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Figure B-2: Sites Inventory Map (Southwest)
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Figure B-3: Sites Inventory Map (East)
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Figure B-4: Sites Inventory Map (Northwest)
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A. Adequacy of Sites to Accommodate RHNA

1. Availability of Water, Sewer, and Dry Utilities

The County has existing or planned water, sewer, and dry utilities that have been designed and
located to accommodate potential residential development identified for the 2023-2031 Housing
Element.

Water resources in San Benito County are managed by five separate water districts throughout
the unincorporated area of the County: the Aromas Water District, Pacheco Pass Water District,
Sunnyslope County Water District, San Benito County Water District (SBCWD) and Tres Pinos
Water District. The County’s groundwater and surface water resources are primarily managed by
the SBCWD. The District is governed by an elected five-member Board of Directors and
administered by the District Manager. Small portions of the County receive water services
managed by the city of Hollister Management Services. The District owns two surface water
treatment plants in the Hollister Urban Area that deliver potable water to Sunnyslope County
Water District (serving the eastern side of Hollister, and parts of the County) and the city of
Hollister.

The Pacheco Pass Water District operates a dam and reservoir located in Santa Clara County,
which serves the northeastern part of the irrigated land in San Benito County. The Sunnyslope
County Water District provides water service to the unincorporated area east and southeast of
Hollister, the Ridgemark development, and incorporated properties east of Memorial Drive in
Hollister, and it is in the process of drilling new wells to increase its capacity. The District also
provides sewer service to Ridgemark and other areas to Hollister's southeast, but not to other
parts of its water service area. The Tres Pinos Water District provides sewer and water service to
the unincorporated area of Tres Pinos. The district presently has transmission and water capacity
limitations and there is a moratorium for new development. The San Benito County Water District
is responsible for the administration of the United States Bureau of Reclamation San Felipe Water
Project.

Currently, the County does not have its own sewer system. Rural development and unfavorable
soil composition make it difficult to install a regional sewer system. Less than one percent of the
unincorporated area of the County has the potential to utilize public sewer and water service, and
a majority utilize private septic tank systems. Poor septic planning and general lack of knowledge
about proper homeowner septic-tank system maintenance can contaminate groundwater supply
and lead to degraded water quality. The County conducted a study to assess the feasibility of
constructing, operating, and maintaining a new sewer facility for new development that cannot be
accommodated with septic systems, and which cannot be served by the city of Hollister. To
address potential water quality issues associated with new development, a County-led study
found that a proposed sewage facility could process 100,000 gallons per day and could

Appendix B: Candidate Housing Site Analysis B-8















2023-2031 HOUSING ELEMENT

P-1

Project
Name

San Juan
Oaks

Project
Status*

Under
Construction

3825 Union Rd,
Hollister, CA

Table B-5: Projects in the Pipeline

Description

The Project, as set forth in the Specific Plan, proposes development a
full build out of up to 1,084 residential units, up to 25,000 square feet
of amenity space, a 200-room hotel, an approximately four-acre
assisted living/skilled nursing/memory care facility, and up to 65,000
square feet of neighborhood commercial uses. The project consists of
1,017 age-restricted units (55+ years old), and 67 non-age restricted
units. Phase 1 under currently construction (279 units).

Projected Units by Income Category

Very Low/
Low

Moderate

Above
Moderate

1,084

Total

1,084

P-2

Santana
Ranch
(SFR)

Under
Construction

East of Fairview
Rd intersections
with Hillcrest
and Sunnyslope
Rds, Hollister,
CA

Part of the Santana Ranch Specific Plan which proposes a total of
1,092 units. The project proposes 774 single-family units. A total of 606
units were permitted and finaled in the 5th Cycle, 33 units were finaled
during the 6th Cycle project period, and 135 units remain unpermitted.
63 units are currently under review.

135

135

P-2

Santana
Ranch
(MFR-

Apartments)

Under
Construction

1231 Pine Rock
Dr, Hollister, CA

Part of the Santana Ranch Specific Plan which proposes a total of
1,092 units. The project proposes 318 multifamily units. Development
Agreement (DA) requires that 10% of the whole project must be
affordable (equal to 110 units). The owner elected to satisfy the
affordable housing requirement in the DA by constructing 110 multi-
family rental units (apartments), six for low-income occupants and 104
for moderate-income occupants. 56 units were permitted and finaled in
the 5th Cycle, and 262 units remain unpermitted. 80 units are currently
under review.

104

152

262

P-3

Vista Del
Calabria

Under
Construction

213 Enterprise
Rd, Hollister, CA

Vista Del Calabria is under construction and has begun grading and
roadways. No building permits have been issued for any of the units to
date. The project will develop a total of 156 units. The project complies
with the affordable housing program and will comply through a
combination of collected fees and construction of 23 affordable units
(15% of 156 units) on-site.

The developer will pay $4,500 for each market rate unit (133 units)
towards a down payment assistance program. The amount collected
will be divided evenly amongst the 16 for-sale affordable units
(moderate-income) to be used towards down payment, closing costs,

16

133

156
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Project
Name

Project
Status*

Table B-5: Projects in the Pipeline

Description

or a combination of both. The 16 for-sale affordable (moderate-income
level) units will be deed restricted for 30 years.

The project will include the construction of no less than 7 ADUs to be
rented. All ADUs will be rented to very low- and low-income
households. The ADUs will be deed-restricted for 15 years.

Projected Units by Income Category

Very Low/
Low

Moderate

Above
Moderate

Total

Homekey
2.0

Under
Construction

3235 Southside
Rd, Hollister, CA

The project consists of 16 extremely low-income tiny home modular
units. Five out of 16 units are complete but not affixed to the ground,
no units will be eligible for occupancy until all 16 units are complete.
Project is funded by Homekey 2.0 funding.

16

16

P-5

Fairview
Corners

Approved

511 Fairview
Rd, Hollister, CA

Fairview Corners Specific Plan (FCSP). Based on the tentative map
for 189 residential units, the owner is required to reserve a total of 10%
of the total units as affordable with 50% for low-income households
and the remaining 50% for moderate-income households. The
affordable units are required as part of the Development Agreement
(DA). The DA allows the affordable housing obligation to be satisfied
by the provision of on-site secondary dwelling units. Currently, the
applicant intends to construct 20 secondary units to meet 100% of the
affordable housing requirement in accordance with the DA. The
Gavilan College San Benito Campus, which is adjacent to the FCSP
project area, began construction in July 2023 and the first phase of the
campus is scheduled to be completed by fall 2024. While Gavilan
College is not part of the FCSP project area, the SP envisions the
college as vital component of the development. The Gavilan College
Board of Trustees owns both parcels.

11

169

189

P-6

Bray

Approved

0 Southside Rd,
Hollister, CA

Rezone of a four-acre parcel to single-family residential use and
subdivide it into 11 lots. Of these, 10 would contain between 6,000 and
7,600 square feet and be used for residential use, while the other lot
would be reserved for public utility use by the Sunnyslope County
Water District (SSCWD).

10

10

P-7

Baler Place

Active
Planning
Application

340 Bridgevale
Rd, Hollister, CA

Proposal to develop 54 affordable deed restricted units. The project will
include a community space that will allow a development team to
provide on-site supportive services for all tenants, free of charge. Upon
completion, Baler Place will offer 53 units reserved for households

53

54
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Table B-5: Projects in the Pipeline

Projected Units by Income Category

Description Very Low/ Moderate Above Total
Low Moderate

D Project Project

Name Status*

earning 30%-60% AMI out of which one unit is for the on-site manager.
There will be six one-bedroom units, 24 two-bedroom units, and 23
three-bedroom units (One three-bedroom is manager unit). The
proposal is utilizing the Density Bonus. The applicant resubmitted an
application and the County provided comments to the applicant on
7/10/2024. The applicant resubmitted on 8/17/2024. The County
provided a letter response with minor revisions to parking requests to
comply with minimum parking standards per Density Bonus Law.
County issued a letter regarding granted concessions and waivers per
Density Bonus on 8/21/2024 and 12/12/2024. The applicant
resubmitted on 10/17/2024 and the County provided a comment letter
on 11/15/2024. The applicant is working with the City of Hollister to
secure water/sewer services, no update as of 12/23/2024. Funding
sources may vary depending on approved applications. Applications
have been submitted to HOME and CDLAC/CTCAC and waiting
approval. The applicant must properly abandon a well on the property
which may take several weeks to months depending on the specific
well conditions which are unknown at this time. The project applicant
needs to submit a NEPA Environmental Assessment, and the review
may take up to one year. The project applicant will need to address
outstanding Public Works comments to receive final project approval
which may take several weeks to months. Concurrently, the applicant
is requesting access to water and sewer services from the City of
Hollister. The applicant is participating in ongoing discussions with the
City of Hollister, but the County cannot provide a timeline for the
granting of water and sewer access as the County cannot dictate City
services. Through Program 3-4 in Chapter 6: Policy Plan, the County
is committed to facilitating and coordinating in any capacity it has. If
the project applicant continues responding to comments at the same
pace, they can feasible complete the remaining steps to receive
County approval within 12-24 months. If granted water and sewer
access within those 12-24 months, it can feasibly develop within the 6™
Cycle planning period.
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Table B-5: Projects in the Pipeline

Project Project Projected Units by Income Category

Name Status*

Description Very Low/ Moderate Above Total
Low Moderate

Proposal to develop 141 residential lots consisting of 121 single-family
detached (SFD) homes, 20 single-family attached (SFA) duets, and 30
accessory dwelling units (ADU) will be deed restricted for low-income
for 30-years, per the applicant’s application. The applicant has decided
to comply with the County’s Affordable Housing Regulations by
developing affordable units on-site. Project application going to
Planning Commission on September 11th, 2024. Project application
was presented to the Planning Commission on September 11th, 2024.
291 Old Ranch | The Public Hearing was continued to October 23rd to address
Rd, Hollister, CA | comments made by the Planning Commission with regard to the
affordable housing plan, VMT, and other items raised at the meeting.
The Project was denied by the Planning Commission on October 23,
2024, and an appeal to the Board of Supervisors was submitted on
October 24, 2024. The Board of Supervisors approved the project on
November 12, 2024. The Board of Supervisors adopted Resolution No.
2024-146 on November 26, 2024, to certify the EIR. The timeline for
development has not been established but the applicant has indicated
that development will begin within the 6" Cycle Planning Period.
Total Projected Units 121 132 1,824 2,077

Active
Planning
Application

Lands of

- Loe 30 0 141 171

*As of January 2025
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B. Very Low- and Low-Income Sites Invento

1. Strategy for Accommodating Very Low- and Low-Income RHNA

Existing Zoning and Land Use

State law (Government Code section 65583.2, subdivision (c)(3)(B)) has identified 20 dwelling
units per acre (du/acre) as the minimum default density or feasible density to accommodate very
low- and low-income housing in unincorporated San Benito County?. The County’s General Plan
Land Use Element (GPLU) establishes two land use designations that allow up to 20 du/acre:
Residential Mixed (RM) which allows single-family housing and Commercial Neighborhood (CN)
which allows apartments and higher density housing types. Because HCD’s minimum default
density is the County’s maximum allowable density, the County cannot utilize default density
assumptions as described in HCD’s memorandum titled, “Default Density Standard Option — 2020
Census Update.”

The County’s Affordable Housing Program has been utilized in the development of affordable
units and will continue to play an important part in future developments. Density bonus incentives
may also result in the development of additional units beyond what the County’s density limits
establish. Additional details on both the Affordable Housing Program and the density bonus
regulations are provided in Chapter 3.

Units Constructed in the 6" Cycle Projection Period, Pipeline Projects, and ADUs

A summary of the County’s candidate sites strategy is shown on Table B-2. Projects that have
been approved, permitted, or received a certificate of occupancy since the beginning of the RHNA
projection period may be credited toward meeting the RHNA allocation based on the affordability
and unit count of the development?.

Since June 30, 2023, the County has awarded 88 certificates of occupancies. A total of 24 units
were part of the Riverview Estates Il project which is a 100 percent affordable housing project for
very low- and low-income households. This accounts for approximately 5.5 percent of the
County’s total lower-income RHNA.

As shown in Table B-5, there are six projects currently in the pipeline that are accommodating a
total of 121 lower-income units. The table includes status updates for these projects as of
November 2024. Projects in the pipeline can accommodate up to 27 percent of the County’s total
lower-income RHNA.

The County has projected that an additional 131 lower-income units can be accommodated
through the development of ADUs, as analyzed earlier in this appendix. This accounts for 29.5

2 The State Department of Housing and Community Development (HCD), Default Density Standard Option — 2020
Census Update, https://www.hcd.ca.gov/community-development/housing-element/housing-element-
memos/docs/defaultdensity2020censusupdate.pdf

3 The State Department of Housing and Community Development (HCD), Housing Element Site Inventory Guidebook
Government Code Section 65583.2 , https://www.hcd.ca.gov/community-development/housing-element/housing-
element-memos/docs/sites inventory memo final06102020.pdf
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percent of the County’s total lower-income RHNA. Together, units constructed in the 6th Cycle
projection period, projects in the pipeline, and projected ADU construction are estimated to
accommodate 62 percent of the County’s total lower-income RHNA.

Rezoning

After utilizing units constructed in the 6" Cycle projection period, projects in the pipeline, and
projected ADU construction, the County has a remaining unmet RHNA of 168 lower-income units.
To accommodate the shortfall or any potential unmet need, the County has identified a total of 12
parcels covering 121 acres to be rezoned.

The County’s complete rezone strategy and analysis is detailed below in Section 5: Rezone
Strategy to Increase Capacity of Lower-lncome Housing Beyond RHNA Need.

2. Unit Capacity Calculations

The proposed “Residential High” rezone and GPLU amendment analyzed in Section B.5 will
have a density range of 20-45 du/acre. In the Sites Inventory, the County assumed an average
density of 25 du/acre which is 55 percent of the maximum density allowed in the proposed zone.
The assumed average density of 25 du/acre is comparable to the average residential density of
the “Bridgevale Road” pipeline project currently under review (gross density of 30 du/acre) and
recent projects within the City of Hollister, Gilroy, and Morgan Hill as analyzed later in this
Appendix. The proposed rezone will include provisions to incentivize higher density
developments, and the goal is to facilitate maximum capacities, but the County was conservative
in its assumed average density of rezoned sites.

Site-by-Site Calculation

The County has identified unit capacity on sites considering existing uses on parcels and the
feasibility of adding housing, development standards for the respective zone, and the feasible
buildable acreage of the parcel if the parcel is nonvacant and the existing use is not discontinued.
It is feasible that existing uses are removed, and 100 percent of the parcels are utilized, but this
analysis assumes existing uses will remain. Unit capacity was calculated by multiplying the net
acreage of the site (considering existing environmental issues and existing structures) by the
assumed density. The “assumed density” used as the basis for analysis in Table B-10 was
established based on past performance on existing zoning. The proposed maximum density
accounts for development standards, common on-/off-site improvements, and unique parcel
conditions. Individual sites were analyzed and were “discounted” to account for development
standards, common on-/off-site improvements, and unique parcel conditions, resulting in a density
range that is feasible and realistic. The analysis in Chapter 3, Table 3-3: Land Use Analysis
was completed using all identified candidate sites to determine appropriate densities. Hypothetical
development standards were applied to identified sites to determine if hypothetical proposed
projects would be able to develop at full density without exceptions if development standards were
applied.

The County will propose increasing the maximum height requirement to 36 feet to accommodate
up to three stories on rezoned parcels. The development scenario analysis conservatively
assumed an average 1,200 square foot unit size and applied all existing development standards
required in the RM zone such as maximum lot coverage, setbacks, parking requirements, and
open space requirements to Candidate Sites. The analysis also made a conservative assumption
that 25 percent of the total floor area would be used for circulation purposes (hallways, stairs,
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elevators, etc.). Based on the conservative analysis, an applicant would feasibly be able to
develop up to the proposed maximum densities without the need for variances, density bonuses,
or exceptions. In fact, the analysis determined that the maximum density could be increased 9
percent and still be feasible under the hypothetical development standards and on-/off-site
requirement scenarios.

While the County has not adopted or determined the development standards for the proposed
Residential High Rezone, Program 3-2 in the Policy Plan commits to adopt a Residential High
Rezone that establishes development standards that facilitate achieving maximum densities. The
Development standards will be established to facilitate achieving maximum densities on parcels
proposed to be rezoned and will consider both on-/off-site improvement requirements, and unique
parcel conditions.

Sample site calculations for a vacant and nonvacant parcel are shown below in Tables B-6 and
B-7, respectively.

Table B-6: Sample Sites Calculation (Vacant

Site Descriptor Data |
APN 0200800220
Zone Rezone
Density Range 20-45 du/ac
Gross Unit Total at Maximum Density 326 units
Buildout Density Assumed in the
Candidate Siteg Analysis 25 dufacre
Existing Use Vacant Lot
Existing Structures 0
Total Acreage 7.25 acres
Assumed Buildable Acreage 7.25 acres
Net Units 181 units
Lower-Income Assumptions 20% Lower-Income
Total Affordable Unit Yield 36 units

Table B-7: Sample Sites Calculation (Nonvacant

Site Descriptor Data |
APN 0201700370
Zone Rezone
Density Range 20-45 du/ac
Gross Unit Total at Maximum Density 176 units
Buildout Density Assumed in the 25 du/acre

Candidate Sites Analysis

Existing Use

Large, mostly vacant parcel with existing
single-family home occupying approximately
5% of the total parcel acreage.

Existing Structures

One single-family home.

Total Acreage 3.92 acres
Assu_med Bu_lldablt_a Acreage if Existing 235 acres

Use is not Discontinued

Net Units 60 units
Affordability Assumptions 20% Lower-Income
Total Affordable Unit Yield 12 units
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Affordability Assumptions

Sites identified for rezoning to accommodate capacity beyond RHNA are assumed to develop 20
percent of units affordable to very low- and low-income households, 30 percent of units affordable
to moderate-income households, and 50 percent market rate or above moderate-income.
Nonvacant parcels may develop at lower rates of affordability due to existing development onsite
but can utilize concessions and incentives to offset costs. Development of nonvacant parcels
would incur additional costs from demolition of existing structures and additional costs that do not
typically exist for vacant parcels. Other factors such as existing uses with hazardous conditions
i.e., auto repair shops, laundromats, etc., land and construction costs, and development trends
may increase redevelopment costs that ultimately impacts affordability.

The goal of the 2023-2031 Housing Element is to create more opportunities for affordable housing
and to work with the affordable housing development community to bring additional very low- and
low-income housing opportunities to San Benito County.

The County has identified sufficient land identified for rezoning, to accommodate the 2023-2031
RHNA. To support the assumption that projects will develop with affordable units, the County has
identified programs and policies encouraging affordable developer interest and feasibility. These
programs are detailed in Chapter 6: Policy Plan.

3. Adequacy of Sites to Accommodate Lower-lIncome Housing

Vacant Parcels

The County has identified sufficient land to accommodate lower-income RHNA need on vacant
parcels. Of the 18 total parcels identified as having potential to accommodate lower-income units,
nine parcels are currently vacant and have been identified to accommodate 288 lower-income
units. Additionally, the County can accommodate an additional 131 lower-income units through
ADU development.

Four of the vacant sites to accommodate lower-income units are pipeline projects containing 84
lower-income units. The remaining five vacant sites are identified in the Sites Inventory (Table B-
9).

Therefore, the existing uses on the remaining sites identified to accommodate lower-income units
are not presumed to impede additional residential development. Existing uses on the nonvacant
sites have also been evaluated for potential to accommodate future residential uses.

Use of Small and Large Sites

Sites identified to meet the County’s lower-income RHNA were selected in consideration of AB
1397 parcel size standards, among others. AB 1397 states parcels between 0.50 acre and 10
acres are considered appropriate size to develop affordable housing. AB 1397 further states
parcels that are sized less than 0.50 acre (“smaller”) or more than 10 acres (“larger”) may be
inadequate to accommodate lower-income housing unless there is demonstrated evidence that
affordable housing projects can develop on smaller or larger sites.

Nine parcels, accommodating 187 lower-income units, fall within the AB 1397 sizing criteria.
Three larger parcels have been identified to accommodate an additional 222 lower-income units.
The three parcels range from 14.7 to 20.97 acres. The County has a demonstrated history of
approving residential projects on larger parcels, specifically projects with affordable units. The
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most recent examples of residential projects on larger parcels are highlighted in Table B-5 above.
Almost all projects in Table B-5 fall out of the AB 1397 size criteria, but almost all have an
affordable component. Many of these projects are currently under construction or have been
approved and are currently under review for building permits.

Larger sites were analyzed for potential for development. The analysis concluded that two of the
larger sites could be subdivided to utilize portions of the parcels that exhibited higher potential for
redevelopment. This finding led the County to determine the usable acreage of individual large
sites. The following sites were identified:

Table B-8: Large Sites Identified

Gross Acreage Identified Acreage
0200400590 19.41 11.6
0202800070 14.72 11.8

The County has analyzed past developments to determine the feasibility of development on
parcels larger than 10 acres and the data supports the viability of the 6" Cycle identified candidate
sites for affordable housing development. Additionally, each site identified in the County’s Sites
Inventory meets the minimum default density of 20 dwelling units through a rezone as outlined in
Section 5 below.

4. Nonvacant Sites

The County has identified sufficient land to accommodate 288 lower-income units on vacant
parcels, which is more than half its lower-income RHNA of 444 lower-income units. The County
has identified additional parcels (surplus sites) to accommodate lower-income units to increase
capacity and encourage affordable housing development. These surplus sites have existing uses
which include residential and nonresidential uses. A summary of the County’s candidate sites
strategy is shown on Table B-2.

For non-vacant sites, State law requires that the County analyze:
Existing Uses;
Development trends;
Market conditions; and
Availability of Regulatory and/or other Incentives.

Existing Uses

The County has identified six nonvacant parcels to accommodate a surplus of its RHNA for all
income categories. As analyzed in this appendix, the County has sufficient capacity to
accommodate its 6™ Cycle RHNA but has selected surplus sites to increase capacity and
encourage affordable housing development. The six nonvacant parcels identified in the Sites
Inventory can accommodate 205 lower-income units, 306 moderate-income units, and 512 above
moderate-income units. All six nonvacant parcels are underutilized, largely vacant (more than
80% of the parcel) or are functionally vacant but cannot be classified as vacant per HCD’s
definition of a vacant site.

Underutilized sites with potential for additional residential development or redevelopment are
listed in Table B-10, which analyzes existing uses for each site. Recent development activities
and trends indicate that the development of residential uses on nonvacant sites that are
underutilized is prevalent throughout the region. This is further supported by Policy 1.5, Policy 3.1
and other policies further listed in the Policy Plan. The most significant opportunities for additional
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housing development are directly adjacent to the city of Hollister limits where infrastructure exists.
The analysis of existing uses determined that the existing uses do not preclude residential
development or redevelopment, and on five of the six parcels, residential uses can be
incorporated into existing uses.

Lease Analysis

Existing lease agreements on nonvacant properties present a potential impediment that may
prevent residential development within the planning period. State law requires the County to
consider lease terms in evaluating the use of nonvacant sites. The County does not have access
to private party lease agreements or other contractual agreements amongst private parties, but
existing uses have not shown to pose a constraint to development feasibility due to incentives
and greater development opportunities.

Development Trends

Given the complexity of factors that influence property owner decisions regarding development,
it has been necessary for the purposes of this Sites Inventory to utilize simple, standardized
factors to determine which sites may realistically develop during the planning period. The broadest
factor that the County has utilized is remaining residential development capacity, calculated as
the difference between a site’s rezoned residential capacity and existing residential units on site.
The County analyzed recent and past development trends and found that a majority of past
nonvacant development projects had at least 70 percent of remaining residential development
capacity. The County also found that existing uses were more than 25 years old and often much
older.

Considering those findings, the County removed parcels that did not have more than 70 percent
vacancy and parcels with uses that have been developed within the last two decades due to the
low likelihood of redevelopment during the planning period.

Past Performance Developing Nonvacant Sites for Residential Uses

Table B-9 lists previously approved projects developed on nonvacant sites in the 5th Cycle
planning period. As shown, the County has been successful in not only approving residential
housing developments on nonvacant sites, but also in approving the development of affordable
units on non-vacant sites, supporting the County’s use of nonvacant sites in the Sites Inventory.
As mentioned above, nonvacant sites are not being used to accommodate any of the County’s
RHNA but are identified to accommodate surplus units to increase capacity and encourage
affordable housing development.
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Table B-9: Past Residential Developments on Non-Vacant Sites (5" Cycle Planning

Period

. Previous GP . Year Total Affordable Can(!idate
Project Acres . . Density . . Site
Use Designation Completed Units Units Equi
quivalent
Size: R-9, R-
. 10, R-11
\é:t:b?igl Single-family Under Existing
. 49.9 residence; RM/PUD 5-7 du/ac . 149 23 Use/Condition:
213 Enterprise Agri Construction
Rd griculture R-7, R-8, R-9,
R-10, R-11, R-
12
Size: N/A
Santana . . —
Single-family Existing
Ranch ; . Santana Under z
1517 Santana 292.0 reS|_dence, Ranch SP 1-20 du/ac Construction 1,092 110 Use/Condition:
Ranch Dr Agriculture R-7, R-8, R-9,
R-10, R-11, R-
12
Denied Size: R-9, R-
10, R-11
. . 2023 -
Lands of Lee Single-family Revised Existin
291 Old Ranch 27.5 residence; RM/PUD 5-7 du/ac Co 171 30 9 )
Rd Agriculture Application Use/Condition:
9 Under R-7, R-8, R-9,
Review R-10, R-11, R-
12
. . Size: R-7, R-8,
Riverview R-12
Estates Il 488 | Convalescent R1 5.7 dulac 2023 24 24 Existing
3115 Dennis hospital 2
Lalor Use/Condition:
N/A
Size: R-9, R-
Sunnyside Single-family 1EOX|SF§|-:;
Estates residence; z
2780 Southside 444 Agriculture R1 5-7 du/ac 2021 200 0 lés_t;/(gggdlg?g.
Rd (orchard) R-10, R-11, R-
12
Size: R-9, R-
Bennett 2 fzmﬁle_ 10, R-11
Ranch 260 | residences; R1 57dulac | 2021 84 0 £xisting
3101 Southside ' Aarioulture Use/Condition:
Rd griculture R-7, R-8, R-9,
(orchard) R-10, R-11, R-
12
Size: R-7, R-8,
R-9, R-10, R-
Single-family 1, R-12
1724 Santa 7.4 | residence RR 1 dulac Under 4 0 Existing
Ana Rd (will remain) Construction Use/Condition:
R-7, R-8, R-9,
R-10, R-11, R-
12
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Table B-9: Past Residential Developments on Non-Vacant Sites (5™ Cycle Planning Period

. Candidate
. Previous GP : Year Total Affordable .
Project Acres . . Density . . Site
Use Designation Completed Units Units Equivalent
Size: R-7, R-8,
R-9, R-10, R-
Single-family 1, RA2

1450 Santa 7.6 residence; RR 1 du/ac 2018 6 0 EX|st|n_g_ )
Ana Rd Agriculture Use/Condition:
R-7, R-8, R-9,
R-10, R-11, R-

12
Size: R-7, R-8,
R-9, R-10, R-

. 11, R-12

Mobile home; L
l?::;"ta 86 | Agriculure RR 1 dufac 2023 7 0 Use%'jrt:g%on:
am R-7, R-8, R-9,
R-10, R-11, R-

12

The “Candidate Site Equivalent” in the table above lists similarities between the past project
examples and the County’s identified Candidate Sites. As shown above, virtually all the examples
above are similar or identical in size, existing use, and condition of sites included in the Sites
Inventory (Table B-10). The examples above include Pipeline Projects which are currently under
construction.

The County has identified nonvacant candidate sites with large, vacant, or underutilized, areas
that are ripe for redevelopment. Given the County’s past development history on nonvacant
parcels, shown in Table B-9, as well as with Program 1-12: Nonvacant Sites Incentives
included in the Policy Plan, the County does not anticipate existing uses nonvacant candidate
sites to impede residential development.

Market Conditions

Much of the County’s recent development has been on vacant parcels and large parcels that are
nonvacant but have large areas that are functionally vacant. Past examples of nonvacant parcels
that have been redeveloped have typically been parcels with one single-family home or largely
vacant parcels with shell, accessory, or temporary structures, similar to the nonvacant sites
identified in Table B-10. These parcels have been attractive to developers as the existing uses
were relatively simple to remove prior to development. These examples highlight the demand for
nonvacant parcels and highlight the feasibility of redevelopment.

As analyzed in Chapter 3, existing infrastructure plays a vital role in development feasibility. It is
increasingly difficult for developers to propose housing on parcels that are far from existing
infrastructure. The nonvacant parcels identified were specifically selected due to their proximity
to existing infrastructure. Their proximity to infrastructure makes these parcels uniquely attractive
to potential developers who may want to develop housing in and around the city of Hollister. The
nonvacant sites identified are all either connected to or within 200 feet of existing water and sewer.
This may increase market demand for these parcels as offsite improvement costs may be
significantly lower than parcels that are not connected or close to existing infrastructure,
increasing the feasibility of the sites’ redevelopment, regardless of existing uses. Because much
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of the County does not have access to water and sewer, parcels with existing connections or
within close proximity to connections are ripe for more intensive, compact and infill development
or redevelopment and reuse.

To determine the estimated densities, a survey of recent development within the County and
region was conducted to identify trends in actual built densities. Based on this, the City has
determined the densities of recently built projects average approximately 70 to 80 percent of the
maximum permitted. This percent average was used to project out development potential on all
identified Housing Element sites. Additional affordable and market-rate units will be added
through density bonus incentives and the County’s Inclusionary Housing Ordinance.

Past performance shows that the County has not facilitated a significant amount of higher density
housing but contributes this to infrastructure constraints, specifically water, in the City of Hollister
since 2002. One of the most significant factors influencing development in the County within the
last two decades are the various growth management practices placed on the City of Hollister,
initiated by voters, and adopted by the City. A combination of the building moratorium and the
City of Hollister's Growth Management Program decreased the rate of housing growth in the
County from 2001 to approximately 2020. The County is committed to working with utility and
infrastructure servicers to facilitate the development of higher density housing.

The County and City of Hollister believe it is too soon to see the effects of the lifted development
caps and recent changes to infrastructure capacity, but both have been facilitating the
development of higher density residential as a direct result of recent changes. For example,
Pipeline Project P-7, otherwise known as “Baler Place/Bridgevale,” proposes to develop at a gross
density of 30 du/acre. The net density will be greater and will surpass the County’s assumed
Residential High Rezone density of 25 du/acre. Additionally, The City of Hollister has begun
seeing higher density development as a result of recent changes. The examples below highlight
the feasibility of higher density development in the County and wider region. All the County’s
Candidate Sites are within 1-3 miles of the examples below which are in the City of Hollister:

500 San Benito St. (APN: 054-080-090) — Mixed-use development with a density of 120
du/acre. Exceptions not known.

375 4th St. (APNs: 054-110-001, 054-110-002) — 100% Affordable Project with a density
of 84 du/acre. Lot merger of two parcels with a mixed-use component. Exceptions not
known.

430 San Benito St. (APN: 054-110-036) — Mixed-use development with a density of 76
du/acre. The project has an affordable component. Exceptions not known.

Recent real estate development trends in the urban portions of San Benito, Santa Cruz, Santa
Clara, and Monterey counties demonstrate the increasing market feasibility of multi-family and
mixed-use redevelopment at densities well above 20 units/acre on nonvacant. San Benito County
presents an attractive opportunity for similar development scenarios and believes rezones and an
updated General Plan will attract and spark new development.

The County has looked to the nearby jurisdictions of Gilroy and Morgan Hill to guide what a
transition from decades of single-family development to higher density development may look
like. Both Gilroy and Morgan Hill have experienced similar or identical residential development
trends that produced almost exclusively single-family homes for much of their history. Abundant
open land, affordable land costs, and existing zoning at the time led to large, planned communities
with the same product type; single-family homes. Development in the cities of Gilroy and Morgan
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Hill have begun trends towards higher density, and the City of Hollister and the County of San
Benito have also begun to receive applications at densities beyond historical density trends. Gilroy
and Morgan Hill are now facilitating the development of higher density residential and serve as
an example of what developers in San Benito County and the City of Hollister may be pivoting
towards.

Below are a few examples of recent projects proposed, entitled, or developed in Morgan Hill that
represent development scenarios that can feasibly develop in San Benito County with the
anticipated Residential High Rezone and the County’s vision of future development:

Magnolias (Monterey-First Community Housing) — 66 rental units that are 100%
affordable. The project has a gross density of 43 du/acre, though the net density is greater.
The project is located on a 1.53-acre parcel and received a 20% density bonus, allowing
the development to go 20% beyond the max density allowed. This development is similar
in size to 5 of the 12 sites identified in the Sites Inventory (Site IDs: R-1, R-3, R-4, R-7,
and R-8) and exhibits a built density greater than that assumed in the Sites Inventory. An
applicant can reasonably propose a similar or greater density with current and proposed
densities.

Morgan Hill Senior Housing - 82 age-restricted rental units that are 100% affordable. The
project has a gross density of 43 du/acre, though the net density is greater. The project is
located on a 1.89-acre parcel and received an 80% density bonus, allowing the
development to go 80% beyond the max density allowed. This development is similar in
size to 5 of the 12 sites identified in the Sites Inventory (Site IDs: R-1, R-3, R-4, R-7, and
R-8) and exhibits a built density greater than that assumed in the Sites Inventory. An
applicant can reasonably propose a similar or greater density with current and proposed
densities.

Jemcor (Monterey-Miner) — 249 rental units that are 100% affordable. The project has a
gross density of 33.2 du/acre, though the net density is greater. The project is located on
a 7.5-acre parcel and received an 40% density bonus, allowing the development to go
40% beyond the max density allowed. This development is similar in size to 3 of the 12
sites identified in the Sites Inventory (Site IDs: R-2, R-6, and R-1) and exhibits a built
density slightly greater than that assumed in the Sites Inventory. An applicant can
reasonably propose a similar or greater density with current and proposed densities. This
project is similar in size to both recent projects and pipeline projects, justifying the inclusion
of similar sites in the Sites Inventory.

Tennant-Ten South Acquisitions — 259 multi-family attached units. The project has a gross
density of 23 du/acre, though the net density is greater. The project is located on a 11.25-
acre parcel and was a Planned Unit Development. This development is similar in size to
4 of the 12 sites identified in the Sites Inventory (Site IDs: R-5, R-9, R-10, and R-11) and
exhibits a built density almost identical to that assumed in the Sites Inventory. An applicant
can reasonably propose a similar or greater density with current and proposed densities.
This project is similar in size to both recent projects and pipeline projects, justifying the
inclusion of similar sites in the Sites Inventory. If the project were proposed in San Benito
County, it would be subject to the County’s Affordable Housing Regulations, requiring an
affordable unit percentage in line with assumed affordability in the Sites Inventory.
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Below are a few examples of recent projects proposed, entitled, or developed in Gilroy that
represent development that can feasibly develop in San Benito County with the anticipated
Residential High Rezone:

Monterey/Gilroy Gateway Apartments — 75-unit multifamily senior rental project with a
density of 40 du/acre. The project is located on a 1.87-acre parcel and received a 30%
density bonus, allowing the development to go 30% beyond the max density allowed. This
development is similar in size to 5 of the 12 sites (Site IDs: R-1, R-3, R-4, R-7, and R-8)
identified in the Sites Inventory and exhibits a built density greater than that assumed in
the Sites Inventory. An applicant can reasonably propose a similar or greater density with
current and proposed densities.

Alexander Station Apartments — 263-unit multifamily rental project with a density of 39
du/acre. The project is located on a 6.5-acre parcel and received an 30% density bonus,
allowing the development to go 30% beyond the max density allowed. This development
is similar in size to 3 of the 12 sites identified in the Sites Inventory (Site IDs: R-2, R-6,
and R-1) and exhibits a built density slightly greater than that assumed in the Sites
Inventory. An applicant can reasonably propose a similar or greater density with current
and proposed densities. This project is similar in size to both recent projects and pipeline
projects, justifying the inclusion of similar sites in the Sites Inventory.

Harvest Park Apartments — 81-unit multifamily rental project with a density of 35 du/acre.
The project is located on a 2.31-acre parcel and received a 20% density bonus, allowing
the development to go 20% beyond the max density allowed. This development is similar
in size to 5 of the 12 sites identified in the Sites Inventory (Site IDs: R-1, R-3, R-4, R-7,
and R-8) and exhibits a built density greater than that assumed in the Sites Inventory. An
applicant can reasonably propose a similar or greater density with current and proposed
densities.

6630, 6680, & 6730 Monterey Road — 94 rental units that are 100% affordable. The project
has a gross density of 33 du/acre, though the net density is greater. The project is located
on a 2.88acre parcel and received a 10% density bonus, allowing the development to go
10% beyond the max density allowed. This development is similar in size to 5 of the 12
sites identified in the Sites Inventory (Site IDs: R-1, R-3, R-4, R-7, and R-8) and exhibits
a built density greater than that assumed in the Sites Inventory. An applicant can
reasonably propose a similar or greater density with current and proposed densities.

325 Las Animas Ave — 501 rental units that are 20% affordable. The project has a gross
density of 19.4 du/acre, though the net density is 22 du/ac. The project is located on a
26.1-acre parcel and is proposed at 73 percent of the maximum allowed density which is
similar to the assumptions made in the Sites Inventory. This development is similar in size
to 4 of the 12 sites identified in the Sites Inventory (Site IDs: R-5, R-9, R-10, and R-11)
and exhibits a built density almost identical to that assumed in the Sites Inventory. An
applicant can reasonably propose a similar or greater density with current and proposed
densities. This project is similar in size to both recent projects and pipeline projects,
justifying the inclusion of similar sites in the Sites Inventory. If the project were proposed
in San Benito County, it would be subject to the County’s Affordable Housing Regulations,
requiring an affordable unit percentage in line with assumed affordability in the Sites
Inventory.

95 Howson St — 46 multi-family townhomes. The project has a net density of 23.5 du/acre.
The projectis located on a 1.96-acre parcel and is proposed at 78 percent of the maximum
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allowed density which is similar to the assumptions made in the Sites Inventory. This
development is similar in size to 5 of the 12 sites identified in the Sites Inventory (Site IDs:
R-1, R-3, R-4, R-7, and R-8) and exhibits a built density similar to that assumed in the
Sites Inventory. An applicant can reasonably propose a similar or greater density with
current and proposed densities.

The sample projects analyzed above are substantially similar to the sites identified in the Sites
Inventory, justifying their inclusion, and confirming the feasibility of the assumptions made. The
County believes that increasing densities will attract developers from to the region. Low maximum
densities, development caps, and limited competition have resulted in almost exclusively single-
family development in the County. The County is confident that new developers will begin
proposing development in the County which will lead to the development of new, higher density,
more affordable housing types. Availability of Regulatory and/or other Incentives

State Government Code Section 65583.2 requires jurisdictions to describe existing or planned
financial assistance or regulatory relief from development standards that encourage and facilitate
more intensive residential development on the identified nonvacant sites.

Many local governments develop partnerships with prospective developers to assist in making
redevelopment economically feasible. Examples of these incentives include:

Organizing special marketing events geared towards the development community;
Identifying and targeting specific financial resources;

Allowing streamlined or by right development application processing for infill sites; and
Reducing appropriate development standards.

The County currently offers pro-rata reduction of impact fees to developments that provide 100-
percent affordable housing. Additionally, the County encourages the use of density bonuses to
increase the feasibility of development. The utilization of density bonuses may increase
development feasibility through increases in allowable densities, parking reductions, and
deviations from development standards. As part of the density bonus provisions, the County may
offer additional incentives and concessions at its discretion.

Affordable Housing Regulations

The County amended its adopted Affordable Housing Regulations in 2023 to further its affordable
housing goals. An alternative to compliance with the inclusionary requirement of the Affordable
Housing Regulations is the payment of in-lieu fees. To the maximum extent possible, any monies
received by the County pursuant to the Affordable Housing Regulations shall be used to increase,
improve, and preserve the supply of affordable housing and services to provide extremely low-,
very low-, low-, and/or moderate-income housing. Any monies received pursuant to the Affordable
Housing Regulations may be used for appropriate monitoring, enforcement, and administrative
costs. Monies received may also be used to assist the County with all costs associated with
construction, acquisition, unit purchase, development, and rehabilitation of property for rental or
homeownership purposes as long as the property is offered for very low-, low-, and moderate-
income housing. Monies received may also be used to provide subsidies for equity participation
loans, low-interest loans, rent subsidies, grants, housing trusts, or down payment assistance to
eligible participants of extremely low-, very low-, low-, or moderate-income housing. Monies
received may also be used for related activities that promote affordable housing such as
homebuyer education, grant writing workshops, credit management workshops, financial literacy
workshops and foreclosure prevention education.
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Any monies received by the County pursuant to the Affordable Housing Regulations shall be used
to provide reasonable reimbursement to approved governmental agencies or non-profit
organizations for related expenses associated with preserving an affordable “at-risk” unit for
extremely low-, very low-, low-, or moderate-income in order to prevent foreclosure. Any monies
received by the County pursuant to the Affordable Housing Regulations may also be used to
provide reasonable reimbursement to the County to cover infrastructure costs associated with
impact fee waivers provided to 100 percent affordable housing developments.

Future Availability of Regulatory and Incentives

To encourage and facilitate future redevelopment of nonvacant sites, the County will consider
offering incentives and concessions to applicants proposing redevelopment of nonvacant parcels.
These may include, but are not limited to:

Allowing streamlined or by-right development application processing for infill sites;
and/or
Reducing appropriate development standards.

The County may also organize special marketing events geared towards the development
community and identify and targeting specific financial resources.

Replacement Analysis

The Sites Inventory includes six sites with existing residential units. This includes three pipeline
projects (Vista Del Calabria, Santana Ranch, and the Lands of Lee project sites) and three sites
in Table B-5. The pipeline projects each have one existing residential unit on the parcel. The Vista
Del Calabria and Santana Ranch projects have already removed the residential units and the
Lands of Lee project is under review but proposes removing the existing use. The projects have
not triggered replacement requirements, but the County will continue to monitor development and
identify units that must be replaced.

It is assumed that the three additional sites in Table B-5 with residential units can develop at the
capacities assumed without demolishing existing units. Development of the parcels may be
facilitated via subdivision, parceling, site planning, or other methods to ensure existing residential
units are not demolished. All three of these parcels are already informally subdivided through the
use of physical barriers such as fences, gates, and railings.

While assumptions do not anticipate the demolition of existing units, applicants may propose
demolition and, as such, Program 3-3 is included in the Policy Plan to ensure demolished
residential units occupied by lower-income households, or households subject to affordability
requirements within the last five years, are replaced in compliance with Government Code Section
65915.

5. Rezone Strategy to Increase Capacity of Lower-income Housing
Beyond RHNA Need

After utilizing units constructed in the 6" Cycle projection period, projects in the pipeline, and

projected ADU construction, the County has a remaining unmet RHNA of 168 lower-income units.

To accommodate additional capacity, the County has identified a total of 12 parcels on 99.9 acres

to be rezoned. The following rezone strategy is identified to accommodate unmet need and

additional capacity beyond the County’s RHNA need.
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Residential High Zone and General Plan Land Use Designation

The County has identified 12 parcels for rezoning to accommodate unmet need and additional
lower-income RHNA. The County will be amending the General Plan and rezoning these sites to
accommodate future residential development. The 12 parcels total 99.9 acres, of which 81.8 acres
are assumed to be utilized. Six parcels are underutilized, nonvacant parcels with existing uses
covering less than 25 percent of the total parcel acreage, and six parcels are vacant.

Of the 12 parcels that will be rezoned, 10 are currently zoned Rural Residential and are within the
Residential Mixed GPLU which currently allows up to 20 du/acre. The proposed “Residential High”
rezone and GPLU amendment will have a density range of 20-45 du/acre. In the Sites Inventory,
the County assumed an average density of 25 du/acre which is 55 percent of the maximum
density allowed. The assumed average density of 25 du/acre is comparable to the average
residential density of the “Bridgevale Road” pipeline project currently under review (gross density
of 30 du/acre) and recent projects within the City of Hollister, Gilroy, and Morgan Hill. The County
assumes an affordability factor of 20 percent for rezoned parcels. In total, the proposed rezoned
parcels can accommodate 2,044 units, of which 409 units (20 percent) are estimated to be
affordable to lower-income households.

Though the County is not relying on its Affordable Housing Program to accommodate affordable
units, it is important to note that the County’s Affordable Housing Program has been utilized in
the development of affordable units, as evident in many of the Pipeline Projects identified in Table
B-5 and will continue to play an important part in future developments. Density bonus incentives
may also result in the development of additional units beyond what the County’s density limits
establish. Additional details on both the Affordable Housing Program and the density bonus
regulations are provided in Chapter 3.

C. Moderate- and Above Moderate-Income Sites Inventory

This Section contains a description and listing of the sites identified to meet San Benito County’s
moderate- and above moderate-income allocation.

1. Strategy for Accommodating Moderate-Income Allocation

Utilizing units constructed in the 6" Cycle projection period, pipeline projects, and projected ADU
assumptions, the County can fully accommodate the 103 moderate-income RHNA utilizing the
sources detailed below.

Projects in the Pipeline

As shown in Table B-5, there are four projects currently in the pipeline that are accommodating
a total of 132 moderate-income units. The Santana Ranch project is currently under construction
and will provide a total of 104 units affordable to moderate-income households. The Vista Del
Calabria project is also under construction and will provide a total of 16 moderate-income units.
The Fairview Corners project is approved and will provide 11 moderate-income units when
constructed.
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Accessory Dwelling Units (ADUSs)

Based on ABAG’s Using ADUs to Satisfy RHNA Technical Memo, the County estimates
30 percent of the 219 projected ADUs will develop at a moderate-income affordability, totaling
66 units. Table B-4 provides a breakdown of projected ADU development by affordability level.

Rezone Strategy
As discussed in Section B.5 of this Appendix, the rezone strategy is anticipated to accommodate
an additional 611 moderate-income units.

San Benito County Affordable Housing Regulations

Though the County is not relying on its Affordable Housing Program to accommodate moderate-
income units, it is important to note that the County’s Affordable Housing Program has been
utilized in the development of moderate-income units, as evident in many of the Pipeline Projects
identified in Table B-5 and will continue to play an important part in future developments.
Additional details on the Affordable Housing Program are provided in Chapter 3.

2. Strategy for Accommodating Above Moderate-Income Allocation

Projects in the Pipeline

As shown in Table B-5, there are seven projects currently in the pipeline that are accommodating
a total of 1,824 above moderate-income units. The San Juan Oaks project has begun Phase 1 of
construction and will develop 279 market-rate units. The Santana Ranch project is currently under
construction and will provide a total of 287 units affordable to above moderate-income
households. The Vista Del Calabria project is also under construction and will provide a total of
133 market-rate units. The Fairview Corners and Bray projects are approved and will provide 169
and 10 market-rate units, respectively, when constructed. An additional 121 market-rate units are
proposed and under review.

Accessory Dwelling Units (ADUSs)

Based on ABAG’s Using ADUs to Satisfy RHNA Technical Memo, the County estimates 10
percent of the 219 projected ADUs will develop at an above moderate-income affordability,
totaling 22 units. Table B-4 provides a breakdown of projected ADU development by affordability
level.

Rezone Strategy
As discussed in Section B.5 of this Appendix, the rezone strategy is anticipated to accommodate
an additional 1,024 above moderate-income level.

D. Summary of RHNA Status and Sites Invento

The County has reviewed all sites for environmental concerns and considerations as well as
development and land use restrictions. Additionally, each site has been reviewed for existing use,
access to infrastructure, water, utilities, and additional development constraints. Where the
analysis showed increased barriers to development related to environmental concerns,
infrastructure concerns or existing conditions and development concerns (such as slope and
grading, hazardous surrounding uses, restrictive development standards) the sites were
removed. None of the parcels identified in the 6" Cycle Housing Element Sites Inventory were
identified in a previous Housing Element. The result is a list and analysis of sites that are most
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ripe for development or redevelopment for housing (Table B-10 below). A summary of the
County’s ability to meet the RHNA obligation for 2023-2031 is shown in Table B-1.
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Table B-10: County of San Benito 6th Cycle Housing Element Sites Inventory

HCD

Current

Proposed

Net

Net Units by Income

Existing Gross Identified o Current Current : Proposed Proposed . Expected . Category Existing Use and Additional
Street Address | Vacancy . Sizing . Density : Density . Potential :
Units Acres  Acreage Criteria Zoning GPLU Range Zoning GPLU Range Density Units L\cl,r,/ Mod An:o\ée Information
o
Rural Residential 1-20 Residential | Residential 20-45
R-1 | 0201700250 CIENEGA RD Yes 0 0.95 0.95 Yes Residential Mixed du/acre High High du/acre 25 du/acre 24 5 7 12 Vacant parcel
Rural Residential 1-20 Residential | Residential 20-45
R-2 | 0200800220 | 896 POWELL ST Yes 0 7.25 7.25 Yes Residential Mixed du/acre High High du/acre 25 du/acre 181 36 54 91 Vacant parcel
EL CAMINO Rural Residential 1-20 Residential | Residential 20-45
R-3 | 0200400360 PARAISO Yes 0 0.72 0.72 Yes Residential Mixed du/acre High High du/acre 25 du/acre 18 4 5 9 Vacant parcel
Rural Residential 1-20 Residential | Residential 20-45
R-4 | 0200600140 APRICOT LN Yes 0 4.69 4.69 Yes Residential Mixed du/acre High High du/acre 25 du/acre 117 23 35 59 Vacant parcel
Rural Residential 1-20 Residential | Residential 20-45
R-5 | 0253500670 FAIRVIEW RD Yes 0 20.97 20.97 No Residential Mixed du/acre High High du/acre 25 du/acre 524 105 157 262 Vacant parcel
BUENA VISTA Agricultural . 0-1 Residential | Residential 20-45
R-6 | 0192300320 RD Yes 0 6.3 6.3 Yes Productive Agriculture du/acre High High du/acre 25 du/acre 157 31 47 79 Vacant Parcel
Largely vacant parcel that is split by San
Benito St. West of San Benito St. is
completely vacant and east of San Benito
St. is approximately 90% vacant. A single-
family home is located on the northeast
corner of the parcel and is informally
subdivided from the rest of the parcel by a
wooden fence. The informal subdivision
can be formalized to allow for development
. . . . . . of the remaining vacant area of the parcel.
1720 CIENEGA Rural Residential 1-20 Residential | Residential 20-45 e . e )
R-7 | 0201700370 RD No 1 3.92 2.35 Yes Residential Mixed du/acre High High du/acre 25 du/acre 60 12 18 30 The existing use is anticipated to remain,

and the analysis does not assume the
demolition of the existing home. The age of
the single-family home is unknown, and
the overall condition is well maintained.
The property has a low improvement value
(18%) indicating the higher likelihood for
redevelopment although this analysis does
not anticipate the existing use will be
removed Although the existing home
occupies less than 10% of the parcel area,
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Table B-10: County of San Benito 6th Cycle Housing Element Sites Inventory

Net Units by Income
Category
Low/ Above
v Mod  Tyog

HCD
Sizing
Criteria

Net
Potential
Units

Current
Density
Range

Proposed
Density
Range

Identified
Acreage

Current
GPLU

Current
Zoning

Gross
Acres

Existing
Units

Proposed
Zoning

Proposed
GPLU

Expected
Density

Existing Use and Additional

Street Address :
Information

Vacancy

this analysis assumes use of only 60% of
the parcel. The parcel is adjacent to APNs:
0201700380, 0201700390, and
0201700250 (vacant) and have mutual
ownership. The vacant portions of each of
the parcels can be subdivided from
existing uses and then consolidated to
allow for the development of residential
uses on the entirely vacant land. The
parcel is adjacent to existing residential
uses.

Largely vacant parcel that is split by San
Benito St. West of San Benito St. is
completely vacant and east of San Benito
St. is approximately 90% vacant. A single-
family home is located on the southeast
corner of the parcel and is informally
subdivided from the rest of the parcel. The
informal subdivision can be formalized to
allow for development of the remaining
vacant area of the parcel. The existing use
is anticipated to remain, and the analysis

0201700380

1770 CIENEGA
RD

No

1 4.67

2.8

Yes

Rural
Residential

Residential
Mixed

1-20
du/acre

Residential
High

Residential
High

20-45
du/acre

25 du/acre

70

14

21

35

does not assume the demolition of the
existing home. The property has a low
improvement value (20%) indicating the
higher likelihood for redevelopment
although this analysis does not anticipate
the existing use will be removed. Although
the existing home occupies less than 10%
of the parcel area, this analysis assumes
use of only 60% of the parcel. The age of
the single-family home is unknown, and
the overall condition is well maintained.

The parcel is adjacent to APNSs:
0201700370, 0201700390, and
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Table B-10: County of San Benito 6th Cycle Housing Element Sites Inventory

Net Units by Income
Category Existing Use and Additional
Above Information
Mod

HCD
Sizing
Criteria

Net
Potential

. Low/
Units
VL Mod

Current
Density
Range

Proposed
Density
Range

Current Current
Zoning GPLU

Existing Gross Identified
Units Acres Acreage

Proposed Proposed
Zoning GPLU

Expected
Density

Street Address | Vacancy

0201700250 (vacant) and have mutual
ownership. The vacant portions of each of
the parcels can be subdivided from
existing uses and then consolidated to
allow for the development of residential
uses on the entirely vacant land. The
parcel is adjacent to existing residential
uses.

Largely vacant parcel that is split by San
Benito St. West of San Benito St. is
completely vacant and east of San Benito
St. is approximately 95% vacant. A
barn/storage structure is located on the
northeast corner of the parcel and is
informally subdivided from the rest of the
parcel. The informal subdivision can be
formalized to allow for development of the
remaining vacant area of the parcel. The
existing use is anticipated to remain, and
the analysis does not assume the
demolition of the existing home. The
25 du/acre 150 30 45 75 property has a low improvement value
(13%) indicating the higher likelihood for
redevelopment although this analysis does
not anticipate the existing use will be
removed. Although the existing home
occupies less than 10% of the parcel area,
this analysis assumes use of only 60% of
the parcel. The parcel is adjacent to APNs:
0201700380, 0201700370, and
0201700250 (vacant) and have mutual
ownership. The vacant portions of each of
the parcels can be subdivided from
existing uses and then consolidated to
allow for the development of residential

Rural Residential 1-20 Residential Residential 20-45

R-9 | 0201700390 CIENEGA RD No 0 10 6 Yes Residential Mixed du/acre High High du/acre
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Street Address

Vacancy

Existing
Units

Gross
Acres

Identified
Acreage

Table B-10: County of San Benito 6th Cycle Housing Element Sites Inventory

HCD
Sizing
Criteria

Current
Zoning

Current
GPLU

Current
Density
Range

Proposed
Zoning

Proposed
GPLU

Proposed
Density
Range

Expected
Density

Net
Potential
Units

Net Units by Income
Category
Low/ Above
v Mod  Tyog

Existing Use and Additional
Information

uses on the entirely vacant land. The
parcel is adjacent to existing residential
uses.

R-10

0200400590

HILLCREST RD

No

19.41

11.65

No

Rural
Residential

Residential
Mixed

1-20
du/acre

Residential
High

Residential
High

20-45
du/acre

25 du/acre

291

Largely vacant parcel that is informally
subdivided into three portions via wired
fences. The parcel is approximately 95%
vacant. A barn/storage structure in poor
conditions is located on the center/west
portion of the parcel and is situated on two
different parcels which are mutually
owned. The structure is modular and
moving the structure to the adjacent parcel
would be relatively simple and would
create a vacant parcel. The property has a
low improvement value (less than 1%)
indicating the higher likelihood for
redevelopment. The informal subdivision
can be formalized to allow for development
of the remaining vacant area of the parcel.
The existing use can remain or be
removed, but the analysis does not
assume the demolition of the existing use.
Although the existing home occupies less
than 5% of the parcel area, this analysis
assumes use of only 60% of the parcel.
The vacant portions of the parcels can be
subdivided to allow for the development of
residential uses on the entirely vacant
land. The parcel is adjacent to existing
residential uses.

58 87 146

R-11

0202800070

120 LADD LN

No

14.72

11.78

No

Rural
Residential

Residential
Mixed

1-20
du/acre

Residential
High

Residential
High

20-45
du/acre

25 du/acre

294

Large parcel bounded by Ladd Ln and
Union Rd. Approximately 95% of the parcel
is an orchard with the remaining area used
as a single-family home. The age of the
single-family home is unknown and is well

59 88 147
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Table B-10: County of San Benito 6th Cycle Housing Element Sites Inventory

Net Net Units by Income
Expected . Category Existing Use and Additional
) Potential :
Density Units Low/ Mod Above Information
VL e Mod

HCD
Sizing
Criteria

Current
Density
Range

Proposed
Density
Range

Current Current
Zoning GPLU

Existing Gross Identified
Units Acres Acreage

Proposed Proposed
Zoning GPLU

Street Address | Vacancy

maintained. It is assumed that the existing
structures will remain. The property has a
low improvement value (15%) indicating
the higher likelihood for redevelopment
although this analysis does not anticipate
the existing use will be removed. This
analysis assumes that only 80% of the
parcel will accommodate additional
development. This can be done via parcel
subdivision. Parcels to the north of this
parcel have recently developed from
vacant agricultural land into residential
uses, indicating the feasibility of
redevelopment.

Large parcel with access along San Felipe
Rd and Flora Ave. Approximately 80% of
the parcel is vacant with the remaining
area used as an equipment storage
structure. It is assumed that the existing
structures will be removed to allow for full
25du/acre 158 32 47 79 redevelopment of the parcel. The parcel is
bounded by the city of Hollister on all sides.
Future residential development on the
parcel would have direct access to public
transportation along San Felipe Rd and will
be in close proximity to existing services
and resources.

0-1 Residential | Residential 20-45

0 SAN FELIPE Agricultural
No 0 6.34 6.34 Yes du/acre High High du/acre

R-12 | 0191400080 RD : : Productive

Agriculture

TOTALS: | 2,044 | 409 | 611 1,024
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	Public Review Initial Study and Mitigated Negative Declaration
	September 2025
	a) Have a substantial adverse effect on a scenic vista?
	b) Substantially damage scenic resources, including but not limited to trees, rock outcroppings, and historic buildings within a State scenic highway?
	c) Substantially degrade the existing visual character or quality of public views of the site and its surroundings? (Public views are those that are experienced from a publicly accessible vantage point.) If the project is in an urbanized area, would t...
	d) Create a new source of substantial light or glare which would adversely affect day or nighttime views in the area?
	a) Convert Prime Farmland, Unique Farmland, or 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 non-agricultural use?
	b) Conflict with existing zoning for agricultural use, or a Williamson Act contract?
	c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources Code section 12220(g)), timberland (as defined by Public Resources Code section 4526), or timberland zoned Timberland Production (as defined by Gov...
	d) Result in the loss of forest land or conversion of forest land to non-forest use?
	e) Involve other changes in the existing environment 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?
	a) Conflict with or obstruct implementation of the applicable air quality plan?
	b) Result in a cumulatively considerable net increase of any criteria pollutant for which the project region is non-attainment under an applicable federal or state ambient air quality standard?
	d) Result in other emissions (such as those leading to odors adversely affecting a substantial number of people)?
	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 Departmen...
	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 Game or US 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?
	d) Interfere substantially with the 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 adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other approved local, regional, or state habitat conservation plan?
	a) Cause a substantial adverse change in the significance of a historical resource pursuant to in §15064.5?
	b) Cause a substantial adverse change in the significance of an archaeological resource pursuant to §15064.5?
	c) Disturb any human remains, including those interred outside of dedicated cemeteries?
	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?
	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 delineated on the most recent Alquist-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 Geol...
	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 of the 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?
	f)  Directly or indirectly destroy a unique paleontological resource or site or unique geologic feature?
	a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant impact on the environment?
	b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the emissions of greenhouse gasses?
	a) Create a significant hazard to the public or the environment through the routine transport, use, or disposal of hazardous materials?
	b) Create a significant hazard to the public or the environment through reasonably foreseeable upset and accident conditions involving the release of hazardous materials into the environment?
	c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste within one-quarter mile of an existing or proposed school?
	d) Be located on a site which is included on a list of hazardous materials sites compiled pursuant to Government Code Section 65962.5 and, as a result, would it create a significant hazard to the public or the environment?
	e) For a project located within an airport land use plan or, where such a plan has not been adopted, within two miles of a public airport or public use airport, would the project result in a safety hazard or excessive noise for people residing or work...
	f) Impair implementation of or physically interfere with an adopted emergency response plan or emergency evacuation plan?
	g) Expose people or structures, either directly or indirectly, to a significant risk of loss, injury, or death involving wildland fires?
	a) Violate any water quality standards or waste discharge requirements, or otherwise substantially degrade surface or ground water quality?
	b) Substantially decrease groundwater supplies or interfere substantially with groundwater recharge such that the project may impede sustainable groundwater management of the basin?
	c) Substantially alter the existing drainage pattern of the site or area, including through the alteration of the course of a stream or river or through the addition of impervious surfaces, in a manner which would:
	i) Result in substantial erosion or siltation on- or off-site?
	ii) Substantially increase the rate or amount of surface runoff in a manner which would result in flooding on- or off-site?
	iii) Create or contribute runoff water which would exceed the capacity of existing or planned stormwater drainage systems or provide substantial additional sources of polluted runoff?
	iv) Impede or redirect flood flows?
	d) In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project inundation?
	e) Conflict with or obstruct implementation of a water quality control plan or sustainable groundwater management plan?
	a) Physically divide an established community?
	b) Cause a significant environmental impact due to a conflict with any land use plan, policy, or regulation adopted for the purpose of avoiding or mitigating an environmental effect?
	a) Result in the loss of availability of a known mineral resource that would be of value to the region and the residents of the state?
	b) Result in the loss of availability of a locally-important mineral resource recovery site delineated on a local general plan, specific plan, or other land use plan?
	a) Generation of a substantial temporary or permanent increase in ambient noise levels in the vicinity of the project in excess of standards established in the local general plan or noise ordinance, or applicable standards of other agencies?
	b) Generation of excessive groundborne vibration or groundborne noise levels?
	c) For a project located within the vicinity of a private airstrip or an airport land use plan or, where such a plan has not been adopted, within two miles of a public airport or public use airport, would the project expose people residing or working ...
	a) Induce substantial unplanned population growth in an area, either directly (for example, by proposing new homes and businesses) or indirectly (for example, through extension of roads or other infrastructure)?
	b) Displace substantial numbers of existing people or housing, necessitating the construction of replacement housing elsewhere?
	a) Would the project result in substantial adverse physical impacts associated with the provision of new or physically altered governmental facilities, need for new or physically altered governmental facilities, the construction of which could cause s...
	i) Fire protection?
	ii) Police protection?
	iii) Schools?
	iv) Parks?
	v) Other public facilities?
	a) Would the project increase the use of existing neighborhood and regional parks or other recreational facilities such that substantial physical deterioration of the facility would occur or be accelerated?
	b) Does the project include recreational facilities or require the construction or expansion of recreational facilities which might have an adverse physical effect on the environment?
	a) Conflict with a program plan, ordinance, or policy addressing the circulation system, including transit, roadway, bicycle, and pedestrian facilities?
	b) Would the project conflict or be inconsistent with State CEQA Guidelines section 15064.3, subdivision (b)?
	c) Substantially increase hazards due to a geometric design feature (e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)?
	d) Result in inadequate emergency access?
	a) Cause a substantial adverse change in the significance of a tribal cultural resource, defined in Public Resources Code section 21074 as either a site, feature, place, cultural landscape that is geographically defined in terms of the size and scope ...
	i) Listed or eligible for listing in the California Register of Historical Resources, or in a local register of historical resources as defined in Public Resources Code section 5020.1(k)?
	ii) A resource determined by the lead agency, in its discretion and supported by substantial evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public Resources Code Section 5024.1. In applying the criteria set forth in s...
	a) Require or result in the relocation or construction of new or expanded water, wastewater treatment, or storm water drainage, electric power, natural gas, or telecommunications facilities, the construction or relocation of which could cause signific...
	b) Have sufficient water supplies available to serve the project and reasonably foreseeable future development during normal, dry, and multiple dry years?
	c) Result in a determination by the wastewater treatment provider that serves or may serve the project that it has adequate capacity to serve the project’s projected demand in addition to the provider’s existing commitments?
	d) 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?
	e) Comply with federal, state, and local management and reduction statutes and regulations related to solid waste?
	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 envi...
	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?
	a) Have the potential to substantially degrade the quality of the environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to eliminate a plant or a...
	b) Does the project have impacts that are individually limited, but cumulatively considerable? ("Cumulatively considerable" means that the incremental effects of a project are considerable when viewed in connection with the effects of past projects, t...
	c) Does the project have environmental effects that will cause substantial adverse effects on human beings, either directly or indirectly?
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