa Cruz counties. The CWPP also identifies recommendations aimed at 
preventing and reducing both infrastructure and ecosystem damage associated with wildland fires. 
The CWPP documents suggested actions intended to reduce the risk to people, property, and the 
environment. Fuel reduction projects identified in approved CWPP receive priority for federal funds. 

Santa Cruz County Office of Response, Recovery, and Resilience 

The Santa Cruz County Office of Response, Recovery, and Resilience was created in December 2020 
and serves as the emergency management office for responding to ongoing disasters.  

Scotts Valley Emergency Operations Plan 

emergencies associated with natural disaster (including wildfires), human-caused emergencies, and 
technological incidents. It provides a framework for coordination of response and recovery efforts 
within the City in coordination with local, state, and federal agencies. The EOP establishes an 
emergency organization to direct and control operations during a period of emergency by assigning 
responsibilities to specific personnel. 

Scotts Valley Fire District (SVFD) 

The SVFD provides all risk emergency response to a variety of incidents including fires, medical calls, 
hazardous materials incidents, rescues, and vehicle accidents for both the City and the surrounding 
unincorporated areas.157 

Scotts Valley General Plan  

The Scotts Valley General Plan contains the following policies which are specific to wildfire and are 
applicable to the project:  

Policy Description 

SN-1.5 City-Owned Space. Maintain City-owned open space in a matter that minimizes fire 
hazards. 

SN-1.15 Minimize Fire Hazards. Support the Scotts Valley Fire District efforts to minimize fire 
hazards through the removal of vegetation, hazardous structures, materials, and 

 
157 City of Scotts Valley. Scotts Valley General Plan. August 2023. Page CFS-7. 

The 2015 Scotts Valley Emergency Operations Plan (EOP) addresses the City's responsibilities in 
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debris. 

CSF-2.13 Community Wildfire Protection Planning. Require new development in areas susceptible to 
wildfires to be responsible for fire prevention activities (e.g., visible house numbering and 
use of fire resistant and fire-retardant building and landscape materials) and to provide a 
defensible zone to inhibit the spread of wildfires. 

SN-1.10 Roadway Standards  Access Roads. Roadway standards shall require that an access road 
not end father than 150 feet from any portion of a building. A turnaround which meets the 
requirements of the fire district shall be provided at the end of the road where the road 
exceeds 150 feet and dead ends. 

SN-1.12 Fire Suppression Water Availability. The City shall require that new development have 
water available in the area pursuant to Appendix BB, Table BB105.1, of the California Fire 
Code: 
Minimum Required Fire-Flow and Flow Duration for Buildings. Water availability shall be 
provided by the appropriate water purveyor. 

SN-1.13 Fire Safety Systems. The City, in cooperation with the fire district, shall require that all 
buildings constructed include fire safety features, such as automatic fire sprinkler system, 

-wildland fire hazard area/Local 
 for moderate or high wildland 

fire hazard area/ State Responsibility Area (SRA), fire detection, and alarm systems. 

SN-1.18 Development in Hazardous Fire Areas. All new development and existing structures in 
hazardous fire areas shall provide adequate clearance of brush and vegetative growth from 
structures and roadways in accordance with the Uniform Fire Code. 

SN-1.19 Adequate Fire Protection. The City shall require new development to provide adequate fire 
protection improvements consistent with Scotts Valley Fire District requirements. 

SN-1.20 New Construction Fire Safety Features. New development shall be approved only if 
adequate hydrant water supply for minimum flow requirements and duration of flow can be 
met as directed by the Scotts Valley Fire District. 

SN-1.21 Fire Impact or Mitigation Fees. Consider additional impact or mitigation fees, or a benefit 
assessment, to offset the impact of new development on fire services. 

class "C" or better roof cover for structures in the non 
Responsibility Area (LRA), Class "B" or better roof covering 
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Existing Conditions

A small portion of the northern Plan area is within a moderate fire hazard zone in a Local 
Responsibility Area, as shown in Figure 3.20-1.158,159, 160, 161  The remainder of the Plan area is not 
located within a fire hazard zone. According to the 2022 Santa Cruz County San Mateo County 
CWPP, the entire City of Scotts Valley is located within a WUI. Per the Santa Cruz County 
Community Development and Infrastructure Department, buildings proposed within Santa Cruz 
County that are within the WUI and also located within a State Responsibility area shall comply with 
all WUI materials and construction methods per CBC Chapter 7A and CRC Section R337.162 While the 
Plan area is located within the WUI, none of the parcels within the Plan area are located within a 

Plan area.

The nearest areas designated Very High Fire Hazard Severity Zones (VHFSZ) mapped by CalFire are 
located approximately 11 miles north of the Plan area in open space east of the Lexington 
Reservoir. The nearest State Responsibility area is located approximately 850 feet west of the Plan 
area, and therefore the Plan area is considered near a State Responsibility area.163

. 

158 Find your Fire Hazard Severity Zone (FHSZ) and local public contacts
https://osfm.fire.ca.gov/what-we-do/community-wildfire-preparedness-and-mitigation/fire-hazard-severity-zones. 
159 CalFire. Local Responsibility Area Fire Hazard Severity Zones. February 24, 2025.
160

physical conditions that create a likelihood and expected fire behavior over a 30 to 50 year period without 
considering mitigation measures such a
damage a fire can do to the area under existing conditions, accounting for any modifications such as fuel reduction 
projects, defensible space, and ignition resistant building constriction. Classification of a wildland zone as 
Moderate, High or Very High fire hazard is based on the average hazard across the area included in the zone, which 
have a minimum size of 200 acres. In wildlands, hazard is a function of modeled flame length under the worst 
conditions and annual bun probability. Both these factors generally increase with increasing hazard level. On 
average, both modeled flame length and burn probability increase by roughly 40 to 60 percent between hazard 
classes. Classification outside of wildland areas is based on the fire hazard of the adjacent wildland and the 
probability of flames and embers threatening buildings. Source: CalFire. Frequently Asked Questions About 2024 
Fire Hazard Severity Zones. December 18, 2024. https://34c031f8-c9fd-4018-8c5a-4159cdff6b0d-cdn-
endpoint.azureedge.net/-/media/osfm-website/what-we-do/community-wildfire-preparedness-and-
mitigation/fire-hazard-severity-zones/2024-fhsz-
faqs_english.pdf?rev=538374a27bb44bbab4c2786ff2eafb39&hash=AD4DB7857E3EF6F0BEC0B56429A1C262
161 CalFire does not state restrictions for a moderate fire hazard zone. A Very High Fire Hazard Severity Zone in the 
LRA triggers a 100-
construction of new buildings in High and Very High FHSZs, which the Plan area does not fall under. Source: Ibid.
162 Santa Cruz County Community Development and Infrastructure. Wildland Urban Interface (WUI) Codes and 
Standards. Accessed June 30, 2025. 
https://cdi.santacruzcountyca.gov/UPC/BuildingPermitsSafety/BuildingPermitsIndex/FireAgenciesandWildlandUrb
anInterface(WUI)Requirements/WildlandUrbanInterface(WUI)Requirements.aspx
163 California Board of Forestry and Fire Protection. State Responsibility Area Viewer. Accessed July 30, 2025. 
https://experience.arcgis.com/experience/bd8234bfe71548b087b11210a0d7d45e?id=468717e399fa4238ad86861
638765ce1

3.20.1.2 

State Responsibility Area. Therefore, the County's WUI Codes and Standards do not apply to the 

CalFire. " ." Accessed May 1, 2025. 

The Fire Hazard Severity Zone Map created by CalFire evaluates "hazard" not "risk". "Hazard" is based on the 

s home hardening, recent wildfire, or fuel reduction . "Risk" is the potential 

foot clearance requirement. California's WUI building codes apply to the design and 



Source: CalFire Fire Hazard Severity Zone Map. 2025.

Plan Area Boundary
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3.20.2 Impact Discussion

near state responsibility areas or lands classified as very high fire hazard severity zones, would the 
project:

a) Substantially impair an adopted emergency response plan or emergency evacuation plan?

b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby 
expose project occupants to pollutant concentrations from a wildfire or the uncontrolled 
spread of a wildfire?

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

d) Expose people or structures to significant risks, including downslope or downstream 
flooding or landslides, as a result of runoff, post-fire slope instability, or drainage changes?

As noted under 3.20.2 above, this analysis is required under CEQA for projects located in or near 
state responsibility areas or lands classified as very high fire hazard severity zones. While the Plan 
area is not in or adjacent to an area mapped as a very high fire hazard severity zone, the Plan area is 
considered near a State Responsibility area (nearest State Responsibility area is located 
approximately 850 feet west of the Plan area).164

Project Impacts

a) Would the project substantially impair an adopted emergency response plan or emergency 
evacuation plan?

The Plan area is considered near a State Responsibility area (nearest State Responsibility area is 
located approximately 850 feet west of the Plan area).165

The project would not impair or interfere with implementation of an emergency evacuation plan, 
including the EOP, CWPP, or LHMP plans discussed in Section 3.20.1.1.

The Santa Cruz County Office of Response, Recovery, and Resilience serves as the emergency 
management office for responding to ongoing disasters in the County. Evacuations are frequently a 

164 California Board of Forestry and Fire Protection. State Responsibility Area Viewer. Accessed July 30, 2025. 
https://experience.arcgis.com/experience/bd8234bfe71548b087b11210a0d7d45e?id=468717e399fa4238ad86861
638765ce1
165 California Board of Forestry and Fire Protection. State Responsibility Area Viewer. Accessed July 30, 2025. 
https://experience.arcgis.com/experience/bd8234bfe71548b087b11210a0d7d45e?id=468717e399fa4238ad86861
638765ce1

For the purpose of determining the significance of the project's impact on wildfire, if located in or 

3.20.2.1 
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response to natural disasters in order to protect people from potential harm. People may be 
evacuated because they are in the direct path of a natural disaster or because emergency 
responders may lose the ability to rescue residents due to road closures. The County uses a variety 
of methods to notify residents when an evacuation is necessary. These include 911 calls, text or 
phone messages through Code Red, and/or door to door notifications. Evacuation areas are 
determined by the incident command team, who are in charge of responding to the disaster. 

System (SEMS) to manage responses to multi-agency and multi-jurisdiction emergencies. Should an 
emergency occur within the City, a coordinated response would occur according to the plans and 

ability to successfully organize and respond to emergencies.  

The project would be required to comply with adopted local, regional, and State plans and 
regulations addressing emergency access and, in particular, designs to minimize risks of exposure to 
wildfire hazards. 

According to the 2022 Santa Cruz County San Mateo County CWPP, the City of Scotts Valley is 
located within a WUI. Per the Santa Cruz County Community Development and Infrastructure 
Department, buildings proposed within Santa Cruz County that are within the WUI and also located 
within a State Responsibility area shall comply with all WUI materials and construction methods per 
CBC Chapter 7A and CRC Section R337.166 While the Plan area is located within the WUI, none of the 

WUI Codes and Standards do not apply.  

Construction and operation of the project, which would be done in accordance with City building 
and fire codes and regulations, would not impair implementation of or physically interfere with the 

 the proposed roadways within the 
. As discussed under Checklist 

Question d) in Section 3.17 Transportation, the project would not result in inadequate emergency 
access. (Less than Significant Impact) 

 
166 Santa Cruz County Community Development and Infrastructure. Wildland Urban Interface (WUI) Codes and 
Standards. Accessed June 30, 2025. 
https://cdi.santacruzcountyca.gov/UPC/BuildingPermitsSafety/BuildingPermitsIndex/FireAgenciesandWildlandUrb
anInterface(WUI)Requirements/WildlandUrbanInterface(WUI)Requirements.aspx  

Buildout of the Plan would not interfere with the County's ability to notify residents when an 

evacuation is necessary. Further, the City's EOP outlines a Standardized Emergency Management 

systems outlined in the City's EOP. The buildout of the Plan would not interfere with the City's 

parcels within the Plan area are located within a State Responsibility Area. Therefore, the County's 

County's LHMP or CWPP, or with the City's EOP. Additionally, 

project area would conform to the City's General Plan Guidelines 
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b) Would the project, due to slope, prevailing winds, and other factors, exacerbate wildfire 
risks, and thereby expose project occupants to pollutant concentrations from a wildfire or 
the uncontrolled spread of a wildfire? 

The Plan area is considered near a State Responsibility area (nearest State Responsibility area is 
located approximately 850 feet west of the Plan area).167 

Service168, slopes of zero to ten degrees do not contribute to acceleration of fire. The Plan area is 
relatively flat, with average elevations ranging from 515  547 feet asl169 Therefore, the project 
would not exacerbate wildfire risks due to slope. 

In addition, the project would avoid exacerbating wildfire risks by complying with the standards set 
forth in the California Public Resources Code Section 4442 through 4431, which include restrictions 
on the type of equipment that can be used in fire prone areas to reduce the risk of causing wildfire 
during construction activities. All development under the Plan would be constructed in accordance 
with current building and fire codes to ensure structural stability and safety. 

Scotts Valley General Plan Policy SN-1.6 states that development in fire protection problem areas 
will be permitted only after mitigation measures satisfactory to the SVFD are developed to prevent 
or control spread of fire and provide life safety to occupants as recommended by the fire district. 

 the 
northern portion of the Plan area that is within a moderate fire hazard safety zone may fall within 
the definition. All future development under the Plan would be evaluated by the Fire Department 
for plan review evaluation of fire and life safety issues, as required by General Plan Policy CSF-2.11. 
Therefore, any mitigation deemed necessary by the SVFD for future projects within the Plan area 
would be incorporated on a project-design level. 

Therefore, buildout of the Plan would not exacerbate wildfire risks, and thereby expose project 
occupants to increased risk from pollutant concentrations due to a wildfire or the uncontrolled 
spread of a wildfire. (Less than Significant Impact) 

 
167 California Board of Forestry and Fire Protection. State Responsibility Area Viewer. Accessed July 30, 2025. 
https://experience.arcgis.com/experience/bd8234bfe71548b087b11210a0d7d45e?id=468717e399fa4238ad86861
638765ce1 
168 B.W. Butler, W.R. Anderson, and E.A. Catchpole. Influence of Slope on Fire Spread Rate. USDA Forest Service 
Proceedings RMRS-P-46CD. 2007. Accessed May 6, 2025. https://research.fs.usda.gov/treesearch/28552.  

169 Google Earth. Accessed June 30, 2025. 

According to a study on the "Influence of Slope on Fire Spread Rate" conducted by the USDA Forest 

While the General Plan does not define what encompasses a "fire protection problem," 
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c) Would the project require the installation or maintenance of associated infrastructure (such 
as roads, fuel breaks, emergency water sources, power lines, or other utilities) that may 
exacerbate fire risk or that may result in temporary or ongoing impacts to the environment? 

The Plan area is considered near a State Responsibility area (nearest State Responsibility area is 
located approximately 850 feet west of the Plan area).170 

While future development under the Plan would need to install new utilities, the utilities would not 
exacerbate fire risk within state responsibility areas or lands classified as very high fire hazard 
severity zones. Project construction would comply with the standards set forth in the California 
Public Resources Code Section 4442 through 4431. The project would install new roadways to 
facilitate movement within the Plan area. The roadways would not introduce new wildfire hazards 
to the Plan area or to nearby state responsibility areas or lands classified as very high fire hazard 
severity zones. Thus, the Plan would not include infrastructure that would exacerbate fire risk or 
result in temporary or ongoing impacts to the environment. (Less than Significant Impact) 

d) Would the project expose people or structures to significant risks, including downslope or 
downstream flooding or landslides, as a result of runoff, post-fire slope instability, or 
drainage changes? 

The Plan area is considered near a State Responsibility area (nearest State Responsibility area is 
located approximately 850 feet west of the Plan area).171 

As discussed in Section 3.7 Geology and Soils, the Plan area is not susceptible to significant risk of 
landslides or flooding. The buildout of the Plan area would result in an increase in impervious 
surfaces, but would not alter the drainage pattern significantly. The project would be reviewed by 
the City and fire agencies to ensure the project design would minimize and not exacerbate wildland 
fire hazards. Therefore, the project would not expose people or structures to significant risks, 
including downslope or downstream flooding or landslides, as a result of runoff, post-fire slope 
instability, or drainage changes. (Less than Significant Impact) 

 
170 California Board of Forestry and Fire Protection. State Responsibility Area Viewer. Accessed July 30, 2025. 
https://experience.arcgis.com/experience/bd8234bfe71548b087b11210a0d7d45e?id=468717e399fa4238ad86861
638765ce1 
171 California Board of Forestry and Fire Protection. State Responsibility Area Viewer. Accessed July 30, 2025. 
https://experience.arcgis.com/experience/bd8234bfe71548b087b11210a0d7d45e?id=468717e399fa4238ad86861
638765ce1 
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Cumulative Impacts

Would the project result in a cumulatively considerable contribution to a cumulatively significant 
wildfire impact?

The geographic area for cumulative wildfire impacts is the Plan area and surrounding areas, as 
wildfires are dynamic natural disasters with variable spreads that are often unpredictable. 

The Plan area is considered near a State Responsibility area (nearest State Responsibility area is 
located approximately 850 feet west of the Plan area).172

Future development projects that would occur during the 20-year timeframe for buildout of the 
Plan (inside or outside the Plan boundary) would comply with all applicable regulations, including 

relevant General Plan policies, including SN-1.6 
and CSF-2.11. For these reasons, cumulative projects would not result in a significant cumulative 
wildfire impact. (Less than Significant Cumulative Impact)

172 California Board of Forestry and Fire Protection. State Responsibility Area Viewer. Accessed July 30, 2025. 
https://experience.arcgis.com/experience/bd8234bfe71548b087b11210a0d7d45e?id=468717e399fa4238ad86861
638765ce1

3.20.2.2 

the County's LHMP and CWPP, the City's EOP, and 
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Section 4.0 Growth-Inducing Impacts 

Would the project foster or stimulate significant economic or population growth in the 
surrounding environment? 

The CEQA Guidelines require that an EIR identify the likelihood that a proposed project could 

d]). This section of the EIR is intended 
to evaluate the impacts of such growth in the surrounding environment.  

A project can have direct and/or indirect growth-inducement potential. Direct growth inducement 
results if a project involves construction of new housing that would result in new residents moving 
to the area. A project can have indirect growth-inducement potential if it establishes substantial 
new permanent employment opportunities (e.g., commercial, industrial, or governmental 
enterprises) or if it involves a substantial construction effort with substantial short-term 
employment opportunities and indirectly stimulates the need for additional housing and services to 
support the new employment demand. Similarly, under CEQA, a project could indirectly induce 
growth if it expands roadway capacity or removes an obstacle to additional growth and 
development, such as removing a constraint on required public services or utilities (e.g., adding a 
sewage treatment plant that has capacity to serve demand beyond the associated project). 

already served by existing infrastructure, and planned for urban uses. The City  adopted the General 
Plan on November 29, 2023. The development projections in the General Plan included buildout 
capacity for the Plan area, with the exception of housing. The purpose of the Plan is to create a 
vision, policies, and objectives standards to guide new development within the Plan area in a way 
that supports existing and new businesses, residents, and the overall community. The Plan 
anticipates new development and change over an approximate 20-year period through 2045. 
Specifically, the Plan would allow for 657 residential units, 82,000 square feet of commercial land 
uses, 35,000 square feet of public/quasi-public land use, and 88,663 square feet of park 
improvements. The 657 residential units in the Plan were accounted for in the Housing Element and 
their environmental impacts are analyzed in this document.  

There are no undeveloped areas adjacent or in the immediate vicinity of the Plan area and the Plan 
would not remove any obstacles that would help facilitate additional growth that could significantly 
affect the physical environment. The Plan would add local serving roadways to enhance circulation 
in the Plan area. The Plan does not include the expansion of existing infrastructure that would 
facilitate growth in the Plan area beyond what is accounted for in this analysis or other areas of the 
City. Therefore, the Plan would not result in growth-inducing impacts beyond what was envisioned 

. (Less than Significant Impact) 
 

"foster economic or population growth, or the construction of additional housing, either directly or 

indirectly, in the surrounding environment" (Section 15126.2[ 

The Plan is an "infill" project, meaning that the Plan area is within the City's existing boundaries, 

in the City's General Plan 
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Section 5.0 Significant and Irreversible 
Environmental Changes

Pursuant to CEQA Guidelines Section 15126.2(d), an EIR must identify significant irreversible 
environmental changes that would be caused by the proposed project being analyzed. Significant 
irreversible changes include the 1) irreversible use of nonrenewable resources, 2) commitment of 
future generations to similar use, and 3) irreversible damage resulting from environmental 
accidents associated with the project. 

5.1 Irreversible Use of Nonrenewable Resources 

Future development under the Plan would require the use of nonrenewable construction material, 
such as concrete, metals, plastics, and glass. Nonrenewable resources and energy would also be 
consumed during the manufacturing and transportation of building materials, preparation of the 
sites, and construction of the buildings. The operational phases would consume energy for multiple 
purposes including building heating and cooling, lighting, appliances, and electronics. Energy, in the 
form of fossil fuels, would be used to fuel vehicles traveling to and from the Plan area. 

As discussed in Section 3.6 Energy, build out of the Plan would increase consumption of electricity, 
natural gas, and gasoline. Future development under the Plan would be compliant with California 
Building Energy Efficiency Standards, CALGreen standards, and the General Plan Policies listed in 
Section 3.6. For these reasons, the Plan would not result in a potentially significant environmental 
impact due to wasteful, inefficient, or unnecessary consumption of energy, or wasteful use of 
energy resources. 

5.2 Commitment of Future Generations to Similar Use 

Future development under the Plan would commit resources to prepare the sites, construction the 
buildings, and operate the buildings. Future development would occur on in-fill sites that are 
already developed. Implementation of the Plan would not result in other land use changes in the 
surrounding area. As discussed previously, the development projections in the General Plan EIR 
included citywide buildout capacity through 2045, including for a portion of the Plan. As discussed 
above, the housing units in the Plan area were not accounted for in the General Plan but rather the 

 land 
use classifications and zoning districts (refer to Section 2.0 Project Information and Description) 
which would be used to implement the Plan to facilitate the new development assumed for the 
Plan area in the General Plan. For these reasons, the Plan would not commit future generations to 
changes in land use beyond what is accounted for in the adopted General Plan. 

City's Housing Element. What was not accounted for in the General Plan is accounted for in this 

document's analysis. As part of the Plan, the General Plan would be amended to include new 
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5.3 Irreversible Damage Resulting from Environmental 
Accidents Associated with the Project 

The purpose of the Plan is to create a vision, policies, and standards to guide new development 
within the Plan area in a way that supports existing and new businesses, residents, and the overall 
community. The Plan is intended to manage and direct changes in the development patterns and 
guide present and future land uses, zoning changes, economic development, urban design, 
infrastructure, transportation circulation management and mobility, service provision, open space, 
and community benefits.  

The Plan does not propose any new or uniquely hazardous uses, and its operation would not be 
expected to cause environmental accidents that would impact other areas. As discussed in Section 
3.9 Hazards and Hazardous Materials, future development within the Plan could encounter and 
disturb contaminated soil, soil vapor, and groundwater, and result in adverse effects on 
construction workers, existing residents and employees, and nearby sensitive receptors. 
Consequently, all future developments would be required to mitigate hazard exposure through the 
environmental review process, design criteria, and standards development as per General plan 
policy SN-4.11. Per General Plan policy SN-4.12, site assessments for hazardous and toxic soil 
contamination would be required prior to approving development project applications dependent 

 Additionally, per General Plan policy SN-4.9, the City shall continue 
to administer through the County Comprehensive Hazardous Materials Program, pursuant to 
Chapter 6.95 of the California Health and Safety Code.  

Adherence with the aforementioned regulations and processes would ensure that future 
development under the Plan does not create a significant hazard to the public or environment. In 
addition, there are no significant geology and soils impacts from implementation of the Plan. Based 
on the discussion above, future developments proposed under the Plan would not result in 
irreversible damage that may result from environmental accidents 

 

upon the site's land use history. 
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Section 6.0 Significant and Unavoidable 
Impacts

A significant unavoidable impact is an impact that cannot be mitigated to a less than significant 
level if the Plan is implemented as it is proposed. The following significant and unavoidable impacts 
have been identified as resulting from the Plan: 

 Impact GHG-1: Buildout under the Plan would result in annual emissions of approximately 
15,533 MT of CO2e and there would not 

 
 Impact GHG-C: Implementation of the Plan would result in a significant cumulative GHG 

impact. 
 Impact TRANS-1: Implementation of the Plan would contribute to a significant cumulative 

VMT impact. 

 

• 

• 

• 

be feasible measures within the City's control to 

meet the State's goal of carbon neutrality by 2045 . 
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Section 7.0 Alternatives 
This section describes the CEQA requirements related to alternatives and describes the process 
used to define alternatives to the project. It describes an alternative to the project and provides a 
comparative analysis for the alternative to the project. It also describes the alternatives that were 
considered but eliminated from detailed evaluation. It includes the evaluation of the No Project 
Alternative, as required by CEQA, and a comparison of alternatives. Finally, it identifies the 
environmentally superior alternative. 

7.1 Alternatives Process 

7.1.1 CEQA Requirements for Alternatives 

the location of the project, which would feasibly attain most of the basic objectives of the 
project but would avoid or substantially lessen any of the significant effects of the project and 
evaluate the comparative merits of the alternatives. An EIR need not consider every 
conceivable alternative to a project. Rather it must consider a reasonable range of potentially 
feasible alternatives that will foster informed 
Guidelines §15126.6(a)) 

To comply with this requirement, the City evaluated possible alternatives based on the 
following factors: 

 Does the alternative accomplish most of the basic project objectives? 
 Is the alternative potentially feasible (from economic, environmental, legal, social, 

technological standpoints)? 
 Does the alternative avoid or substantially lessen any significant effects of the project? 

Alternatives need be environmentally superior to the project in only some, not all, respects.
 Is the alternative reasonable and realistic? An EIR need not consider an alternative whose 

effect cannot reasonably be ascertained or whose implementation is remote and 
speculative, because unrealistic alternatives do not contribute to a useful analysis. 
  

Each of these requirements is described in more detail in the following sections. 

7.1.2 Significant Impacts of the Project 

The CEQA Guidelines Section 15126.6 states that the alternatives analysis in an EIR should be 
limited to alternatives that are feasible and would avoid or substantially lessen any of the significant 
effects of the project and achieve most of the basic project objectives. Potentially significant 
environmental impacts that would result from the proposed Plan are evaluated in Chapter 3.0, 
Environmental Setting, Impacts, and Mitigation Measures, of this EIR. As discussed throughout this 
EIR, with implementation of existing General Plan policies, Plan requirements, and local and 

CEQA requires that an EIR " ... describe a reasonable range of alternatives to the project, or to 

• 
• 

• 

• 

decision making and public participation." (CEQA 



2025 Scotts Valley Town Center Specific Plan 282  EIR 
City of Scotts Valley  October 2025 

regional regulations, most of the potentially significant impacts resulting from the implementation 
of the Plan would be reduced to a less-than-significant level. The following impacts listed below and 
summarized in Section 6.0 Significant and Unavoidable Impacts would remain significant and 
unavoidable. 

 Impact GHG-1: Buildout under the Plan would result in annual GHG emissions of 
approximately 15,533 MT of CO2

by 2045. 
 Impact GHG-C: Implementation of the Plan would result in a significant cumulative GHG 

impact. 
 Impact TRANS-1: Implementation of the Plan would contribute to a significant cumulative 

VMT impact related to the commercial trips generated by the Plan. 

7.1.3 Consistency with Project Objectives 

might be achieved at less environmental cost. Accordingly, alternatives must be able to 
implement most project objectives, but they need not be able to implement all of them. As 

can eliminate or reduce significant environmental impacts even if they would impede 
attainment of project objectives to some degree or be costlier (14 Cal Code Regs §15126.6(b)). 
The alternatives discussed must, however, be able to attain most of the basic objectives of the 
project (14 Cal Code Regs §15126.6(a)).  

While CEQA does not require that alternatives must be capable of meeting all of the project 
objectives, their ability to meet most of the basic objectives is considered relevant to their 
consideration. As identified in the EIR Summary, the objectives for the project are as follows: 

1. Provide a vision, policies, and objective standards to guide development in the Town Center 
in a manner that supports existing and new businesses, residents, and the overall 
community. 
 

2. Create a pedestrian-friendly Town Center with an integrated mix of land uses including 
retail, entertainment, theaters, restaurants, housing, and civic/public facilities, cohesively 
woven together by attractive and well-designed buildings. 
 

3. Create a unique business attraction, a place for community gathering, and an entertainment 
hub for the City, with a variety of activities that draw in residents from Scotts Valley and the 
surrounding areas. 
 

4. Provide for residential and mixed-use development, up to a total of 657 units overall in the 
Plan Area to fulfill RHNA requirements.  
 

• 
e and would not meet the State's goal of carbon neutrality 

• 

• 

The basic purpose of an El R's discussion of alternatives is to suggest ways project objectives 

stated in the CEQA Guidelines, the EIR's alternatives analysis should focus on alternatives that 
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5. Establish zoning and land use policies that ensure a variety of housing types (from attached 
single-family townhomes to apartments) are built to serve households across a range of 
income levels. 
 

6. Focus pedestrian-friendly retail and entertainment uses in the Town Center Core, while 
minimizing auto-oriented uses.  
 

7. Design the future roadway network and block structure in the Town Center to connect new 
developments with existing community facilities and existing commercial/retail anchors in 
the area, and incorporate street designs that are safe, comfortable and convenient for cars, 
pedestrians, and bicyclists. 
 

8. Establish a vision and conceptual plan for a network of publicly accessible open spaces that 
serve the needs of Scotts Valley residents and foster a pedestrian-friendly environment. 
 

9. Adopt a market-viable planning and implementation framework to help attract private 
sector investment and coordinate phased development through public/private partnerships.
 

10. Provide a Town Center infrastructure improvement program that serves as a basis for State 
and Federal grant assistance and capital improvement scheduling and budgeting. 

7.1.4 Feasibility of Alternatives  

CEQA, the CEQA Guidelines, and case law interpreting CEQA and the CEQA Guidelines have found 
that feasibility can be based on a wide range of factors and influences. The CEQA Guidelines state 
that such factors can include (but are not necessarily limited to) the suitability of an alternate site, 
economic viability, availability of infrastructure, consistency with a general plan or with other plans 
or regulatory limitations, jurisdictional boundaries, and whether the project proponent can 

, control or otherwise have access to the alternative site (Section 
 

7.1.5 Potential to Eliminate Significant Environmental Effects 

16126.6(a)). If an alternative is identified that clearly does not have the potential to provide an 
overall environmental advantage as compared to the project, it is usually eliminated from further 
consideration. The significant environmental effects of the project are summarized in Table 1.1-1: 
Summary of Significant Impacts and Mitigation Measures. 

"reasonably acquire 

15126.G[f] [1]) ." 

A key CEQA requirement for an alternative is that it must have the potential to "avoid or 

substantially lessen any of the significant effects of the project" (CEQA Guidelines Section 
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7.1.6 Alternatives Evaluation Process

The City identified a range of alternatives based on the screening criteria set forth above. The 
City also considered oral and written comments received during the CEQA scoping process that 
recommended or identified potential project alternatives. The range of alternatives considered 
in the screening analysis encompasses:

Potentially feasible alternatives that may have been identified during the public scoping 
process.
Potentially feasible alternatives that the City has identified as a result of the independent 
review of the project impacts.

7.2 Project Alternatives 

7.2.1 Alternatives Eliminated from Further Consideration

Alternative Location

In considering an alternative location in an EIR, the CEQA Guidelines advise that the key question is 

173 Further, inclusion of a location alternative is not required 
in an EIR to provide a reasonable range of alternatives for consideration by the decision-makers, as 

An EIR shall describe a range of reasonable alternatives 
to the project, or to the location of the project

Alternative locations are frequently considered to reduce the site-specific impacts of a project. An 
alternative location would need to be at least of comparable size and have the potential to 
accommodate similar uses as the Plan (approximately 58 acres) in the City of Scotts Valley. 

There are no alternative locations that are of similar size to the Plan area within the City. In 
addition, the intent of the Plan is to manage and direct changes in the development patterns within 
the Plan area and guide present and future land uses, zoning changes, economic development, 
urban design, infrastructure, transportation circulation management and mobility, service 
provisions, and community benefits. Therefore, it would be infeasible to evaluate an alternative 
location in the City given the intent of the Plan is to focus on the specific Town Center location in 
Scotts Valley. The Plan must, by its nature, guide future development located in the Plan area. 
Accordingly, to evaluate another location for the Plan would not be meaningful for the purposes of 
making a decision about the proposed project, which is whether to replace the current Town Center 
Plan. Therefore, a location alternative is not evaluated further in this EIR.

173 CEQA Guidelines Section 15126.6(f)(2)(A)

• 

• 

7.2.1.1 

"whether any of the significant effects of the project would be avoided or substantially lessened by 

putting the project in another location". 

the Guidelines Section 15126.G(a) provides" 

" and courts have interpreted the inclusion of the 

word 'or' as indication that consideration of a location alternative is not mandatory. 
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GHG Reduction Alternative 

Development at Plan buildout would exceed the GHG emissions threshold of carbon neutrality in 
AB 1279. As of the preparation of this EIR, 

there is no known alternative mix of uses or level of reduction in the scale of Plan development that 
would be capable of achieving carbon neutrality, and that would still be capable of achieving project 
objectives. Achieving carbon neutrality for any scale of development or mix of land uses is not 
currently within the control of the City of Scotts Valley, and will require actions by other levels of 
government (e.g., state and perhaps federal regulatory actions or incentives), as well as 
technological advances with uncertain timing. For these reasons, this EIR does not evaluate an 
alternative that would be capable of reducing in 2045 upon 
buildout. Therefore, this alternative was not evaluated further.

Reduced Scale

7.2.2 Alternatives Selected

The discussion of the alternatives selected is provided below and a summary of the development 
assumed under the alternatives compared to the Plan is summarized in Table 7.2-1 below.

Table 7.2-1: Development Summary of Project and Alternatives Selected 

Net New Commercial
(square footage)

Net New Public and 
Quasi-Public (square 
footage)

Net New Residential 
(units)

2025 Plan 82,000 35,000 657

No Project, No New 
Development Alternative

0 0 0

No Project, Existing Plans 
Alternative

261,682 35,000 254

Residential Land Use Only 0 0 657

No Project Alternatives

including a No Project Alternative is to allow decision makers to compare the impacts of approving 
the project with the impacts of not approving the project. The Guidelines specifically advise that the 

the project were not approved, based on current plans and consistent with available infrastructure 
and communi

7.2.1.2 

2045 contained in the State's Scoping Plan pursuant to 

the Plan's significant GHG impact 

7.2.1.3 

7.2.2.1 

The CEQA Guidelines specifically require consideration of a "No Project" Alternative. The purpose of 

No Project Alternative is "what would be reasonably expected to occur in the foreseeable future if 

ty services." The Guidelines emphasize that an EIR should take a practical approach, 

and not " ... create and analyze a set of artificial assumptions that would be required to preserve the 

existing physical environment (Section 15126.6[e][3][B])." 
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The Plan area is currently developed with 46 residential units, approximately 396,000 square feet of 
commercial land uses, and approximately 52,000 square feet of public/quasi-public land uses, as 
described as the baseline conditions throughout this EIR.

The EIR evaluates two No Project Alternatives: (1) a No Project, No New Development Alternative 
and (2) a No Project, Existing Plans Alternative. Under the first, the No Project/No Development 
Alternative, the Plan area would remain as it is today, essentially maintaining the baseline 
conditions (46 residential units, approximately 396,000 square feet of commercial land uses, and 
approximately 52,000 square feet of public/quasi-public land uses). The No Project, Existing Plans 
Alternative, assumes redevelopment of the Town Center area following the 2008 Plan buildout 
assumptions (300,000 square feet of commercial space and 254 residential units), as that reflects 
the current land use policy of the City of Scotts Valley governing the Town Center area, and if the 
current 2025 Plan is not adopted, it is reasonable to conclude that future change and development 
in the Town Center area would occur according to the adopted 2008 Plan. 

No Project, No New Development Alternative 

Comparison of Environmental Impacts 

A summary comparison of the environmental impacts of the Plan and the two No Project 
Alternatives is provided in Table 7.2-2 below.  

Because the No Project, No New Development Alternative would maintain the baseline and not 
result in changes to existing conditions, this alternative would avoid all of the significant 
environmental impacts of the Plan, although future GHG emissions from existing development 
within the Town Center would presumably contribute to GHG emissions in the year 2045, unless 
they were reduced by actions of other governmental agencies; i.e. achieving carbon neutrality for 
existing development would largely be outside . However, under this 
alternative, the Town Center area would not provide the housing units included in the Plan needed 
for the City to meet the currently adopted Housing Element for the 2023  2031 cycle RHNA goals. 
To remain in compliance, the City would have to find additional housing opportunity sites outside of 
the Town Center area that were capable of achieving the 657 units to maintain compliance with the 
2023-2031 RHNA goals. Failure to achieve the required housing within the specified timeframe 

for housing that allow housing to be located despite General Plan and zoning restrictions. Per the 
Housing Element, 657 of the total 1,220 units will be built within the Plan area. Therefore, the City 
would have to allocate the 657 housing units elsewhere in the City, which, depending where those 
units were located, could have environmental effects that exceed those resulting from the Plan, in 
particular if sites were involved that resulted in higher VMT than the Plan, or that resulted in the 
loss of sensitive habitats or open space. Furthermore, community benefits proposed under the 
Plan, such as improved connectivity from pedestrian and bicycle facility improvements would not 
occur under the No Project, No New Development Alternative. 

of the City's control 

could put the City at risk of being out of compliance and subject to "Builder's Remedy" applications 
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Relationship to Project Objectives 

Under this alternative, conditions would remain as they currently are. No housing would be 
provided, no commercial/public-quasi public improvements would be developed, and multi-modal 
improvements would not be implemented.  

Conclusion 

The No Project, No New Development Alternative would avoid all the environmental impacts of the 
Plan, although future GHG emissions resulting from development within the Town Center would 
likely also exceed the threshold of carbon neutrality in 2045. However, under this alternative the 
City would not be in compliance with the 2023-2031 RHNA goals under this alternative, the 
currently adopted Housing Element for the 2023  2031 cycle. This alternative would not 

community benefits and it would not meet any 

No Project, Existing Plans Alternatives 

Comparison of Environmental Impacts 

Under the No Project, Existing Plans Alternative, it is assumed if the current 2025 Plan is not 
implemented, that full buildout of the 2008 Plan assumptions would occur over the next 20 years. 
Under this alternative, 254 residential units would be constructed (the 2008 Plan allowed for 300 
residential units, 46 of which have since been constructed), 261,000 square feet of commercial uses 
would be constructed (the 2008 Plan allowed for 275,000 square feet of commercial uses, 13,318 
square feet of which have since been constructed), and 35,000 square feet of public/quasi-public 
land uses would be constructed. Under this alternative, 179,682 square feet of additional 
commercial land uses would be implemented compared to the Plan, whereas 403 less housing units 
would be realized. Public/quasi-public land use projects would remain the same.  

Any redevelopment, whether under the 2025 Plan or the 2008 Plan, that involves demolition and/or 
construction would result in similar construction-related impacts associated with migratory and 
nesting birds, construction noise, and construction air quality impacts. Similar to the No Project, No 
New Development Alternative, under this alternative which achieves 403 fewer units, the City 
would not meet the currently adopted Housing Element for the 2023  2031 cycle RHNA for the 
City, unless those units were accomplished elsewhere in the City. Per the Housing Element, 657 of 
the total 1,220 units will be built within the Plan area. This alternative would only allow for the 
construction of 254 residential units, which is 403 fewer residential units below what is planned in 
the Housing Element, leaving a shortage for  To remain in compliance, the City 
would have to find additional housing opportunity sites outside of the Town Center area that were 
capable of achieving the 403 units to maintain compliance with the 2023-2031 RHNA goals. Failure 
to achieve the required housing within the specified timeframe could put the City at risk of being 

be located despite General Plan and zoning restrictions. Therefore, the City would have to allocate 
the 403 housing units elsewhere in the City, and depending where those units were located, could 

The No Project, No New Development Alternative would not meet any of the project's objectives. 

accomplish any of the Plan's of the Plan's objectives. 

the City's RHNA goal. 

out of compliance and subject to "Builder's Remedy" applications for housing that allow housing to 
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have environmental effects that exceed those resulting from the Plan, in particular if sites were 
involved that resulted in higher VMT than the Plan, or that resulted in the loss of sensitive habitats 
or open space.. 

Additionally, the 2008 Plan EIR concluded buildout of the 2008 Plan would result in an additional 
11,513 daily vehicle trips. In comparison, buildout under the Plan would result in 8,826 daily vehicle 
trips. Therefore, the No Project, Existing Plans Alternative would result in 2,687 more vehicle trips 
than the Plan. As a result, this alternative would result in more energy consumption, criteria 
pollutants, energy consumption, GHG emissions, and roadway noise compared to the Plan. 
Furthermore, due to the increase in commercial land use compared to the Plan, this alternative 
would have a greater contribution to a significant and unavoidable VMT impact related to 
commercial trips.

The 2008 Plan EIR concluded buildout of the 2008 Plan would generate a net water demand 
increase of 150 af/yr. In comparison, the WSA completed for the Plan (see Appendix E) concluded 
buildout of the Plan would generate a net water demand increase of 95 af/yr.174

Relationship to Project Objectives

This alternative would meet Objectives 2, 3, 6, and 8 and could partially meet Objective 7. All other 
objectives would not be met under this alternative. 

Conclusion

The No Project, Existing Plans Alternative would not lessen any of the environmental impacts of the 
Plan. All significant and unavoidable impacts of the Plan would remain under this alternative, as the 
2008 Plan would also result in GHG emissions in 2045 that would exceed the carbon neutrality 
threshold, and the commercial component of the 2008 Plan would lead to significant VMT impacts. 
Under this alternative the City would not be in compliance with the RHNA targets under the
currently adopted Housing Element for the 2023 2031 cycle. This alternative would meet a 

objectives; however, it is not environmentally superior.

Residential Land Use Only Alternative

The Residential Land Use Only Alternative would provide the residential development included in 
the Plan, but it would be implemented such that it would only allow for residential development, 
and preclude the mixed-use development, commercial development, and civic land uses. 
Infrastructure improvements, such as roadways, pedestrian and bicycle facilities, and utility 
improvements would remain as essential elements of the Plan. This alternative would ensure the 

174 Scotts Valley Water District-BKF Engineers. Town Center Specific Plan Water Supply Assessment. Table 2-3. 
September 2025.

portion of the City's 

7.2.2.2 

Plan meets the City's RHNA goals. 
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Comparison of Environmental Impacts 

use component to a significant and unavoidable cumulative VMT impact. As described in Section 
3.17 Transportation, the General Plan EIR determined that implementation of the General Plan 
would meet the VMT threshold for residential and exceed the VMT threshold for office and 
industrial uses and therefore the EIR concluded a significant and unavoidable impact from non-
residential VMT.  

As previously described, the Plan as a whole when considered within the cumulative environment 
of buildout within the City would contribute to the VMT impact due to its incorporation of 
commercial land uses. The elimination of commercial land uses under this alternative would 

impact to less than significant, as the residential uses within the Plan have less than significant VMT, 
in keeping with the General Plan EIR conclusion that residential uses would meet the applicable 
VMT threshold.  

The Transportation Analysis assumed 2,933 daily trips for residential units, 5,103 daily trips for 
retail/service uses, and 791 daily trips for public/civic uses for a total of 8,826 daily trips. Therefore, 
this alternative would reduce daily trips by 5,894 trips, or approximately 67 percent compared to 
the Plan. However, the Transportation Analysis accounted for a mixed-use reduction for vehicle 
trips to account for internal trips within the development (residents from the housing would access 
the retail uses on-site without taking a vehicle trip). A five percent reduction for residential and 
retail portions of the project was assumed. Therefore, this five percent reduction would no longer 
apply. The elimination of locally-serving commercial uses within the Plan area would therefore lead 
to a slight increase of VMT for residents, as residents may travel further for commercial services. 

All other significant and unavoidable impacts of the Plan would continue to result (i.e., GHG impacts 
in 2045 due to the inability of the City to mandate that residential GHG emissions in 2045 be carbon 
neutral). The other potentially significant impacts resulting from the Plan would be similar in 
magnitude under this alternative and would require compliance with the same General Plan 
policies, Plan policies, and mitigation measures, to reduce to a less-than-significant level. 

Relationship to Project Objectives 

This alternative would meet Objective 5, 7, 10 and could partially meet Objective 4 and 9. This 
alternative would not meet any of the Plan objectives that relate to commercial development or 
public/quasi-public land uses in the Plan (Objectives 1, 2, 3, 6, and 8).  

Conclusion 

The Residential Only Alternative would not contribute to a cumulative commercial VMT impact, 
however, all other environmental impacts under this alternative would be similar to the proposed 
Plan. This alternative would not meet any of the critical Plan objectives that relate to commercial 

The purpose of this alternative would be to lessen the Plan's contribution from the commercial land 

eliminate the project's contribution to a significant and unavoidable impact, thereby reducing the 
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development or public/quasi-public land uses in the Plan (Objectives 1, 2, 3, 6, and 8). The 
commercial (and mixed-use) aspects of the Plan are vital to the original purpose of undertaking this 
planning and environmental review effort; eliminating commercial uses from the Plan results in a 
Plan that falls short of creating a Town Center and a gathering place. Failing to accomplish 
Objectives 1, 2, and 3 would represent an ineffective Plan.  

Table 7.2-2: Comparison of Impacts from Alternatives to the Proposed Project 

Significant Impact Proposed 
Plan 

No Project, 
No New 

Development 
Alternative 

No Project, 
Existing 

Plans 
Alternative* 

Residential  
Land Use Only

Alternative 

Air Quality     

Impact AQ-1: Without application of 
appropriate control measures to reduce 
construction dust and exhaust, 
construction period impacts at the 
program level would be considered a 
significant impact.  

LTS/M NI LTS/M LTS/M 

Impact AQ-2: Significant TAC emission 
exposure could occur under Plan 
buildout.  

LTS/M NI LTS/M LTS/M 

Impact BIO-1: Plan buildout could impact 
habitats within the Plan area that may 
contain special status species.  

LTS/GP NI LTS/M LTS/GP 

Impact BIO-2: Future construction 
activities associated with build out under 
the Plan could result in the loss of fertile 
eggs, nesting raptors or other migratory 
birds, or nest abandonment. 

LTS/M NI LTS/M LTS/M 

Impact BIO-3: Future demolition 
activities and tree removal under the Plan 
could result in direct physical disturbance 
of any roosting bats that may be present, 
possibly resulting in injury or mortality, as 
well as the loss of roosting sites.  

LTS/M NI LTS/M LTS/M 

Impact BIO-4: Future development 
projects under the Plan could place fill 
into jurisdictional waters.  

LTS/GP NI LTS/M LTS/GP 

Cultural Resources     

Impact CUL-1: Future development 
projects under the Plan could indirectly or 
directly impact known and unknown 
historic buildings and structures by 
removing historic buildings and 
structures, or altering the setting for 
historic properties.  

LTS/M NI LTS/M LTS/M 
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Impact CUL-2: Future development 
projects under the Plan could 
inadvertently discover unknown 
archaeological resources during 
construction.  

LTS/M NI LTS/M LTS/M 

Geology and Soils     

Impact GEO-1: Future construction 
activities could disturb paleontological 
resources, if present.  

LTS/M NI LTS/M LTS/M 

Greenhouse Gas Emissions     

Impact GHG-1: Buildout under the Plan 
would result in approximately 15,533 MT 

goal of carbon neutrality by 2045.  

SU/M NI SU/M SU/M 

Hazards and Hazardous Materials     

Impact HAZ-1:  Future development 
within the Plan could encounter and 
disturb contaminated soil, soil vapor, and 
groundwater, and result in adverse 
effects on construction workers, existing 
residents and employees, and nearby 
sensitive receptors.  

LTS/M NI LTS/M LTS/M 

Noise     

Impact NOI-1: Future construction 
associated with development under 
the Plan could result in temporary 
construction noise impacts.  

LTS/M NI LTS/M LTS/M 

Impact NOI-2: Future development 
under the Plan could result in a significant 
permanent noise level increase.  

LTS/GP NI LTS/M LTS/GP 

Impact NOI-3: Groundborne vibration 
levels generated by construction activities 
for development under the Plan 
exceeding the conservative 0.3 in/sec PPV 
limit for conventional offsite buildings 
would have the potential to result in a 
significant vibration impact.  

LTS/M NI LTS/M LTS/M 

Transportation     

Impact TRAN-1: Buildout of the Plan 
would contribute to a significant 
cumulative VMT impact for commercial 
land uses.  

SU NI SU LTS 

     

Objective 1 Yes No No No 

Objective 2 Yes No Yes No 

of C02e and would not meet the State's 

Meet City's Objectives? 
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Objective 3 Yes No Yes No

Objective 4 Yes No No Partially

Objective 5 Yes No No Yes

Objective 6 Yes No Yes No

Objective 7 Yes No Partially Yes

Objective 8 Yes No Yes No

Objective 9 Yes No No Partially

Objective 10 Yes No No Yes

*This alternative assumes that all mitigation measures identified in the 2008 Plan EIR will apply. The 2008 
mitigation measures/impact conclusions are not completely consistent with the new mitigation measures/impact 
conclusions identified within this 2025 EIR, as this EIR is for an updated Plan and was drafted 17 years later.

Notes: SU = significant and unavoidable impact; SU/M = significant and unavoidable impact with mitigation 
incorporated; LTS/M = less than significant impact with mitigation incorporated; LTS/GP = less than significant with 
general plan policy incorporated; LTS = less than significant impact; NI = no impact

Bold text indicates being environmentally superior to the proposed project.

Environmentally Superior Alternative

The CEQA Guidelines state that an EIR shall identify an environmentally superior alternative. If the 

environmentally superior alternative among the other alternatives (Section 15126.6(e)(2)). 

The environmentally superior alternative would be the No Project, No New Development 
Alternative. This alternative would avoid all the environmental impacts of the Plan. However, this 

or would it meet any of 

Beyond the No Project Alternative, the Residential Land Use Only Alternative would be the 
environmentally superior alternative. The elimination of commercial land uses under this 

navoidable VMT impact, 
thereby reducing the impact to less than significant. All other significant and unavoidable impacts of 
the Plan would continue to result (i.e., GHG impacts in 2045). The other potentially significant 
impacts resulting from the Plan would be similar in magnitude under this alternative and would 
require compliance with the same General Plan policies, Plan policies, and mitigation measures, to 
reduce to a less-than-significant level. However, this alternative would not result in the successful 

key objectives of creating a pedestrian-friendly Town Center with 
commercial space and a place for community gathering and an entertainment hub for Scotts Valley. 

7.2.2.3 

environmentally superior alternative is the "No Project" alternative, the EIR shall also identify an 

alternative would not accomplish any of the Plan's community benefits, n 

the Plan's objectives including the provision of adequate housing to satisfy the City's RHNA targets. 

alternative would eliminate the project's contribution to a significant and u 

achievement of the City's 
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Section 10.0 Acronyms and Abbreviations 
AB Assembly Bill 

ABAG Association of Bay Area Governments  

ACM asbestos-containing material 

ALUC Airport Land Use Commission 

APN  

ATCM air toxic control measure 

BAAQMD Bay Area Air Quality Management District  

Bay Area San Francisco Bay Area  

bgs below ground surface 

Btu British thermal unit 

CAAQS California Ambient Air Quality Standard  

CAL FIRE California Department of Forestry and Fire Protection  

Cal/OSHA 
California Department of Industrial Relations, Division of Occupational Safety and 
Health 

CalARP California Accidental Release Prevention  

CalEPA California Environmental Protection Agency  

CALGreen California Green Building Standards  

Caltrans California Department of Transportation 

CARB California Air Resources Board  

CBC California Building Standards Code 

CDFW California Department of Fish and Wildlife 

CEQA California Environmental Quality Act 

CERCLA Comprehensive Environmental Response, Compensation, and Liability Act 

CFC chlorofluorocarbon  

CFR Code of Federal Regulations 

CGS California Geological Survey  

CH4 methane 

CLUP Comprehensive Land Use Plan 

CNEL Community Noise Equivalent Level 

CO carbon monoxide 

CO2 carbon dioxide 

Assessor's Parcel Number 
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CO2e  carbon dioxide equivalents  

CRHR California Register of Historical Resources 

CUPA Certified Unified Program Agency  

dBA A-weighted decibel 

DNL Day/Night Average Sound Level 

DPM diesel particulate matter 

DTSC Department of Toxic Substances Control 

EIR Environmental Impact Report 

EO Executive Order 

EPA Environmental Protection Agency  

ESA Environmental Site Assessment 

FAA Federal Aviation Administration  

FAR Federal Aviation Regulations 

FHSZ Fire Hazard Severity Zone 

FMMP Farmland Mapping and Monitoring Program 

GHG greenhouse gas 

GHGRS Greenhouse Gas Reduction Strategy  

GWh gigawatt hour 

GWP Global Warming Potential  

Habitat Plan Santa Clara Valley Habitat Plan 

HSWA Hazardous and Solid Waste Amendments  

ibid Same source as previous footnote 

Leq Energy-Equivalent Sound/Noise Descriptor 

Lmax Maximum A-weighted noise level during a measurement period 

LBP lead-based paint 

LOS Level of Service 

LRA Local Responsibility Area 

MBTA Migratory Bird Treaty Act 

MMTCO2e million metric tons of carbon dioxide equivalent  

MND Mitigated Negative Declaration  

mpg miles per gallon 

MSL mean sea level 
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MTC Metropolitan Transportation Commission  

N2O nitrous oxide  

NAAQS National Ambient Air Quality Standard 

NAHC Native American Heritage Commission 

NCP National Contingency Plan 

NESHAP National Emission Standards for Hazardous Air Pollutants 

NO2 nitrogen dioxide 

NOA naturally occurring asbestos 

NOD Notice of Determination  

NOx nitrogen oxides 

NRHP National Register of Historic Places 

O3 ozone 

PCB polychlorinated biphenyls 

PFC perfluorocarbon  

PDA Priority Development Areas 

PG&E Pacific Gas and Electric Company  

PM particulate matter 

PM10 particulate matter with a diameter of 10 microns or less 

PM2.5 particulate matter with a diameter of 2.5 microns or less 

PPV Peak Particle Velocity  

R&D Research and Development 

RAP Removal Action Plan 

RCRA Resource Conservation and Recovery Act  

ROG reactive organic gases  

RTP Regional Transportation Plan  

RWQCB Regional Water Quality Control Board 

SB State Bill 

SCS Sustainable Communities Strategy  

SF6 sulfur hexafluoride  

SHMA Seismic Hazards Mapping Act 

SMARA Surface Mining and Reclamation Act 

SMGB State Mining and Geology Board 
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SMP Site Management Plan 

SOx sulfur oxides 

SR State Route  

SRA State Responsibility Area

SWRCB State Water Resources Control Board 

TACs Toxic Air Contaminants 

Title 24 Title 24, Part 6 of the California Code of Regulations 

TSCA Toxic Substances Control Act 

USACE United States Army Corps of Engineers 

USFWS United States Fish and Wildlife Service 

VMT vehicle miles traveled 

Williamson Act California Land Conservation Act 

WUI wildland-urban interface 

ZNE zero net carbon emission 




