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PLANNING COMMISSION - SPECIAL SESSION-
DECEMBER 13, 2023 

6:00 PM
 

NOTICE OF TEMPORARY PROCEDURES FOR PLANNING COMMISSION MEETINGS 

The meeting will be available through Zoom, YouTube, and Peak Agenda for those who wish to join
or require accommodations

Members of the public may participate remotely via zoom at the following link https://zoom.us/join with
the following Webinar ID and Password:

 
Webinar ID: 882 4146 4626
Webinar Password: 344725

                                    Or join by phone: +1 (408) 638-0968

Those participating by phone who would like to make a comment can use the “raise hand” feature by
dialing “*9”. In order to receive the full zoom experience, please make sure your application is up to
date.

Remote zoom participation for members of the public is provided for convenience only. In the event that
the zoom connection malfunctions for any reason, the board of supervisors reserves the right to conduct
the meeting without remote access.

 

Remote Viewing:

Members of the public who wish to watch the meeting can view a livestream of the meeting
online through either the:

A.   Community Media Access Partnership (CMAP) YouTube
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1 CALL TO ORDER

2 PLEDGE OF ALLEGIANCE

3 ROLL CALL

4 CERTIFICATE OF POSTING

5 CONSENT AGENDA 
These items will be considered as a whole without discussion unless a particular item is requested by a
member of the Commission, Staff or the public to be removed from the Consent Agenda.  Approval of a
consent item means approval of the recommended action as specified in the Staff Report.
 
If any member of the public wishes to comment on a Consent Agenda Item please fill out a speaker card
present it to the Clerk prior to consideration of the Consent Agenda and request the item be removed
and considered separately.

5.1. RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF PLANNING AND
BUILDING-Acknowledge certificate of posting for the December 13, 2023, Special
Planning Commission Meeting.

5.2. RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF PLANNING AND
BUILDING-Approve the draft Planning Commision Minutes from the Regular
Meeting of November 15th, 2023.

Page: https://www.youtube.com/channel/UCLj3iW3_dsDzbYqnY1KdCvA.
B.   Peak Agenda Page: https://cosb.granicus.com/ViewPublisher.php?view_id=1

 

Written Comments & Email Public Comment

Members of the public may submit comments via email by 5:00 PM on the Monday prior to
Planning Commission meeting to the Resource Management Agency at sbcplan@cosb.us.

Public Comment Guidelines

         A.  The San Benito County Board of Supervisor's welcomes your comments.
         B.  If participating on Zoom, once you are selected you will hear that you have been unmuted:  At
this time, please state your first name, last name, and county you reside in for the record.  
         C.  Each individual speaker will be limited to a presentation total of three (3) minutes, or such
other time as may be designed by the Chair.
         D. Speakers are encouraged to keep your comments, brief and to the point, and not to repeat
prior testimony, so that as many people as possible can be heard.  Your cooperation is appreciated. 

 

If you have any questions, please contact the Resource Management Agency at
sbcplan@cosb.us.

 

 

 

 

 

 Certificate of Posting 2023-12-13.pdf

 2023-11-15_PC_MINUTES_DRAFT.pdf
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6 REGULAR AGENDA

6.1. RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF PLANNING AND
BUILDING-Receive update and approve amendments to the Procedures for the
Transaction of Business for Planning Commissioners.

6.2. RESOURCE MANAGEMENT AGENCY - S. LOUPE, PUBLIC WORKS
ADMINISTRATOR-Receive informational presentation regarding the status of the
Santana Ranch drainage ponds.SBC FILE NUMBER: 105.3

6.3. RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF PLANNING AND
BUILDING-Department Announcements

7 PUBLIC HEARING

7.1. RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF PLANNING AND
BUILDING-Hold a public hearing regarding County Planning file PLN230006 (Minor
Subdivision / Tentative Parcel Map). This project proposes to subdivide an existing
7.51-acre parcel into three separate parcels, measuring 2.50-acres, 2.50-acres, and
2.51-acres, respectively. Staff will recommend continuation of the hearing to the
regular meeting of January 17th, 2024.

7.2. RESOURCE MANAGMENT AGENCY- A. PRADO, DIRECTOR - PLANNING AND
BUILDINGHold a public hearing and consider adopting a resolution recommending
to the County Board of Supervisors a General Plan map and text amendment
(project also known as County Planning file REF230001) for removal of New
Community Study Areas (NCSAs) from maps found in the San Benito County 2035
General Plan Land Use Element and removal of related New Community policy text
throughout the General Plan.

8 ADJOURNMENT

 

 RESpc_2023-XX_ Procedures for the Transaction of Business for Planning
Commissioners.pdf

 Santana Ranch Stormwater Management_Update (Dec 2023).pdf

 

 

 

 Staff Report
Planning Commission Resolution (draft, including draft Board Resolution)
Att C to Board Resolution -- General Plan NCSA deletion (23 pages)
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https://d2kbkoa27fdvtw.cloudfront.net/cosb/897110e9bb2a9324b3de82aa33c2c5860.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2324720/2023-12-13_SRpc_REF230001_New_Community_Study_Areas_mod.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2323013/2023-12-13_RESpc_2023-nn_REF230001_New_Community_Study_Areas_mod.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2321332/Att_C_GP_NCSA_deletions.pdf


NOTE: A copy of this Agenda is published on the County's Web site by the Friday preceding each
Commission meeting and
may be viewed at www.cosb.us. All proposed agenda items with supportive documents are available for
viewing at the San
Benito County Administration Building, 481 Fourth Street, Hollister, CA between the hours of 8:00 a.m. &
5:00 p.m., Monday
through Friday (except holidays.) This is the same packet that the Planning Commission reviews and
discusses at the
Commission meeting. The project planner's name and email address has been added at the end of each
project description.
As required by Government Code Section 54957.5 any public record distributed to the Planning
Commission less than 72
hours prior to this meeting in connection with any agenda item shall be made available for public
inspection at the Planning
Department, 2301 Technology Parkway, Hollister, CA 95023. Public records distributed during the
meeting will be available for
public inspection at the meeting if prepared by the County. If the public record is prepared by some other
person and
distributed at the meeting it will be made available for public inspection following the meeting at the
Planning Department.
APPEAL NOTICE: Any person aggrieved by the decision of the Planning Commission may appeal the
decision within ten (10)
calendar days to the Board of Supervisors. The notice of appeal must be in writing and shall set forth
specifically wherein the
Planning Commission's decision was inappropriate or unjustified. Appeal forms are available from the
Clerk of the Board at the
San Benito County Administration Office, 481 Fourth Street, Hollister and the San Benito County
Planning Department, 2301
Technology Parkway, Hollister.
NOTE: In compliance with the Americans with Disabilities Act (ADA) the Board of Supervisors meeting
facility is accessible to
persons with disabilities. If you need special assistance to participate in this meeting, please contact the
Clerk of the Board's
office at (831) 636-4000 at least 48 hours before the meeting to enable the County to make reasonable
arrangements to ensure
accessibility.
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SAN BENITO COUNTY
AGENDA ITEM

TRANSMITTAL FORM

SUBJECT:

AGENDA SECTION:

BACKGROUND/SUMMARY:

STRATEGIC PLAN GOALS: 1. Operational Development & Excellence

STRATEGIC PLAN GOALS: 2. Planning And Sustainable Growth

STRATEGIC PLAN GOALS: 3. Technology

STRATEGIC PLAN GOALS: 4. Community Engagement

STRATEGIC PLAN GOALS: 5. Health & Safe Community

MEETING DATE: 12/13/2023

DEPARTMENT: RESOURCE MANAGEMENT AGENCY

AGENDA ITEM PREPARER: Stephanie Reck

RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF PLANNING AND BUILDING-
Acknowledge certificate of posting for the December 13, 2023, Special Planning Commission
Meeting.

CONSENT AGENDA 

N/A

Yes

No

No

Yes

  
Vincent

Ringheden
District No. 1

Richard
Way

District No. 2

Robert
Scagliotti
District No. 3
- Vice-Chair

Robert
Gibson

District No. 4
- Chair

Celeste Toledo-
Bocanegra
District No. 5

 
Item Number: 5.1
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STAFF RECOMMENDATION:

No

Acknowledge certificate of posting for the December 13, 2023, Special Planning Commission Meeting.

 

 
ATTACHMENTS:
Certificate of Posting 2023-12-13.pdf
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SAN BENITO COUNTY
AGENDA ITEM

TRANSMITTAL FORM

SUBJECT:

AGENDA SECTION:

BACKGROUND/SUMMARY:

STRATEGIC PLAN GOALS: 1. Operational Development & Excellence

STRATEGIC PLAN GOALS: 2. Planning And Sustainable Growth

STRATEGIC PLAN GOALS: 3. Technology

STRATEGIC PLAN GOALS: 4. Community Engagement

STRATEGIC PLAN GOALS: 5. Health & Safe Community

MEETING DATE: 12/13/2023

DEPARTMENT: RESOURCE MANAGEMENT AGENCY

AGENDA ITEM PREPARER: Stephanie Reck

RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF PLANNING AND BUILDING-
Approve the draft Planning Commision Minutes from the Regular Meeting of November 15th,
2023.

CONSENT AGENDA 

N/A

Yes

No

No

Yes

  
Vincent

Ringheden
District No. 1

Richard
Way

District No. 2

Robert
Scagliotti
District No. 3
- Vice-Chair

Robert
Gibson

District No. 4
- Chair

Celeste Toledo-
Bocanegra
District No. 5

 
Item Number: 5.2
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STAFF RECOMMENDATION:

No

Approve the draft Planning Commision Minutes from the Regular Meeting of November 15th, 2023.

 

 
ATTACHMENTS:
2023-11-15_PC_MINUTES_DRAFT.pdf
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SAN BENITO COUNTY  
PLANNING COMMISSION 

 
 
 
 
 
 

Vincent Richard Robert Robert Celeste 
Ringheden Way Scagliotti Gibson Toledo- 

District No. 1 District No. 2 District No. 3 District No. 4 Bocanegra 
  - Vice-Chair - Chair District No. 5  

 
Board of Supervisors Chambers 481 Fourth Street, Hollister, CA 95023  

PLANNING COMMISSION - REGULAR SESSION- 
NOVEMBER 15, 2023, MINUTES 

 
NOTICE OF TEMPORARY PROCEDURES FOR PLANNING COMMISSION MEETINGS 
 
The meeting will be available through Zoom, YouTube, and Peak Agenda for those who wish 
to join or require accommodations 

 
Members of the public may participate remotely via zoom at the following link 
https://zoom.us/join with the following Webinar ID and Password: 
 
 

Webinar ID: 827 4010 5054  
Webinar Password: 252426 

 
Or Telephone:  

Dial(for higher quality, dial a number based on your current location):  
+1 408 638 0968 US (San Jose)  

+1 669 444 9171 US  
+1 669 900 6833 US (San Jose)  
+1 346 248 7799 US (Houston)  

+1 719 359 4580 US  
+1 253 205 0468 US  

+1 253 215 8782 US (Tacoma)  
+1 646 931 3860 US  
+1 689 278 1000 US  

+1 301 715 8592 US (Washington DC)  
+1 305 224 1968 US  
+1 309 205 3325 US  

+1 312 626 6799 US (Chicago)  
+1 360 209 5623 US  
+1 386 347 5053 US 
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+1 507 473 4847 US  
+1 564 217 2000 US  

+1 646 876 9923 US (New York) 
 
 
Those participating by phone who would like to make a comment can use the “raise hand” feature by 
dialing “*9”. In order to receive the full zoom experience, please make sure your application is up to 
date. 
 
Remote zoom participation for members of the public is provided for convenience only. In the event 
that the zoom connection malfunctions for any reason, the board of supervisors reserves the right to 
conduct the meeting without remote access. 
 
Remote Viewing: 
 
Members of the public who wish to watch the meeting can view a livestream of the 
meeting online through either the: 
 

A.  Community Media Access Partnership (CMAP) YouTube  
Page: https://www.youtube.com/channel/UCLj3iW3_dsDzbYqnY1KdCvA.  
B.  Peak Agenda Page: https://cosb.granicus.com/ViewPublisher.php?view_id=1 

 
 
Written Comments & Email Public Comment 
 
Members of the public may submit comments via email by 5:00 PM on the Monday prior to 
Planning Commission meeting to the Resource Management Agency at sbcplan@cosb.us. 
 
Public Comment Guidelines 
 

A. The San Benito County Board of Supervisor's welcomes your comments.  
B. If participating on Zoom, once you are selected you will hear that you have been unmuted: At 

this time, please state your first name, last name, and county you reside in for the record.  
C. Each individual speaker will be limited to a presentation total of three (3) minutes, or 

such other time as may be designed by the Chair. 
D. Speakers are encouraged to keep your comments, brief and to the point, and not to repeat 

prior testimony, so that as many people as possible can be heard. Your cooperation is appreciated. 
 

If you have any questions, please contact the Resource Management Agency at sbcplan@cosb.us. 
 
Stephanie Reck, Associate Planner, read the notice of temporary procedures for Planning 
Commission meetings. 
 
1. CALL TO ORDER 
 

Robert Gibson, Chair of the Planning Commission, called the meeting to order at 6:04 
p.m. 

 
2. PLEDGE OF ALLEGIANCE 
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Richard Way, Planning Commissioner, led the pledge of allegiance. 

 
3. ROLL CALL 
 

Stephanie Reck, Associate Planner, conducted roll call. 
 

Vincent Ringheden, Planning Commissioner, was present in chambers. 
 

Richard Way, Planning Commissioner, was present in chambers. 
 

Robert Scagliotti, Vice-Chair of the Planning Commission, was absent. 
 

Robert Gibson, Chair of the Planning Commission, was present in chambers. 
 

Celeste Toledo-Bocanegra, Planning Commissioner, was present in chambers. 
 
4. DEPARTMENT ANNOUNCEMENTS 
 

Abraham Prador, Director of Planning and Building, stated that there were no 
department announcements. 

 
5. PUBLIC COMMENT 
 

Public comment in chambers: 
 

Sandy Patterson-Jamarck, San Benito County resident, stated that she is a new 
appointee to the Community Action Board (CAB) for District 1. She stated that her work 
focusses on support for homeless veterans. She stated that she was appalled at how 
the homeless veterans were treated last week when they were made to sit outside of the 
Vet’s Hall in the cold prior to the services. She stated that she has asked for a tour of 
the facilities as making the veterans wait is an issue. 

 
Brigitte Baumann-Thoorp, San Benito County resident, stated that Hwy 25 was 
recommended as a haul route and that she wants to bring attention to a letter that was 
sent as part of the Final EIR by Debbie Lanthorn. The letter states that Debbie is in 
opposition to the expansion because she lives on Fairview Road and her home is 100 
feet from the road. She read that when the semi trucks drive by our house rumbles and 
we cannot open our windows due to noise, traffic, and vibrations. She 
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read that the EIR is incomplete and does not analyze the stopping needed for the 
lights. 

 
Maureen Nelson, San Benito County resident, stated that the different quantities 
of tonnage for in-county garbage was 2,300 tons no matter what is approved. She 
stated that as you look into the documentation the total waste peak in 2020 was 
1,914 tons per day. She stated that this included both buried waste, beneficial 
reuse waste, and excluded recyclables and green waste. She asked what could 
beneficial waste possibly be? She asked why we would bury it if it were beneficial. 
She stated that the operators are bringing in 1,914 tons a day when they were 
only authorized for a thousand tons. She stated that what we see is incongruent 
with what is accepted and proposed. 

 
Stacie McGrady, San Benito County resident, stated that she appreciated 
Commissioner Ringheden's comments that while his wife is part of Don't Dump on 
San Benito, he would be impartial with consideration of the facts of the landfill 
expansion. She stated that she sat on the Grand Jury and some common themes 
that came up were cronyism and nepotism and the “good ole’ boy” network and 
how critical it is that we stay above that fray and that there is no opportunity for the 
perception of impropriety. She stated that she hopes this has been addressed but 
wanted to make sure there was an awareness of living our ethics. 

 
Barry Katz, San Benito County resident, stated that in the DEIR page 2-4 it states 
that the EIR includes a comparative evaluation of the project with a reasonable 
range of alternative to the project which are capable of obtaining most of the 
project’s objectives and would avoid or lessen any of the significant effects of the 
project. In chapter 6 of the DEIR alternative 1A is analyzed which provides 1,700 
tons per day as the accepted limit. He stated all the alternatives were defined by 
their daily limit. During the October 30th meeting the Commission was presented 
with information where the numbers were being changed. Alternative 1A went to 
2,300 tons, which is the limit. He stated the studies presented were based on the 
maximum daily tonnage and do not cover the new changes in tonnage for the 
alternatives. He handed a letter to the clerk. See letter below.  
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Annette Perez, San Benito County resident, stated that she is concerned about the 
landfill. She stated that the landfill has been operated on just 95 acres since 1968, 
and the landfill was supposed to last till 2035. She stated that since 2013 we have 
taken out-of-county garbage up to 1,000 tons a day which has cheated us out of 
three (3) years of operation of the landfill. She stated that we would not be looking 
at an expasion if we didnt let Waste Connections bring in out of county garbage. 

 
No public comment via Zoom. 

 
Public comment period is closed. 

 
6. CONSENT AGENDA  

These items will be considered as a whole without discussion unless a particular 
item is requested by a member of the Commission, Staff or the public to be 
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removed from the Consent Agenda. Approval of a consent item means approval 
of the recommended action as specified in the Staff Report. 

 
If any member of the public wishes to comment on a Consent Agenda Item please 
fill out a speaker card present it to the Clerk prior to consideration of the Consent 
Agenda and request the item be removed and considered separately. 

 
6.1 RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF 
PLANNING AND BUILDING-  

Acknowledge certificate of posting for the November 15th 2023, Regular 
Planning Commission Meeting. 
  
Richard Way, Planning Commissioner, motioned to adopt the consent 
agenda by acknowledging the certificate of posting for the November 15th 
meeting and approving the Planning Commission Minutes of October 18th 
and November 1st.  

 
Celeste Toledo Bocanegra, Planning Commissioner, seconded this motion. 

 
Motion passed four (4) to zero (0). 

 
Moved by Richard Way; seconded by Celeste Toledo-Bocanegra to Authorize. 
Motion Passed: 4- 0  
Voting For: Richard Way, Robert Gibson, Celeste Toledo-Bocanegra, 
Vincent Ringheden  
Voting Against: None 

 
6.2 RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF 
PLANNING AND  

BUILDING-  
Approve the draft Planning Commision Minutes from the regular meeting of 
October 18th and the special meeting of November 1st. 
  
Richard Way, Planning Commissioner, motioned to adopt the consent 
agenda by acknowledging the certificate of posting for the November 15th 
meeting and approving the Planning Commission Minutes of October 18th 
and November 1st. 

 
Celeste Toledo Bocanegra, Planning Commissioner, seconded this motion. 

 
Motion passed four (4) to zero (0). 

 
Moved by Richard Way; seconded by Celeste Toledo-Bocanegra to 
Authorize. Motion Passed: 4- 0  
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Voting For: Richard Way, Robert Gibson, Celeste Toledo-Bocanegra, 
Vincent Ringheden  
Voting Against: None 

 
7. REGULAR AGENDA 
 

7.1 HEALTH AND HUMAN SERVICES AGENCY - T. BELTON  
Receive presentation from Enrique Arreola, Director of Community Services 
and Workforce Development (CSWD), regarding San Benito County's 
homeless population. Staff to present current information regarding current 
census data, initiatives, outreach efforts, Permanent Supportive Housing 
(PSH), Transitional Housing, the HOME Resource Center, river clean-up 
efforts, and potential funding opportunities. 
 
Enrique Arreola, Deputy Director of Health and Human Services Agency, 
presented information regarding homeless and housing programs available in 
San Benito County. He presented information regarding the point-in-time 
census, HOME Resource Center, Homeless Housing Assistance Program 
(HHAP), Helping Hands Program, Homekey 2.0 transitional housing units, 
Emergency Family Winter Shelter Program, Youth Homeless Services, hotel 
vouchers and transportation assistance, Housing Opportunities for People 
with Aids (HOPWA), Tenant Based Rental Assistance (TBRA), Homeless 
Housing Incentive Program (HHIP), abatement and cleanup efforts in the 
river, and the Permanent Local Housing Allocation (PLHA), and other 
workforce and supportive services. 

 
Enrique Arreola, Deputy Director of Health and Human Services Agency, 
stated that he oversees the Homeless Taskforce Committee meetings which 
are every other month, the next being December 11th at 2 p.m. He asked if 
one or two commissioners would like to participate in the taskforce. 

 
Celeste Toledo-Bocanegra, Planning Commissioner, asked about the point-
in-time count and when that is completed. She asked about the HOME 
Resource Center and what the rules are for individuals who have been 
homeless and just want to get a meal. She asked if there were a transgender 
individual what dormitory would they go to. She asked if there was a profit 
and loss sheet for the items purchased with the PLHA funds so the county 
can see where the funds are going. She asked how we can support 
homeless individuals who do not want to come to the shelter because of the 
rules. 
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Enrique Arreola, Deputy Director of Health and Human Services Agency, 
stated that point-in-time county is done in one (1) day within four (4) hours. He 
stated that there are 10 teams with three (3) individuals, and they are assigned 
census tracks. He stated that any homeless can come to the shelter and get a 
meal if there is space to accept them. He stated that male dormitory gets full, 
but the female dormitory usually has some availability. He stated that with 
regard to a transgender individual he as typically seen them stay in the female 
dormitory. He stated that with regard to grant funding there are fiscal reports 
that can be generated and some reports that are submitted to the state by 
requirements. He stated that profit and loss is something they monitor, and he 
could provide this data. He stated that the way we make homeless feel 
comfortable in the shelter is by conducting outreach and building rapport, 
doing this makes them more accepting of services. 

 
Richard Way, Planning Commissioner, asked to what extent is this a one stop 
process, can all the services be provided from one central location with one 
application process. He stated that he was surprised by the jump in the point-
in-time count from 2019- 2022, he asked what caused this. He added that he 
likes the idea of taking rent from the individuals and refunding it, as it gets 
individuals in the habit of making monthly payments reliably and on time. He 
asked if staff provide references for these individuals to get them into a new 
unit. 

 
Enrique Arreola, Deputy Director of Health and Human Services Agency, 
stated that it depends on who is asking for assistance, for example if it is a 
family with a child, they may qualify for a different service which is within a 
different department of HHSA, but staff would determine what those 
services are before they are sent elsewhere. He stated that in 2019 when 
staff conducted the point-in-time count it was raining heavily that year and 
we think they sought shelter elsewhere, and this may be the reason for the 
lower count. He stated that the count in 2022 should be more accurate. He 
stated that staff have a letter which is provided to the landlords which 
informs of the individuals enrollment in the program and guarantees how 
the rent will be paid. 

 
Robert Gibson, Chair of the Planning Commission, asked if all 16 units would 
be hooked up by the end of 2024 at the migrant center. Staff stated that is the 
goal. 

 
Vincent Ringheden, Planning Commissioner, asked if it is possible that the 
actual number of homeless individuals is more than what is counted. Staff 
stated this was correct as it is a point-in time-count. He asked if there is a time 
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where males stay in the same room as females, staff stated no. He asked if 
there are efforts to help the homeless with drug rehab. staff stated there are 
programs for this, but we do not have a specific drug rehab in this county. He 
asked about the percentage of success for those who have gotten into 
permanent housing. Staff stated the Permanent Supportive Housing Program 
has been operated for 12 years and that it is extremely successful, but staff 
could use more available units for this program. 

 
Public comment in chambers: 

 
Stacey McGrady, San Benito County resident, asked for data on how many 
youths are currently homeless in our community. She also stated that the 
opioid taskforce created a handout card that was provided to law enforcement 
so when they encounter individuals who are using it, they can get into 
resources right away for Medically Aided Treatment Services for addiction. 
She stated that she also works at the Community Food Banks and the 
numbers of homeless are going up as they are serving more people. 

 
No public comment via Zoom. 

 
Public comment period is closed. 

 
Enrique Arreola, Deputy Director of Health and Human Services Agency, 
stated that he would provide the number of homeless youth when he can 
gather the report. 

 
Robert Gibson, Chair of the Planning Commission, appointed Commissioner 
Ringheden and Commissioner Way to the Homeless Taskforce Committee. 

 
8. PUBLIC HEARING 
 
9. COMMISSIONER ANNOUNCEMENTS 
 
10. ADJOURNMENT 
 

Celeste Toledo-Bocanegra, Planning Commissioner, motioned to adjourn the 
meeting. 

 
Vincent Ringheden, Planning Commissioner, seconded this motion. 

 
Motion passed four (4) to zero (0). 
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Moved by Celeste Toledo-Bocanegra; seconded by Vincent Ringheden to 
Authorize. Motion Passed: 4 - 0  
Voting For: Vincent Ringheden, Richard Way, Robert Gibson, Celeste 
Toledo-Bocanegra  
Voting Against: None 
 
 

NOTE: A copy of this Agenda is published on the County's Web site by the Friday 
preceding each Commission meeting and may be viewed at www.cosb.us. All 
proposed agenda items with supportive documents are available for viewing at the 
San Benito County Administration Building, 481 Fourth Street, Hollister, CA between 
the hours of 8:00 a.m. & 5:00 p.m., Monday through Friday (except holidays.) This is 
the same packet that the Planning Commission reviews and discusses at the 
Commission meeting. The project planner's name and email address has been added 
at the end of each project description. As required by Government Code Section 
54957.5 any public record distributed to the Planning Commission less than 72 hours 
prior to this meeting in connection with any agenda item shall be made available for 
public inspection at the Planning Department, 2301 Technology Parkway, Hollister, CA 
95023. Public records distributed during the meeting will be available for public 
inspection at the meeting if prepared by the County. If the public record is prepared by 
some other person and distributed at the meeting it will be made available for public 
inspection following the meeting at the Planning Department. 
 
APPEAL NOTICE: Any person aggrieved by the decision of the Planning 
Commission may appeal the decision within ten (10) calendar days to the Board of 
Supervisors. The notice of appeal must be in writing and shall set forth specifically 
wherein the Planning Commission's decision was inappropriate or unjustified. 
Appeal forms are available from the Clerk of the Board at the San Benito County 
Administration Office, 481 Fourth Street, Hollister and the San Benito County 
Planning Department, 2301Technology Parkway, Hollister. 
 
NOTE: In compliance with the Americans with Disabilities Act (ADA) the Board 
of Supervisors meeting facility is accessible to persons with disabilities. If you 
need special assistance to participate in this meeting, please contact the Clerk 
of the Board's office at (831) 636-4000 at least 48 hours before the meeting to 
enable the County to make reasonable arrangements to ensure accessibility. 
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SAN BENITO COUNTY
AGENDA ITEM

TRANSMITTAL FORM

SUBJECT:

AGENDA SECTION:

BACKGROUND/SUMMARY:

STRATEGIC PLAN GOALS: 1. Operational Development & Excellence

STRATEGIC PLAN GOALS: 2. Planning And Sustainable Growth

STRATEGIC PLAN GOALS: 3. Technology

STRATEGIC PLAN GOALS: 4. Community Engagement

MEETING DATE: 12/13/2023

DEPARTMENT: RESOURCE MANAGEMENT AGENCY

AGENDA ITEM PREPARER: Stephanie Reck

RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF PLANNING AND BUILDING-
Receive update and approve amendments to the Procedures for the Transaction of Business for
Planning Commissioners. 

REGULAR AGENDA

Previous revisions passed and adopted by the San Benito County Planning Commission on October 21,
2009 by Resolution 2009-09, June 2, 2010 by Resolution 2010-06,  August 17, 2011 by Resolution 2011-
07, and March 20, 2019 by Resolution 2019-04 A. 

Yes

No

No

Yes

  
Vincent

Ringheden
District No. 1

Richard
Way

District No. 2

Robert
Scagliotti
District No. 3
- Vice-Chair

Robert
Gibson

District No. 4
- Chair

Celeste Toledo-
Bocanegra
District No. 5

 
Item Number: 6.1
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STRATEGIC PLAN GOALS: 5. Health & Safe Community

STAFF RECOMMENDATION:

No

Receive update and approve amendments to the Procedures for the Transaction of Business for
Planning Commissioners.

 

 

 
ATTACHMENTS:
RESpc_2023-XX_ Procedures for the Transaction of Business for Planning
Commissioners.pdf
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A RESOLUTION OF THE SAN BENITO COUNTY 
PLANNING COMMISSION APPROVING THE AMENDED 
PROCEDURES FOR THE TRANSACTION OF BUSINESS 
FOR PLANNING COMMISSIONERS 

) 
) 
) 
) 

Resolution 2023-__ 

 
 
WHEREAS, the San Benito County Planning Commission has reviewed the existing guidelines for the 
Transaction of Business and hereby desires to amend those guidelines, 
 
NOW THEREFORE BE IT RESOLVED that the San Benito County Planning Commission does 
hereby amend the “Procedures for the Transaction of Business for Planning Commissioners” as set forth 
in Attachment “A”; and, 
 
BE IT FURTHER RESOLVED THAT the revised “Procedures for the Transaction of Business for 
Planning Commissioners” shall hereby replace the procedures adopted by Resolutions 2009-09, 2010-
06, and 2011-07, 2019-04. 
 
PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE COUNTY OF SAN 
BENITO THIS 13TH DAY OF DECEMBER 2023 BY THE FOLLOWING VOTE: 
 
AYES:   

NOES:   

ABSENT:   

ABSTAIN:  

 
 
Robert Gibson, Chair 
San Benito County Planning Commission 

 
ATTEST: 
 
 
 
___________________________________ 
M. Abraham Prado, Director of Planning and Building  
Resource Management Agency San Benito County 
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ATTACHMENT A 

 

SAN BENITO COUNTY 

Procedures for the Transaction of Business 

for 

Planning Commissioners 

 
 
 

Passed and Adopted By the 
San Benito County Planning Commission 

October 21, 2009 
Resolution 2009-09 

 
Amended and Adopted June 2, 2010 

Resolution 2010-06 
 

Amended June 15, 2011 
Approved and Adopted August 17, 2011 

Resolution 2011-07 
 

Amended and Adopted March 20, 2019 
Resolution 2019-04 A 

 
Amended and Adopted on December 13, 2023 

Resolution 2023-__ 
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Procedures for the Transaction of Business 

San Benito County Planning Commission 

The Planning Commission is a quasi-judicial body composed of five members appointed by the Board 
of Supervisors. The Planning Commission advises the County on policies and legislation relating to the 
regulation of growth, development and environmental conditions of various geographical areas and the 
commercial, industrial, and agricultural interests affecting San Benito County. The Commission reviews 
and acts on matters related to planning and land use development and makes recommendations to the 
Board of Supervisors on various land use matters. The Commission is compensated for meeting 
attendance. This Commission is subject to the Conflict of Interest Code, California Form 700. 

 

No. 1: The Commission shall consist of five (5) appointed members and three (3) shall constitute a 
quorum. 

No. 2: As long as all new Planning Commissioners have been appointed by the Board of 
Supervisors by the first meeting in January, the Chair and the Vice Chair shall be elected 
annually at the first meeting in January of each calendar year. If all new Planning 
Commissioners have not yet been appointed and sworn in by the first meeting in January, the 
election for the Chair and Vice Chair shall occur during the first meeting in February of each 
calendar year. In the absence or inability of either to act, the members present shall select a 
member to act as Chair Pro-Tem for that meeting. However, if the Chair or Vice Chair later 
arrives, the Chair or Vice Chair shall then assume responsibility for the meeting upon arrival. 

No. 3: The Director of Planning and Building Inspection  Services or his or her designee shall act as 
the Secretary without any voting rights. In the Director of Planning’s absence, the Chair shall 
appoint an acting Secretary. 

No. 4: Meetings of the San Benito County Planning Commission shall begin at 6:00 PM and be held 
in the San Benito County Board of Supervisors Chambers, 481 Fourth Street, Hollister; or 
such other place as may from time to time be determined by the Commission. At least one 
regular meeting shall be held each month in accordance with San Benito County Code, 
Article III; Section 3.05.51(A). Meetings shall be held per adopted meeting calendar except 
as otherwise determined and noticed by the ClerkSecretary. The calendar for the following 
calendar year shall be adopted no later than the last meeting of the current year. 

No. 5: New agenda items shall not be considered later than 10:00 PM, unless approved by majority 
decision of Planning Commissioners present. Special meetings and legal public notices may 
be called at the direction of the Chair, or a majority of Commissioners, at a regularly 
scheduled meeting. 

No. 6: The Director of Planning and Building Services Inspection or his or her designee shall 
prepare and distribute to the Commission an Agenda for each meeting. Prior to the 
publishing of the packet, the Director of Planning and Building Services shall work with the 
Chair regarding items presented on the Agenda. The Agenda and all related materials shall 
be completed and distributed no later than the WednesdayThursday prior to the scheduled 
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meeting. 

No. 7: At the point of the agenda labeled “Commissioner Announcements,” the members of the 
Planning Commission may report or announce informational topics of interest to the general 
public and fellow Commissioners. Such reports will not be project or applicant specific or 
subject to any final action. 

No. 8: The following procedures are adopted as Rules of Order for public hearings: 

a. Open Public Hearing 
b. Staff presentation 
c. Applicant presentation 
d. Take any testimony from the Public 
e. Rebuttal testimony as determined by Planning Commission 
f. Close Public Hearing 
g. Commission discussion 
h. Render a decision 

No. 9: When the Commission alters or modifies an application, the appropriate finding(s), evidence 
and condition(s) or modification(s) to findings, evidence and conditions shall be clearly 
stated and noted in the record. 

If a motion to approve does not pass, then the Chair shall: 

a. Entertain a motion to deny if sufficient findings are fully articulated to support denial; 
or 

b. Entertain a motion of intent to deny if findings for denial are not fully articulated. 
c. If there is an unbreakable tie vote, the Chair shall solicit findings for both sides and 

state those findings in the record. 

No. 10: Approval of any legislative recommendation (for example, a General Plan adoption or 
amendment, specific plan adoption or amendment, or zone change) requires the affirmative 
vote of a majority of the Commission, i.e. at least three members. Approval of any other 
motion requires the affirmative vote of a majority of those members of the Commission 
present and voting. An abstention disqualifies the member as a voting member. 

An application shall be deemed disapproved unless it is approved, or continued, by the 
required majority vote as provided above. In the event of a tie vote, the motion fails; unless 
another motion is thereafter approved by the required majority vote, the application is 
deemed denied. In the case of an appeal, if an affirmative vote does not occur, the decision 
appealed stands as decided by the decision-maker from which the appeal was taken. 

No. 11: The following section shall constitute the “Rules for Presenting Testimony and the 
Procedures of Conduct” for all Planning Commission matters: 

Introduction: Planning Commission meetings often involve highly emotional issues. It is 
important that all participants conduct themselves with courtesy, dignity and respect. All 
persons must observe the following rules: 

a. When you come to the podium, first identify yourself. You may provide your place of 
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residence, but are not required to do so. Since all meetings are tape recorded, please 
speak clearly and use the microphone provided. 

b. Be recognized by the Chair before speaking; acknowledge to the Chair when you are 
finished. 

c. Address staff by name or by Department. 
d. All remarks must be addressed to the Chair. Conversation or debate between a speaker 

at the podium and a member of the audience is not permitted. 
e. Applauding, catcalls, stamping of feet, whistles, yells or shouting, and/or similar 

demonstrations by the audience are unacceptable public behavior and will be prohibited 
by the Chair. 

f. Conversations between audience members are not allowed during any agenda items. 
g. Keep your testimony brief and to the point. It is encouraged that you talk about the 

proposal and not about individuals involved. It is also encouraged that you focus 
testimony on the most important parts of the proposal. Avoid duplicating testimony 
provided by others. The practice of civility and decorum by all is expected. 

h. Members of the public wishing to speak to the Planning Commission should complete 
and turn into the Clerk a “Speakers Card” prior to the agenda item being called 
indicating the agenda item that they wish to address. 

i. However, with the exception of applicants and appellants addressing the Planning 
Commission during a public hearing, public comment is limited to three (3) minutes per 
speaker. Any organized opposition shall be granted the same time given to 
applicant/appellant to speak. An organized opposition will be recognized only upon 
written application to the Chair (through the Clerk) prior to the hearing. Such 
application should identify the speakers(s) for the opposition. Speakers may not 
concede any part of their allotted time to another speaker. 

j. The Chair may modify the time allocated for public comments per speaker in a manner 
consistent with the orderly conduct of the meeting and such modifications shall be 
fairly applied. 

k. Members of the public and staff must switch any electronic equipment such as pagers 
and cellular telephones to a silent or off mode during Planning Commission meetings. 

l. Written testimony is acceptable. However, letters are most effective when presented at 
least a week in advance of the hearing. The Planning Commission strongly encourages 
written comments in advance so that material may be reviewed. Mail should be 
addressed to the Planning Department to the Planner responsible for a specific project. 

No. 12 If a recommendation is made by the Director of Planning and Building Services or the Chair 
of the Planning Commission that a Regular Meeting be cancelled or changed, the Director of 
Planning and Building Services or the Chair may cancel the Regular Meeting or fix another 
time therefor. Notice of cancellation or a change in a Regular Meeting time must be given at 
least twenty-four hours before the scheduled time of such meeting.  

No. 132: These procedures may be revised by vote of the Planning Commission. 
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SAN BENITO COUNTY
AGENDA ITEM

TRANSMITTAL FORM

SUBJECT:

AGENDA SECTION:

BACKGROUND/SUMMARY:

MEETING DATE: 12/13/2023

DEPARTMENT: RESOURCE MANAGEMENT AGENCY

AGENDA ITEM PREPARER: Arielle Goodspeed

RESOURCE MANAGEMENT AGENCY - S. LOUPE, PUBLIC WORKS ADMINISTRATOR-
Receive informational presentation regarding the status of the Santana Ranch drainage ponds.
SBC FILE NUMBER: 105.3

REGULAR AGENDA

Present an overview and status of the drainage plans for the Santana Ranch development.

 
The Santana Ranch development utilizes three basins to accommodate storm flows. The southerly
portion of the development drains into the Linear Basin which is located west of the school. The central
and northwesterly area of the development drains into Basin B which is located at the northwest corner
of the development. Basin A accepts flows from the easterly, and the future northeasterly, portions of the
development.
 
The design, construction, and operation of the Linear Basin and Basin B are in compliance with both the
County's drainage requirements and the State Waterboard's requirements.
 
Basin A is in compliance with the County's requirements. However, the developer is currently working
with the State Waterboard to meet State's requirements which require the development to “replicate pre-
project water balance (for this permit, defined as the volume of rainfall that ends up as runoff) for the
smallest storms up to the 85th percentile storm event." The developer and the State Waterboard are
working to form a consensus, based on the site's soil conditions, regarding the amount of rainfall that
became runoff prior to the construction of the development (i.e. the pre-project water balance).

  
Vincent

Ringheden
District No. 1

Richard
Way

District No. 2

Robert
Scagliotti
District No. 3
- Vice-Chair

Robert
Gibson

District No. 4
- Chair

Celeste Toledo-
Bocanegra
District No. 5

 
Item Number: 6.2
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STRATEGIC PLAN GOALS: 1. Operational Development & Excellence

STRATEGIC PLAN GOALS: 2. Planning And Sustainable Growth

STRATEGIC PLAN GOALS: 3. Technology

STRATEGIC PLAN GOALS: 4. Community Engagement

STRATEGIC PLAN GOALS: 5. Health & Safe Community

STAFF RECOMMENDATION:

Yes

Yes

No

No

Yes

Receive informational presentation regarding the status of the Santana Ranch drainage ponds.

 

 

 

 

 

 
ATTACHMENTS:
Santana Ranch Stormwater Management_Update (Dec 2023).pdf
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Resource Management Agency
December 13, 2023

Santana Ranch Drainage Pond Status  
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Santana Ranch 
Stormwater Management
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Santana Ranch 
Stormwater Management
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 (F) …..Allowable discharge for the developed area shall be 
limited to the ten-year event pre-development discharge, or 
the channel capacity, whichever is the lesser.

County Drainage Code Requirements
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County Drainage Code Requirements
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State Waterboard Permit
For the Santana Ranch Development

34



BASIN STATUS
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State Waterboard Permit
For the Santana Ranch Development

36
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SAN BENITO COUNTY
AGENDA ITEM

TRANSMITTAL FORM

SUBJECT:

AGENDA SECTION:

BACKGROUND/SUMMARY:

STRATEGIC PLAN GOALS: 1. Operational Development & Excellence

STRATEGIC PLAN GOALS: 2. Planning And Sustainable Growth

STRATEGIC PLAN GOALS: 3. Technology

STRATEGIC PLAN GOALS: 4. Community Engagement

STRATEGIC PLAN GOALS: 5. Health & Safe Community

MEETING DATE: 12/13/2023

DEPARTMENT: RESOURCE MANAGEMENT AGENCY

AGENDA ITEM PREPARER: Arielle Goodspeed

RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF PLANNING AND BUILDING-
Department Announcements

REGULAR AGENDA

Upcoming Planning Commission calendar and scheduling needs.
Accept informational report on recent project applications submitted following November 2023.

Yes

Yes

No

Yes

  
Vincent

Ringheden
District No. 1

Richard
Way

District No. 2

Robert
Scagliotti
District No. 3
- Vice-Chair

Robert
Gibson

District No. 4
- Chair

Celeste Toledo-
Bocanegra
District No. 5

 
Item Number: 6.3
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STAFF RECOMMENDATION:

No

Staff recommends that the Planning Commission receive the informational report, and if desired provide
staff guidance.

 

 
ATTACHMENTS:
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SAN BENITO COUNTY
AGENDA ITEM

TRANSMITTAL FORM

SUBJECT:

AGENDA SECTION:

BACKGROUND/SUMMARY:

STRATEGIC PLAN GOALS: 1. Operational Development & Excellence

STRATEGIC PLAN GOALS: 2. Planning And Sustainable Growth

STRATEGIC PLAN GOALS: 3. Technology

MEETING DATE: 12/13/2023

DEPARTMENT: RESOURCE MANAGEMENT AGENCY

AGENDA ITEM PREPARER: Jonathan Olivas

RESOURCE MANAGEMENT AGENCY - A. PRADO, DIRECTOR OF PLANNING AND BUILDING-
Hold a public hearing regarding County Planning file PLN230006 (Minor Subdivision / Tentative
Parcel Map). This project proposes to subdivide an existing 7.51-acre parcel into three separate
parcels, measuring 2.50-acres, 2.50-acres, and 2.51-acres, respectively. Staff will recommend
continuation of the hearing to the regular meeting of January 17th, 2024. 

PUBLIC HEARING

Staff recommends continuation of the hearing to the regular meeting of January 17th, 2024.
 
The project, which does not currently propose construction, proposes to subdivide a 7.51-acre parcel into
three parcels of 2.50 acres, 2.50 acres, and 2.51 acres. The site has two existing residences, a
driveway, two septic tanks, and drain fields. The neighboring parcel (Assessor’s Parcel Number [APN]
020-290-054) has a shared well that would serve the proposed parcels. 

No

Yes

  
Vincent

Ringheden
District No. 1

Richard
Way

District No. 2

Robert
Scagliotti
District No. 3
- Vice-Chair

Robert
Gibson

District No. 4
- Chair

Celeste Toledo-
Bocanegra
District No. 5

 
Item Number: 7.1
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STRATEGIC PLAN GOALS: 4. Community Engagement

STRATEGIC PLAN GOALS: 5. Health & Safe Community

STAFF RECOMMENDATION:

No

No

No

Staff recommends the Planning Commission hold a public hearing regarding County Planning file
PLN230006 (Minor Subdivision / Tentative Parcel Map) and then continue the item to the regular
meeting of January 17th, 2024.

 

 

 

 
ATTACHMENTS:
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SAN BENITO COUNTY
AGENDA ITEM

TRANSMITTAL FORM

SUBJECT:

AGENDA SECTION:

BACKGROUND/SUMMARY:

MEETING DATE: 12/13/2023

DEPARTMENT: RESOURCE MANAGEMENT AGENCY

AGENDA ITEM PREPARER: Michael Kelly

RESOURCE MANAGMENT AGENCY- A. PRADO, DIRECTOR - PLANNING AND BUILDING
Hold a public hearing and consider adopting a resolution recommending to the County Board of
Supervisors a General Plan map and text amendment (project also known as County Planning file
REF230001) for removal of New Community Study Areas (NCSAs) from maps found in the San
Benito County 2035 General Plan Land Use Element and removal of related New Community
policy text throughout the General Plan.

PUBLIC HEARING

On September 13, 2022, the Board of Supervisors adopted Resolution 2022-103 to initiate a General
Plan amendment process to eliminate or modify the New Community Study Areas (NCSAs).  The
amendment was to include but not necessarily be limited to emphasis on eliminating residential
development other than that permitted for agricultural parcels under current AP (Agricultural Productive)
and AR (Agricultural Rangeland) zoned densities in the Bolsa New Community Study Area in the 2035
San Benito County 2035 General Plan.  At its next regular meeting, on September 27, 2022, for reasons
similar to those stated in the resolution, the Board enacted an ordinance prohibiting applications
regarding the General Plan or any specific plan for approximately one year.

On June 6, 2023, a special meeting joint meeting took place between the Board of Supervisors and the
Planning Commission.  The two bodies jointly received a presentation on several planning topics
including the NCSAs and generally expressed support for removing all of the NCSAs from the 2035
General Plan and to address this without delay.

  
Vincent

Ringheden
District No. 1

Richard
Way

District No. 2

Robert
Scagliotti
District No. 3
- Vice-Chair

Robert
Gibson

District No. 4
- Chair

Celeste Toledo-
Bocanegra
District No. 5

 
Item Number: 7.2
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STRATEGIC PLAN GOALS: 1. Operational Development & Excellence

STRATEGIC PLAN GOALS: 2. Planning And Sustainable Growth

STRATEGIC PLAN GOALS: 3. Technology

STRATEGIC PLAN GOALS: 4. Community Engagement

STRATEGIC PLAN GOALS: 5. Health & Safe Community

STAFF RECOMMENDATION:

The concern with New Community policy initially focused on the Bolsa Study Area, west of State Route
25 between Hollister and the Santa Clara County line, but then extended to the General Plan's other
three NCSAs.  In presenting the draft resolution that the Board of Supervisors adopted as Resolution
2022-103 to initiate this General Plan amendment process on September 13, 2022, Planning staff said
that, since the 2035 San Benito County was adopted in 2015, it has become apparent that a number of
policies and resource constraints may make residential development in the Bolsa New Community Study
Area in particular to be undesirable, including inadequate transportation infrastructure until such time as
Highway 25 and other county arterial road capacity can be constructed and condition improved, provide
better jobs and housing balance in the county, and measures to preserve and protect significant areas of
important productive farmland within the Bolsa area can be established.

The enclosed resolution as drafted further states reasons for removing New Communities and mapped
NCSAs from the General Plan and includes detailed edits to the General Plan in response.

No

Yes

No

No

Yes

Staff recommends that the Planning Commission review the staff report, hold a public hearing, and hear
any proponents and opponents of the proposed action.  Staff further recommends that the Planning
Commission consider Resolution 2023-___ and adopt said resolution and its findings in order to
recommend the proposed General Plan amendment to the Board of Supervisors.

 

 

 

 

 

 

 
ATTACHMENTS:
Staff Report
Planning Commission Resolution (draft, including draft Board Resolution)
Att C to Board Resolution -- General Plan NCSA deletion (23 pages)
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STAFF REPORT 

PROJECT INFORMATION 

Application: REF230001 (General Plan New Community Study Areas Map/Text Deletion) 

Public Hearing: December 13, 2023 

Applicant: County of San Benito 

Owner: Multiple, with approximately 1,200 property owners in mapped study areas 

Location: All unincorporated San Benito County, California 

APN: All unincorporated San Benito County parcels 

Zoning: Multiple designations 

General Plan: Multiple designations 

Planner: Michael Kelly 

 

PROJECT DESCRIPTION 

The current project would amend the General Plan map and text for removal of New Community Study 

Areas (NCSAs) from maps found in the San Benito County 2035 General Plan Land Use Element and 

removal of related New Community policy text throughout the General Plan. 

 

BACKGROUND 

On September 13, 2022, the Board of Supervisors adopted Resolution 2022-103 to initiate a General Plan 

amendment process1 to eliminate or modify the New Community Study Areas (NCSAs).  The amendment 

was to include but not necessarily be limited to emphasis on eliminating residential development other 

than that permitted for agricultural parcels under current AP (Agricultural Productive) and AR 

(Agricultural Rangeland) zoned densities in the Bolsa New Community Study Area in the 2035 San Benito 

County 2035 General Plan.  At its next regular meeting, on September 27, 2022, for reasons similar to 

those stated in the resolution, the Board enacted an ordinance2  prohibiting applications regarding the 

General Plan or any specific plan for approximately one year.  

 

On April 19, 2023, the County Planning Commission received a presentation regarding the NCSAs and 

their physical, environmental, and real property characteristics and constraints.  Planning Commission 

members at that time expressed interest in removal of all NCSAs from the 2035 General Plan. 

 

On June 6, 2023, a special meeting joint meeting took place between the Board of Supervisors and the 

Planning Commission.  The two bodies jointly received a presentation on several planning topics including 

the NCSAs and generally expressed support for removing all of the NCSAs from the 2035 General Plan 

and to address this without delay. 

 

This New Community policy originated in the General Plan Update (GPU) that took place from the late 

2000s to the 2015 plan adoption.  The NCSAs arose from discussion during the GPU, especially that by 

the General Plan Advisory Committee (GPAC), of how to distribute projected population growth.  The 

GPU environmental impact report (EIR) stated that the unincorporated population was “projected to 

increase by approximately 36,102 between 2010 and 2035.”  The alternative created to avoid dramatically 

expanding existing cities, especially Hollister, proposed new communities that would absorb some of that 

growth, in addition to encouraging efficient land use and “protect[ing] exiting [sic] neighborhoods from 

rapid change that can result in displacement,” according to the EIR.  The GPAC developed guiding 

 
1 In accordance with San Benito County Code §19.29.003 and §25.01.011(E). 
2 County Ordinance 1047, an urgency ordinance, established the prohibition for 45 days, which County Ordinance 1048 then 

extended to a full year ending in September 2023. 
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principles later included in the General Plan, with new communities addressed in the principles: 

“Encourage new growth in existing unincorporated communities, new communities, or clustered 

developments in order to preserve prime farmland and rangeland, protect natural habitats, and reduce the 

financial, social, and environmental impacts of urban sprawl.” 

 

 
The four mapped New Community Study Areas—San Juan, Bolsa, Union, and Fairview, potential but not exclusive locations 

for New Communities. 

 

SITE DESCRIPTION 

General Plan policies allow any location in the unincorporated county to be potentially a New Community 

provided both the location and the development proposals suit the expectations set forth by the policies.  

However, the General Plan maps four areas more specifically, having considered these areas at the time 

of plan adoption to be “potentially appropriate for more intense development for … proximity to existing 

job centers, good access to existing transportation corridors, opportunities to provide public transit, 

opportunities for reducing vehicle miles traveled and traffic congestion, fewer impacts to high value 

agricultural land, opportunities for permanent preservation of open space, and fewer impacts to 

environmental resources.” 
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The Bolsa Study Area, west of State Route 25 from northwest of Hollister to the Santa Clara County line, 

has received the greatest attention among the four areas.  The plan describes the area as avoiding 

contiguous farmland and having good access to State highways and a railroad.  However, most of the 

area’s flatter lands contain Prime Farmland or Farmland of Statewide Importance, while the majority of 

the area’s other flatlands are farmland recognized for other levels of importance.  In its resolution initiating 

the current General Plan amendment, the Board of Supervisors described that transportation infrastructure 

was inadequate and needed more capacity, with State Route 25, adjacent to the Bolsa area, specifically 

identified as insufficient. 

 

The San Juan Study Area lies between San Juan Bautista and US Route 101’s crossing into Monterey 

County, with much of the area extending into high, steep terrain.  While the area is noted in the plan as 

avoiding San Juan Valley Prime Farmland, much of the area is inaccessible and dominated by slopes over 

30 percent. 

 

The Union Study Area, straddling Union Road in the hills southwest of Hollister, is presented as lacking 

significant natural resources comparable to San Juan Valley’s farmland, but Prime Farmland is present in 

flatter areas.  Slopes challenge development in this area, and much of the land is fragmented into lots 

smaller than 40 acres.  The Union area nevertheless features the one New Community implemented so far, 

the San Juan Oaks development, although this was in planning at the same time as the General Plan’s 2015 

adoption and was entitled not by New Community policies as much as by its specific plan and 

development agreement. 

 

The Fairview Study Area, east of Fairview Road north of Hollister, is largely already developed with lots 

under 40 acres and often as small as the current zoning minimum of 5 acres.  While undivided grazing 

land exists in the area’s southeast, other undivided land to the north contains large spaces of high-quality 

farmland. 

 

PLANNING AND ZONING 

New Communities and the mapped NCSAs are intended to “accommodate future growth in new, balanced 

communities that provide urban infrastructure and services, employment generating land uses, and 

institutional facilities (e.g., schools, libraries, community centers, fire stations).” The Land Use Element 

further explains: “Since infill development alone is not likely to be able to accommodate projected future 

population growth, New Communities may be necessary as well as desirable to accommodate the 

anticipated population growth in San Benito County.” 

 

In contrast to General Plan land use designations like Agriculture (A) and Residential Rural (RR), New 

Communities are not a land use type implemented in San Benito County Code, such as the Zoning Code.  

The New Community process has instead intended that each development result from a specific plan, a 

General Plan amendment, a zone change, and a development agreement, tools available and independent 

of New Community provisions.  While these may be pursued without the New Community concept, 

policies associated with New Communities have given support to an outcome in which a development 

forms a “unique, self-contained” community with mixed, balanced, and dense land uses served by 

complete infrastructure and satisfying needs for fiscal neutrality or positivity.  New Community policy 

has not planned actual development in itself but instead states that “every future proposal is a standalone 

project that will need to be evaluated by the County on a case-by-case basis” using the policy’s criteria.  

Despite the clearly if loosely mapped NCSAs in the Land Use Element, New Communities are allowed in 

any place for any application that satisfies New Community policy. 
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ENVIRONMENTAL EVALUATION 

Staff will recommend adoption of an addendum to the 2035 General Plan EIR.  An addendum finds that, 

under State CEQA Guidelines §15162(a)(1–3) and §15164, a previously certified EIR sufficiently 

analyzes a current proposal and no EIR recirculation is needed.  Section 15162 sets forth the conditions 

under which recirculation may not occur, with an emphasis on establishing that new or substantially more 

severe significant impacts will not occur, and §15164 requires preparation and adoption of the addendum 

if §15162 conditions exist but changes or additions to the EIR are still necessary.  The draft addendum 

states that the present proposal was contemplated as a scenario in the 2035 General Plan EIR as certified 

in 2015, that mitigation measures were adopted corresponding to the removal of New Community policy, 

and that circumstances around the General Plan and EIR have not changed so much as to cause the current 

action to result in new or substantially more several environmental impacts than considered in 2015. 

STAFF ANALYSIS 

The concern with New Community policy initially focused on the Bolsa Study Area, west of State Route 

25 between Hollister and the Santa Clara County line, but then extended to the General Plan's other three 

NCSAs.  In presenting the draft resolution that the Board of Supervisors adopted as Resolution 2022-103 

to initiate this General Plan amendment process on September 13, 2022, Planning staff described issues 

with NCSAs observed since General Plan adoption: 

 

Since the 2035 San Benito County was adopted in 2015, it has become apparent that a number of 

policies and resource constraints may make residential development in the Bolsa New Community 

Study Area in particular to be undesirable, including inadequate transportation infrastructure until such 

time as Highway 25 and other county arterial road capacity can be constructed and condition improved, 

provide better jobs and housing balance in the county, and measures to preserve and protect significant 

areas of important productive farmland within the Bolsa area can be established. Recently adopted 6th 

cycle Regional Housing Need Allocation (RHNA) goals emphasize that residential growth should 

occur predominantly within the City of Hollister and not in areas of productive farmland of the 

unincorporated County. Limiting development in the unincorporated portions of San Benito County 

to commercial or industrial uses to provide jobs and positive tax revenue and impact fees is a priority 

under the Economic Development element of the General Plan. 

 

Since 2015 large areas of the San Juan New Community Study Area have been or are in the process 

of being set aside with open space, habitat, or agricultural conservation easements or land trusts, 

making most of the designated area unsuitable for development as a "new community". Much of the 

Fairview Community Study Area was already developed in large lot (5-acre) agriculturally-zoned 

residential subdivisions in the 1990s, while most of the remainder consists of prime or important 

agricultural land which may be best preserved and protected. The Union Road New Community Study 

Area includes the already planned San Juan Oaks development, five community service area 

residential developments (Hidden Valley #15, Union Heights #35, Ashford Highlands #38, Hollister 

Ranch Estates #49, Monte Bello #52) and significant areas (over 400 acres) of prime agricultural lands 

that as a result have limited areas that might be consistent with an opportunity for the development of 

a new community. In short, a land capability analysis should be done in evaluating what if any part of 

a new community plan area should be retained in a general plan amendment. 

 

The enclosed resolution as drafted states the following as reasons for removing New Communities and 

mapped NCSAs from the General Plan: 

• The amendment removes a policy allowing development discontiguous from existing developed 

areas.  Multiple policies and resource constraints may cause residential development in the New 
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Community Study Areas to be undesirable, including inadequate transportation infrastructure until 

such time as State Route 25 and other county arterial road capacity can be constructed and conditions 

improved.  A need exists to provide better jobs–housing balance in the county, currently with 

approximately 44 percent of workers age 16 or over commuting to jobs outside San Benito County,  

and to establish measures to preserve and protect significant areas of important productive farmland 

from development. 

• Adopted 6th-cycle Regional Housing Need Allocation (RHNA) goals emphasize that residential 

growth should occur predominantly within the City of Hollister and not in areas of productive 

farmland of the unincorporated county. 

• Much potentially available land within the Fairview NCSA largely coincides with Prime Farmland 

and Grade-1 soil.  Approximately half of the Bolsa NCSA flatlands contain Prime Farmland or 

Farmland of Statewide Importance, and the majority of the remaining flatlands are farmland 

recognized for other levels of importance. 

• The Union and Fairview NCSAs are too fragmented into rural-styled residential developments and 

other lots of 40 acres or smaller to accommodate a coherent, properly scaled community with a self-

contained “mix of residential, commercial, employment, parks, and open space centered around 

community cores” as envisioned by the Land Use Element. 

• Hillier portions of the Bolsa NCSA, most of the Union NCSA, and the great majority of the San 

Juan NCSA have slopes requiring high-intensity and large-volume earthmoving with potentially 

excessive environmental effects. 

• The San Juan NCSA especially has terrain constraints, with few areas distant from slopes over 30 

percent and few physical possibilities of reaching lands within the NCSA beyond those adjacent to 

Rocks Road, including those already developed as part of the Rancho Larios subdivision.  Much of 

this NCSA is also set aside with open space, habitat, and agricultural conservation easements or 

similar title limitations and is therefore unavailable to the New Community concept. 

 

STAFF RECOMMENDATION 

Staff recommends that the Planning Commission review the staff report, hold a public hearing, and hear 

any proponents and opponents of the proposed action.  Staff further recommends that the Planning 

Commission consider Resolution 2023-___ and adopt said resolution and its findings in order to 

recommend the proposed General Plan amendment to the Board of Supervisors. 

 
ATTACHMENTS 

A. Planning Commission Resolution 2023-___ (draft), including 

• Exhibit A to Planning Commission Resolution — Board of Supervisors Resolution (draft, recommended), 

including 

 Exhibit A to Board Resolution — General Plan Amendment Findings 

 Exhibit B to Board Resolution — Addendum to San Benito County 2035 General Plan EIR 

 Exhibit C to Board Resolution — General Plan Edits Deleting New-Community Policies 
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BEFORE THE PLANNING COMMISSION OF THE COUNTY OF SAN BENITO 
 

RESOLUTION 2023-___ 
 

A RESOLUTION OF THE SAN BENITO COUNTY PLANNING COMMISSION RECOMMENDING 
TO THE COUNTY BOARD OF SUPERVISORS ADOPTION OF A GENERAL PLAN AMENDMENT 
FOR DELETION OF NEW COMMUNITY STUDY AREAS FROM THE SAN BENITO COUNTY 
2035 GENERAL PLAN. 

 
WHEREAS, at the regular meeting of the Board of Supervisors of September 13, 2022, in 

accordance with §19.29.003 and §25.01.011(E) of the Code of San Benito County, California, the Board 
of Supervisors adopted Resolution 2022-103 to initiate a General Plan amendment process to eliminate 
from or modify the New Community Study Areas (NCSAs), including but not limited to emphasis on 
eliminating residential development other than that permitted for agricultural parcels under current AP 
(Agricultural Productive) and AR (Agricultural Rangeland) zoned densities in the Bolsa New Community 
Study Area in the 2035 San Benito County 2035 General Plan; and 

WHEREAS subsequently, at the County Planning Commission regular meeting of April 19, 2023, 
after receiving a presentation regarding the NCSAs and their physical, environmental, and real property 
characteristics and constraints, Planning Commission members expressed interest in removal of all 
NCSAs from the 2035 General Plan; and 

WHEREAS subsequently, at a special meeting on June 6, 2023, the Board of Supervisors and 
Planning Commission jointly received a presentation on several planning topics including the NCSAs and 
generally expressed support for removing all of the NCSAs from the 2035 General Plan and to address 
this without delay; and 

WHEREAS the current project, now known as County Planning file REF230001, would amend 
the San Benito County 2035 General Plan to remove map and text references to New Community Study 
Areas (NCSAs) and text references to New Community policy more generally, said changes being detailed 
within Exhibit A; and 

WHEREAS the four NCSAs (Bolsa, Fairview, Union, and San Juan) are defined in mapping and 
policy text within the 2035 General Plan Land Use Element and as mapped contain a collective area of 
approximately 28,757 acres; and 

WHEREAS the 2035 General Plan designates the NCSAs as being mostly within the Agriculture 
(A) land use designation, with a maximum residential density of 1 dwelling unit per 5 acres, and the 
Rangeland (RG) land use designation, with a maximum residential density of 1 dwelling unit per 40 acres; 
and 

WHEREAS the General Plan states that the “purpose of identifying the New Community Study 
Areas is to provide the opportunity for San Benito County to accommodate some future growth in new 
unincorporated communities, while protecting productive agricultural lands, preserving open space, and 
creating a sustainable land use pattern in the county”; and 

WHEREAS the General Plan Land Use Element Policy LU-8.4 specifies that any implementation 
of an NCSA would require a General Plan amendment and Specific Plan application, together with 
compliance with the California Environmental Quality Act (CEQA), through public hearings before both 
the Planning Commission and Board of Supervisors; and 

Attachment A to Staff Report to the Planning Commission 
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WHEREAS, since the 2035 San Benito County was adopted in 2015, it has become apparent that 
a number of policies and resource constraints may cause residential development in the New Community 
Study Areas to be undesirable, including inadequate transportation infrastructure until such time as State 
Route 25 and other county arterial road capacity can be constructed and conditions improved, and that a 
need exists to provide better jobs–housing balance in the county, currently with approximately 44 percent 
of workers age 16 or over commuting to jobs outside San Benito County,1 and to establish measures to 
preserve and protect significant areas of important productive farmland from development; and 

WHEREAS the adopted 6th cycle Regional Housing Need Allocation (RHNA) goals emphasize 
that residential growth should occur predominantly within the City of Hollister and not in areas of 
productive farmland of the unincorporated County; and 

WHEREAS on July 21, 2015, the County Board of Supervisors certified2 the General Plan 
Environmental Impact Report (EIR), which, pursuant to CEQA, evaluated potential environmental 
impacts of adopting the 2035 General Plan both with and without the NCSAs, and in certifying the EIR 
the Board adopted mitigation measures corresponding to the EIR’s study of a scenario omitting NCSAs 
despite subsequently adopting on the same date the 2035 General Plan with NCSAs included3; and 

WHEREAS the 2035 General Plan was adopted as a comprehensive update of the County’s 
previous General Plan (adopted in 1982, then amended periodically), including the continuation of many 
existing policies, the modification or deletion of others, and the addition of new policies such as those of 
the New Community Study Areas; and 

WHEREAS no New Community has yet been implemented, with the exception of one project4 
concurrently in planning at the time of the EIR’s preparation; and 

WHEREAS County staff, in accordance with State Government Code §65352, referred the 
proposed General Plan amendment to the relevant agencies listed in §65352(a) for a 45-day period to 
provide comment on the proposed action; and 

WHEREAS County staff, pursuant to State Government Code §65352 and §65352.3, made 
available a 90-day period for Native American tribal representatives to request consultation regarding the 
proposed General Plan amendment; and 

WHEREAS the Planning Commission of the County of San Benito reviewed and considered the 
proposed General Plan amendment along with all written and oral testimony presented at a regularly 
scheduled public hearing held on December 13, 2023; and 

WHEREAS the current proposal if adopted by the Board of Supervisors would be the first 
amendment to the General Plan during the calendar year of 2024; and 

WHEREAS real property within all the NCSAs together is owned by approximately 1,200 unique 
property owners; and 

WHEREAS notice of the public hearing before the Planning Commission was given pursuant to 
State Government Code §65090 et seq., especially §65091(a)(4–5), by a one-sixth-page newspaper 
display advertisement published in the Hollister Free Lance edition of December 1, 2023; and 

 
1 American Community Survey 2022 1-Year Estimates Table S0801 (Commuting Characteristics by Sex). 
2 Under Board Resolution 2015-58. 
3 Under Board Resolution 2015-59. 
4 San Juan Oaks (General Plan Amendment 13-14, Specific Plan 006-13, Zone Change 13-179, and Tentative Subdivision Map 

13-86), approved in November 2015, four months after 2035 General Plan adoption. 
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WHEREAS, at the conclusion of the public testimony, the Planning Commission closed the public 
hearing, deliberated, and considered the merits of recommending that the Board of Supervisors adopt the 
resolution attached as Exhibit A that would 

• make findings therein regarding amendment of the General Plan, 

• adopt an addendum to San Benito County 2035 General Plan Environmental Impact Report 
to declare pursuant to CEQA that conditions do not exist that would require preparation of a 
subsequent or supplemental EIR for the current action, and 

• remove map and text references to New Community Study Areas (NCSAs) from the San 
Benito County 2035 General Plan, 

NOW THEREFORE BE IT RESOLVED that, based on the evidence in the record, the Planning 
Commission of the County of San Benito hereby adopts the aforementioned findings regarding 
amendment of the General Plan (included in Exhibit A), and 

BE IT FURTHER RESOLVED that the Planning Commission hereby acknowledges the validity 
and adequacy of the aforementioned addendum to San Benito County 2035 General Plan Environmental 
Impact Report (included in Exhibit A), and 

BE IT FURTHER RESOLVED that, based on the foregoing findings and evidence in the record, 
the Planning Commission hereby recommends that the Board of Supervisors adopt the resolution attached 
as Exhibit A including therein its findings, EIR addendum, and General Plan amendment. 

 

PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE COUNTY OF SAN 
BENITO THIS 13TH DAY OF DECEMBER 2023 BY THE FOLLOWING VOTE: 
 
AYES:  Commissioner(s) 

NOES:  Commissioner(s) 

ABSENT:  Commissioner(s) 

ABSTAIN: Commissioner(s) 

 
 
 

___________________________________ 
Robert Gibson, Chair 
San Benito County Planning Commission 

 
ATTEST: 
 
 
___________________________________ 
M. Abraham Prado, Director of Planning and Building 
Resource Management Agency of San Benito County 
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BEFORE THE BOARD OF SUPERVISORS OF THE COUNTY OF SAN BENITO 
 

RESOLUTION 2023-___ 
 

A RESOLUTION OF THE SAN BENITO COUNTY BOARD OF SUPERVISORS TO ADOPT A 
GENERAL PLAN AMENDMENT FOR DELETION OF NEW COMMUNITY STUDY AREAS FROM 
THE SAN BENITO COUNTY 2035 GENERAL PLAN. 

 
WHEREAS, at the regular meeting of the Board of Supervisors of September 13, 2022, in 

accordance with §19.29.003 and §25.01.011(E) of the Code of San Benito County, California, the Board 
of Supervisors adopted Resolution 2022-103 to initiate a General Plan amendment process to eliminate 
from or modify the New Community Study Areas (NCSAs), including but not limited to emphasis on 
eliminating residential development other than that permitted for agricultural parcels under current AP 
(Agricultural Productive) and AR (Agricultural Rangeland) zoned densities in the Bolsa New Community 
Study Area in the 2035 San Benito County 2035 General Plan; and 

WHEREAS subsequently, at the County Planning Commission regular meeting of April 19, 2023, 
after receiving a presentation regarding the NCSAs and their physical, environmental, and real property 
characteristics and constraints, Planning Commission members expressed interest in removal of all 
NCSAs from the 2035 General Plan; and 

WHEREAS subsequently, at a special meeting on June 6, 2023, the Board of Supervisors and 
Planning Commission jointly received a presentation on several planning topics including the NCSAs and 
generally expressed support for removing all of the NCSAs from the 2035 General Plan and to address 
this without delay; and 

WHEREAS the current project, now known as County Planning file REF230001, would amend 
the San Benito County 2035 General Plan to remove map and text references to New Community Study 
Areas (NCSAs) and text references to New Community policy more generally, said changes being detailed 
within Exhibit C; and 

WHEREAS the four NCSAs (Bolsa, Fairview, Union, and San Juan) are defined in mapping and 
policy text within the 2035 General Plan Land Use Element and as mapped contain a collective area of 
approximately 28,757 acres; and 

WHEREAS the 2035 General Plan designates the NCSAs as being mostly within the Agriculture 
(A) land use designation, with a maximum residential density of 1 dwelling unit per 5 acres, and the 
Rangeland (RG) land use designation, with a maximum residential density of 1 dwelling unit per 40 acres; 
and 

WHEREAS the General Plan states that the “purpose of identifying the New Community Study 
Areas is to provide the opportunity for San Benito County to accommodate some future growth in new 
unincorporated communities, while protecting productive agricultural lands, preserving open space, and 
creating a sustainable land use pattern in the county”; and 

WHEREAS the General Plan Land Use Element Policy LU-8.4 specifies that any implementation 
of an NCSA would require a General Plan amendment and Specific Plan application, together with 
compliance with the California Environmental Quality Act (CEQA), through public hearings before both 
the Planning Commission and Board of Supervisors; and 
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WHEREAS, since the 2035 San Benito County was adopted in 2015, it has become apparent that 
a number of policies and resource constraints may cause residential development in the New Community 
Study Areas to be undesirable, including inadequate transportation infrastructure until such time as State 
Route 25 and other county arterial road capacity can be constructed and conditions improved, and that a 
need exists to provide better jobs–housing balance in the county, currently with approximately 44 percent 
of workers age 16 or over commuting to jobs outside San Benito County,5 and to establish measures to 
preserve and protect significant areas of important productive farmland from development; and 

WHEREAS the adopted 6th cycle Regional Housing Need Allocation (RHNA) goals emphasize 
that residential growth should occur predominantly within the City of Hollister and not in areas of 
productive farmland of the unincorporated County; and 

WHEREAS on July 21, 2015, the County Board of Supervisors certified6 the General Plan 
Environmental Impact Report (EIR), which, pursuant to CEQA, evaluated potential environmental 
impacts of adopting the 2035 General Plan both with and without the NCSAs, and in certifying the EIR 
the Board adopted mitigation measures corresponding to the EIR’s study of a scenario omitting NCSAs 
despite subsequently adopting on the same date the 2035 General Plan with NCSAs included7; and 

WHEREAS the 2035 General Plan was adopted as a comprehensive update of the County’s 
previous General Plan (adopted in 1982, then amended periodically), including the continuation of many 
existing policies, the modification or deletion of others, and the addition of new policies such as those of 
the New Community Study Areas; and 

WHEREAS no New Community has yet been implemented, with the exception of one project8 
concurrently in planning at the time of the EIR’s preparation; and 

WHEREAS County staff, in accordance with State Government Code §65352, referred the 
proposed General Plan amendment to the relevant agencies listed in §65352(a) for a 45-day period to 
provide comment on the proposed action; and 

WHEREAS County staff, pursuant to State Government Code §65352 and §65352.3, made 
available a 90-day period for Native American tribal representatives to request consultation regarding the 
proposed General Plan amendment; and 

WHEREAS the Planning Commission of the County of San Benito reviewed and considered the 
proposed General Plan amendment along with all written and oral testimony presented at a regularly 
scheduled public hearing held on December 13, 2023; and 

WHEREAS the Planning Commission, based on the foregoing findings and evidence in the 
record, has recommended that the Board of Supervisors adopt the proposed General Plan amendment 
together with necessary findings and CEQA analysis; and 

WHEREAS the current proposal if adopted by the Board of Supervisors would be the first 
amendment to the General Plan during the calendar year of 2024; and 

 
5 American Community Survey 2022 1-Year Estimates Table S0801 (Commuting Characteristics by Sex). 
6 Under Board Resolution 2015-58. 
7 Under Board Resolution 2015-59. 
8 San Juan Oaks (General Plan Amendment 13-14, Specific Plan 006-13, Zone Change 13-179, and Tentative Subdivision Map 

13-86), approved in November 2015, four months after 2035 General Plan adoption. 
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WHEREAS real property within all the NCSAs together is owned by approximately 1,200 unique 
property owners; and 

WHEREAS notice of the public hearing before the Board of Supervisors was given pursuant to 
State Government Code §65090 et seq., especially §65091(a)(4–5), by a [      dimensions of display 
advertisement, one-eighth-page minimum      ] newspaper display advertisement published in the Hollister 
Free Lance edition of [      publication date      ]; and 

WHEREAS the Board of Supervisors of the County of San Benito reviewed and considered the 
proposed General Plan amendment along with all written and oral testimony presented at a regularly 
scheduled public hearing held on [      hearing date      ]; and 

WHEREAS, at the conclusion of the public testimony, the Board of Supervisors closed the public 
hearing, deliberated, and considered the merits of the current proposal, 

NOW THEREFORE BE IT RESOLVED that, based on the evidence in the record, the Board 
of Supervisors of the County of San Benito hereby adopts the findings regarding amendment of the 
General Plan and attached as Exhibit A, and 

BE IT FURTHER RESOLVED that the Board of Supervisors hereby adopts an addendum to 
San Benito County 2035 General Plan Environmental Impact Report to declare pursuant to CEQA that 
conditions do not exist that would require preparation of a subsequent or supplemental EIR for the current 
action, said addendum being attached as Exhibit B, and 

BE IT FURTHER RESOLVED that, based on the foregoing findings and evidence in the record, 
the Board of Supervisors hereby adopts the presently proposed General Plan amendment, its map edits 
and text edits being detailed in Exhibit C. 
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PASSED AND ADOPTED BY THE BOARD OF SUPERVISORS OF THE COUNTY OF SAN 
BENITO THIS [      hearing date      ] BY THE FOLLOWING VOTE: 

 

AYES Supervisor(s): 

NOES  Supervisor(s): 

ABSENT  Supervisor(s): 

ABSTAIN  Supervisor(s): 

 

 

  

 

By:  _________________________________ 
 [      Chair      ], Chair of the Board of Supervisors 
 

 

 

ATTEST:  

 

 

By:  _________________________________ 
  Vanessa Delgado, Clerk of the Board of Supervisors 

 

 

Date:  _________________________________ 

APPROVED AS TO LEGAL FORM 

 

 

By:  _________________________________ 
  Barbara Thompson, County Counsel 

 

 

Date:  _________________________________ 
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Exhibit A to Board of Supervisors Resolution 
 

General Plan Amendment Findings 
 
Finding 1:  The approval of the General Plan amendment is deemed to be in the public’s interest, and 
compelling reasons exist to amend the General Plan to address changes in State or federal law and 
problems and opportunities that were unanticipated at the time of adoption or the last amendment. 
Evidence:   

• The amendment removes a policy allowing development discontiguous from existing developed 
areas.  Multiple policies and resource constraints may cause residential development in the New 
Community Study Areas to be undesirable, including inadequate transportation infrastructure until 
such time as State Route 25 and other county arterial road capacity can be constructed and 
conditions improved.  A need exists to provide better jobs–housing balance in the county, currently 
with approximately 44 percent of workers age 16 or over commuting to jobs outside San Benito 
County,9 and to establish measures to preserve and protect significant areas of important productive 
farmland from development. 

• Adopted 6th-cycle Regional Housing Need Allocation (RHNA) goals emphasize that residential 
growth should occur predominantly within the City of Hollister and not in areas of productive 
farmland of the unincorporated county. 

• Much potentially available land within the Fairview NCSA largely coincides with Prime Farmland 
and Grade-1 soil.  Approximately half of the Bolsa NCSA flatlands contain Prime Farmland or 
Farmland of Statewide Importance, and the majority of the remaining flatlands are farmland 
recognized for other levels of importance. 

• The Union and Fairview NCSAs are too fragmented into rural-styled residential developments and 
other lots of 40 acres or smaller to accommodate a coherent, properly scaled community with a self-
contained “mix of residential, commercial, employment, parks, and open space centered around 
community cores” as envisioned by the Land Use Element. 

• Hillier portions of the Bolsa NCSA, most of the Union NCSA, and the great majority of the San Juan 
NCSA have slopes requiring high-intensity and large-volume earthmoving with potentially excessive 
environmental effects. 

• The San Juan NCSA especially has terrain constraints, with few areas distant from slopes over 
30 percent and few physical possibilities of reaching lands within the NCSA beyond those adjacent 
to Rocks Road, including those already developed as part of the Rancho Larios subdivision.  Much 
of this NCSA is also set aside with open space, habitat, and agricultural conservation easements or 
similar title limitations and is therefore unavailable to the New Community concept. 

 
Finding 2:  The General Plan amendment substantially complies with requirements of State Government 
Code §65302, regarding the required contents and topics to be included in General Plan mandatory 
elements. 
Evidence:  The 2035 General Plan was a comprehensive update adopted in July 2015 and amended 
subsequently.  Among elements mandated by State Government Code §65302, the current amendment 
modifies the 2035 General Plan’s Land Use Element and, serving as the mandatory open space and 
conservation elements, the Natural and Cultural Resources Element.  While the General Plan presently 
does not contain an Environmental Justice Element, revision of two or more elements necessitates a 
finding of compliance with State law on this mandatory element. 

• Land use per Government Code §65302(a) — The revision removes the central policy basis for New 
Community Study Areas from the Land Use Element.  The change maintains all mandatory land use 

 
9 American Community Survey 2022 1-Year Estimates Table S0801 (Commuting Characteristics by Sex). 
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planning details including distribution, location, and extent of land uses and standards of population 
density and building intensity. 

• Conservation per Government Code §65302(d) — The revision deletes reference to New Community 
Study Areas within a policy requiring visual screening for such development.  The change affects no 
conservation planning details mandated for inclusion. 

• Open space per Government Code §65302(e) — Deletion of New Community Study Areas, in 
addition to removing policy allowing urban or suburban densities of development in locations away 
from established communities with similar densities, makes no changes diminishing compliance with 
mandates for open-space planning details, including those of Government Code §65560 et seq., 
regarding open-space lands. 

• Environmental justice per Government Code §65302(h) — The General Plan presently does not 
contain an Environmental Justice Element.  Revision of two or more elements concurrently from 
2018 onward requires adoption or review of this element if the jurisdiction has a disadvantaged 
community.  For the purposes of Senate Bill 535 (2012) and Assembly Bill 1550 (2016), the 
California Environmental Protection Agency (CalEPA) has identified disadvantaged communities 
based on “geographic, socioeconomic, public health, and environmental hazard criteria” and has 
found no such disadvantaged communities in San Benito County.  Therefore, while the present 
General Plan amendment revises two or more elements concurrently, no Environmental Justice 
Element adoption is currently required. 
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Exhibit B to Board of Supervisors Resolution 
 

Addendum to San Benito County 2035 General Plan 
(General Plan Amendment 09-42) 

Environmental Impact Report 
(State Clearinghouse No. 2011111016) for 

New Community Study Areas Map/Text Deletion 
 

County of San Benito 
December 13, 2023 

The current project proposes to amend the San Benito County 2035 General Plan (2035 General Plan) to 
remove New Community policy including map and text references to New Community Study Areas 
(NCSAs).  (The project is also known as County Planning file REF230001.)  A program-level 
environmental impact report (EIR) was prepared for the 2035 General Plan in accordance with the 
California Environmental Quality Act (CEQA) and included study of effects from actions equivalent to 
those of the current project.  Having not triggered the conditions in State CEQA Guidelines Section 15162 
and 15164, the current action requires no analysis under a subsequent or supplemental EIR, and an 
addendum to the EIR represents sufficient CEQA review of the action. 

Triggers for Further Environmental Review Under CEQA 

To provide a degree of finality, CEQA requires that, once an EIR has been completed and certified, the 
lead agency may not require preparation of a subsequent or supplemental EIR unless one of three 
triggering conditions exists as described below by State CEQA Guidelines Section 15162(a)(1–3): 

(a) When an EIR has been certified or negative declaration adopted for a project, no subsequent EIR 
shall be prepared for that project unless the lead agency determines, on the basis of substantial 
evidence in light of the whole record, one or more of the following:  

(1) Substantial changes are proposed in the project which will require major revisions of the 
previous EIR or negative declaration due to the involvement of new significant environmental 
effects or a substantial increase in the severity of previously identified significant effects;  

(2) Substantial changes occur with respect to the circumstances under which the project is 
undertaken which will require major revisions of the previous EIR or negative declaration due to 
the involvement of new significant environmental effects or a substantial increase in the severity 
of previously identified significant effects; or  

(3) New information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the previous EIR was certified as 
complete or the negative declaration was adopted, shows any of the following:  

(A) The project will have one or more significant effects not discussed in the previous EIR or 
negative declaration;  

(B) Significant effects previously examined will be substantially more severe than shown in the 
previous EIR;   
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(C) Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible and would substantially reduce one or more significant effects of the project, but the 
project proponents decline to adopt the mitigation measure or alternative; or  

(D) Mitigation measures or alternatives which are considerably different from those analyzed 
in the previous EIR would substantially reduce one or more significant effects on the 
environment, but project proponents decline to adopt the mitigation measure or alternative. 

CEQA Guidelines Section 15164 states, in relevant part:  “The lead agency or responsible agency shall 
prepare an addendum to a previously certified EIR if some changes or additions are necessary but none of 
the conditions described in Section 15162 calling for the preparation of a subsequent EIR have occurred.”  
Furthermore, although not required under the law, a lead agency may prepare an addendum to a previously 
certified EIR to evaluate changes to a project, changes in circumstances, or new information, and to 
document the agency’s determination that an environmental review under CEQA is not required.  See 
Section 15164. 

Previous Documentation Under Prior Certified Environmental Impact Report 

The San Benito County 2035 General Plan (2035 General Plan) was considered under the project file 
known as General Plan Amendment 09-42, for which a program-level environmental impact report (EIR) 
was prepared in accordance with the California Environmental Quality Act (CEQA) pursuant to State 
CEQA Guidelines §15161 and §15168.  The San Benito County (County) Planning Commission at a 
public hearing on July 1, 2015, adopted Resolution 2015-04 to recommend that the County Board of 
Supervisors certify the EIR.  The County Board of Supervisors subsequently, at a public hearing on 
July 21, 2015, adopted Resolution 2015-58 to make findings pursuant to CEQA and to certify the EIR and 
adopted Resolution 2015-59 to adopt the 2035 General Plan. 

The EIR examined and disclosed all environmental impacts of the project as compared to the existing 
environment across San Benito County from both a local and regional perspective.  At its public hearing 
on July 21, 2015, the Board of Supervisors considered the EIR along with the recommended mitigation 
measures, the mitigation monitoring and reporting program, the statement of overriding considerations, 
and all findings required by CEQA.  The public hearing resulted in the Board’s adoption of Resolution 
2015-58, certifying the EIR, adopting findings required by CEQA including a statement of overriding 
considerations, and adopting a mitigation monitoring program. 

Among other things, the 2035 General Plan contemplates a significant amount of residential development 
that is anticipated to occur during the planning horizon to address the County’s housing needs for all 
economic segments and, in particular, to satisfy the County’s regional housing needs in accordance with 
State housing law.  The EIR analyzed the environmental consequences of implementing the 2035 General 
Plan, including the planned growth described therein as well as the various programs and policies 
(including, without limitation, Program LU-8) set forth in the 2035 General Plan that are designed to guide 
that planned growth. 

Prior to approval of subsequent actions under the 2035 General Plan that constitute a “project” under 
CEQA, the County is required to determine whether the environmental effects of such actions are within 
the scope of the project covered by the EIR, and whether additional environmental analysis is required.  If 
the agency finds that none of the triggers set forth in State CEQA Guidelines §15162 has occurred, then 
no further environmental review shall be required, and the County may document these conclusions in an 
addendum pursuant to State CEQA Guidelines §15164(e). 
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Addendum Pursuant to Section 15164 (Analysis of Current Proposal in Relation to Prior EIR) 

The Revised Draft EIR (RDEIR), a programmatic and non-project-level analysis circulated in 
March 2015, described two growth scenarios.  Scenario 1, the Hollister-Centered Growth Scenario, 
“envision[ed] that the majority of new population growth [through 2035] would occur in the 
unincorporated area of the County in and around the City of Hollister SOI [sphere-of-influence].”  
Scenario 2, the New Community Study Areas Plus Hollister General Plan Growth Scenario, pictured the 
same as in the other scenario but with the same 2035 population distributed in both Scenario 1’s area and 
in New Community Study Areas.  In adopting the 2035 General Plan with New Community Study Areas 
(NCSAs) included, the County effectively adopted Scenario 2, while removing NCSAs from the 2035 
General Plan would enact Scenario 1. 

The RDEIR described New Community Study Areas in its Introduction to the Environmental Analysis: 

The 2035 General Plan identifies New Community Study Areas to indicate the County’s interest in studying the 
potential for development of new urban communities …. The boundaries of these study areas are illustrated … 
[as] diagrammatic and is not intended to be precise. The underlying land use designations in areas shown as 
New Community Study Areas are not proposed to be changed as result of the 2035 General Plan Update and 
instead will continue to be designated as they are today … unless and until proponents of a proposed new 
community propose and obtain approval of a General Plan amendment to change those designations. … 

… As set forth in the 2035 General Plan and in compliance with CEQA, any proposal for a new community 
would require preparation of a specific plan, including infrastructure and financing plans, as well as a 
completion of a project-level environmental review, which would be the vehicle to assess any potential 
environmental effects attributable to a specific proposed project. 

At the time this RDEIR was prepared, the location, size, configuration, or range of uses of any potential future 
new communities cannot be known, and thus it would be speculative to evaluate the specific potential 
environmental impacts that could be caused by development in a New Community Study Area. For this reason, 
this RDEIR does not provide detailed environmental analysis of any particular new community proposal since 
none has been presented at this time. Nonetheless, the RDEIR provides a broad-brush evaluation of a potential 
growth scenario (Scenario 2 in this document) that could result if, after study, further environmental evaluation, 
and adoption of a specific plan, a sustainably designed new community were developed within the 
unincorporated County as set forth in the 2035 General Plan goals and policies. 

The topical analysis in the RDEIR considered both scenarios and mostly found the same mitigation 
suitable in both cases for reducing the severity of impacts: 

• Agriculture and Forestry Resources.  Analysis on agriculture and forestry resources identified a 
significant and unavoidable conversion of farmland to non-agricultural uses as Impact AG-3.  The 
analysis concluded that Scenario 1, the Hollister-Centered Growth Scenario, required more intensive 
mitigation than Scenario 2 and its NCSA effect required.  However, despite adopting Scenario 2, the 
Board of Supervisors adopted Impact AG-3-Scenario 1’s greater mitigation10 in Resolution 2015-58 
anyway.  For the remaining agriculture and forestry resources impacts, the chapter concluded that 
each scenario was adequately mitigated by the same mitigation measures. 

• Transportation and Circulation.  Identified impacts to transportation and circulation systems 
resulted in differing mitigation for the two scenarios, with conclusions informed by analysis of both 
level of service and vehicle-miles traveled.  Upon EIR certification, despite including NCSAs in the 

 
10 The greater mitigation added or changed drafted General Plan policy text to increase attention to agricultural effects from 

mining activity (Policy NCR-5.15) and energy facilities (Policy NCR-6.3). 

60



Exhibit A to Planning Commission Resolution (Board Resolution, continued) 
 

 

 

 

REF230001 (General Plan Amendment) Page 13 of 15 New Community Study Areas Map/Text Deletion 

Planning Commission Resolution 2023-___ Ex. A (Board Resolution, cont.) December 13, 2023 

plan, the Board of Supervisors adopted mitigation responding to the Hollister-centered Scenario 1 
and not Scenario 2.  Therefore, the currently proposed removal of NCSAs that are the basis of 
Scenario 2 and shifting instead toward an equivalent of Scenario 1 is adequately mitigated by 
measures already adopted. 

• Other Environmental Topics.  All other topical sections of the EIR concluded that both Hollister-
centered Scenario 1 and NCSA-incorporating Scenario 2 were adequately addressed by the same 
mitigation measures. 

Board of Supervisors Resolution 2015-58 then certified the EIR.  The resolution 

• acknowledged mitigable effects and unavoidable significant effects, 

• identified project alternatives including the Hollister-centered growth alternative as environmentally 
superior but rejected these for infeasibility and failure to achieve stated project objectives, and 

• concluded with a statement of overriding considerations justifying approval of the project including 
its significant and unavoidable effects based on social, economic, and other benefits. 

When the project’s CEQA process was completed, the result of adopting Scenario 2 and its NCSAs was, 
following EIR certification, practically indistinguishable from the hypothetical alternative of having 
adopted Scenario 1, this being effectively equivalent to the present proposal to remove NCSAs. 

For this reason, the County has determined that none of the triggers under Section 15162 has occurred in 
connection with the County’s consideration of the current proposal.   

CEQA Addendum Finding:  Pursuant to Sections 15162 and 15164 of State CEQA Guidelines, the 
County finds, based on substantial evidence in light of the whole record, that: 

(a) The proposed General Plan amendment does not propose such substantial changes to County policy as 
to require major revisions to the environmental impact report due to new or substantially more severe 
significant environmental effects than previously analyzed in the environmental impact report. 

(b) There have been no substantial changes in circumstances under which County policy would be 
exercised and implemented that will require major revisions to the environmental impact report due to 
new or substantially more severe significant environmental effects than previously analyzed in the 
environmental impact report. 

(c) No new information of substantial importance as described in subsection (a)(3) of Section 15162 has 
been revealed that would require major revisions to the environmental impact report.   

Evidence:  The environmental impact report (EIR) analyzed the effects of adopting the San Benito County 
2035 General Plan.  Among the mitigation measures were modifications to the plan from how it had been 
drafted prior to the EIR, with the changes forming policy more responsive to environmental sensitivity. 

The analysis contemplated the effects of two scenarios, one a planning policy document that included New 
Community Study Areas (NCSAs) and one that omitted NCSAs.  The EIR evaluated the distribution of 
population, housing, and employment under both scenarios, and the document concluded that the two 
required mostly the same mitigation.  Where mitigation differed, the County Board of Supervisors adopted 
mitigation more relevant to the scenario omitting NCSAs, effectively equivalent to the current proposed 
action, than to the scenario including NCSAs.  Upon certifying the EIR in July 2015, the Board of 
Supervisors acknowledged that mitigating some of the noted significant environmental impacts would be 
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infeasible and adopted a statement of overriding considerations expressing that benefits of the project 
would justify approval of the project despite significant effects. 

With the scenario omitting NCSAs having already been analyzed and its associated mitigation measures 
having already been adopted, the effect of the present proposed change equivalent to that scenario is 
already known to the public and to County decision-makers.  The current project will not require major 
revisions to address new or substantially more severe significant environmental effects. 

The inclusion of New Community Study Areas (NCSAs) policy and mapping in the 2035 General Plan did 
not in itself entitle any development, whether such development could effectuate environmental impacts 
or not.  An amendment to delete the NCSAs, likewise, does not entitle any development.  Each future 
individual development application subject to the 2035 General Plan as amended will be required to 
comply with CEQA including the appropriate level of environmental review under State law.  The same 
CEQA compliance would be required of proposed development applications without this amendment.  
No New Community has yet been implemented, apart from San Juan Oaks (General Plan Amendment 13-
14, Specific Plan 006-13, Zone Change 13-179, and Tentative Subdivision Map 13-86), a project 
concurrently in planning at the time of the EIR’s preparation and approved in November 2015, four months 
after 2035 General Plan adoption. 

Since initial adoption the 2035 General Plan has been amended multiple times, all in ways not affecting 
the policy requirements of planning and implementing NCSAs.  Other development and land use changes 
have occurred according to 2035 General Plan policy components that would remain in effect after the 
proposed plan amendment.  Neither substantial change in circumstances around County policy exercise 
and implementation nor appearance of new and substantially important information has occurred that 
would indicate new or substantially more severe significant environmental effects requiring major 
revisions to the environmental impact report. 

As stated in the CEQA Addendum Finding, no further environmental review has been triggered pursuant 
to State CEQA Guidelines §15162(a–c) in consideration of the New Community Study Areas map and 
text deletion (County Planning file REF230001), with no potentially severe environmental effect derived 
from substantial policy change not already contemplated under CEQA, from substantial change in 
circumstances around County policy, or from new and substantially important information.  Therefore, in 
accordance with CEQA Guidelines Section 15164, this Addendum to the previously certified 
environmental impact report is appropriate to document the County’s conclusions that further 
environmental review is not required with regard to the current action. 
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Exhibit C to Board of Supervisors Resolution 
 

General Plan Amendment Map and Text Edits 
 

The following 23 pages detail the New Community policy edits to the 2035 General Plan hereby adopted 

by this Board resolution.  These edits modify the 

• Table of Contents (2 pages), 

• Vision Statement (1 page), 

• Land Use Element (18 pages), 

• Economic Development Element (1 page), and 

• Natural and Cultural Resources Element (1 page). 

Changes are denoted by underlining and strikeout text. 

 

These pages are intended to illustrate only substantive changes to General Plan content, including maps 

and policy text, and are not intended to specify other elements such as page numbers, footers, and precise 

layout of text and graphics. 
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Guiding Principles  

Guiding principles are fundamental ideas that represent the County’s philosophy about future change, includ-

ing new development, economic growth, and sustainability. The following guiding principles expand on the 

main ideas contained in the vision so that important concepts are given more weight. They are also organized 

based on specific topics of importance to the community.  

Land Use and Community Character 

1. Encourage new growth in existing unincorporated communities, new communities, or clustered de-

velopments in order to preserve prime farmland and rangeland, protect natural habitats, and reduce 

the financial, social, and environmental impacts of urban sprawl.  

2. Ensure that there is a mix of residential, commercial, employment, park, open space, school, and 

public land uses in order to create a sense of place by supporting condensed,  pedestrian accessible, 

and transit-oriented development.  

3. Promote higher residential densities in existing unincorporated urban areas and new communities 

while encouraging mixed-use development.   

4. Ensure new development complements and preserves the unique character and beauty of San Benito 

County. 

5. Establish defined boundaries to separate cities and unincorporated communities from prime agricul-

tural land and important natural resources, using such features as agriculture buffers, greenbelts, open 

space, and parks.  

Housing 

6. Ensure a full range of housing options are available to accommodate residents of all income levels 

and life situations. 

7. Balance housing growth with employment growth in order to provide local, affordable housing 

choices so people can live and work in the county.   

Agriculture 

8. Ensure that agriculture and agriculture-related industries remain a major economic sector by protect-

ing productive agriculture lands and industries, promoting new and profitable agricultural sectors, 

and supporting new technologies that increase the efficiency and productivity of commodity farming. 

9. Encourage agriculture that is locally-produced, profitable, and attracts related businesses.  
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S E C T I O N  3  

LA N D  US E  EL E M E N T  
 

San Benito County has land use regulatory authority over all unincorporated land in the county, 

which includes everything except land within the city limits of Hollister and San Juan Bautista, or 

land owned/managed by either the State or Federal governments (e.g., State Parks, National Parks, 

Bureau of Land Management areas, and tribal lands). The County’s jurisdiction covers roughly 83 

percent of all land in the county, the vast majority of which is designated either Rangeland (RG) or 

Agriculture (A). However, there are more intensive residential and urban uses within the San Juan 

and Hollister valleys, particularly surrounding the two cities.  

The purpose of the Land Use Element is twofold. First, this element includes a series of land use 

designations that identify the type and intensity of uses permissible on unincorporated property in 

the county. This includes the Land Use Diagram, which graphically illustrates where land use desig-

nations are applied. Second, this element includes a series of goals and policies identifying the Coun-

ty’s philosophy for future change, development, and resource protection in the county over the next 

25 years. The focus of this element is to identify ways the County can encourage growth in existing 

unincorporated communities, new communities, or clustered residential developments in order to 

preserve prime farmland and rangeland, protect natural habitats, and reduce the financial, social, and 

environmental impacts of urban sprawl.  
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Land Use Diagram 

The Land Use Diagram depicts the boundaries of 

land uses for San Benito County through the year 

2035 and beyond. The boundary lines between 

land use designations are delineated as specifically 

as possible, in most cases following parcel lines. 

For larger parcels, particularly outside of the Hol-

lister and San Juan valleys, the boundary lines be-

tween land use designations are indicated more 

generally. These boundaries will be more clearly 

delineated by subsequent general plan amend-

ments as more detailed planning is undertaken for 

these areas in the future (e.g., community plans, 

specific plans). 

The 2035 General Plan includes three diagrams 

that collectively comprise the Land Use Diagram 

(shown on the following pages). These include: 

▪ Figure 3-1: Land Use Diagram (County-

wide). This diagram shows land use designa-

tions for the entire county. 

▪ Figure 3-2: Land Use Diagram (North 

County Detail). This diagram is a detail of 

the land use designations in the northern part 

of the county, primarily the Hollister and San 

Juan valleys and surrounding areas. 

▪ Figure 3-3: Land Use Diagram (Census-

Designated Places Detail). This diagram is 

detail of the land use designations of the Cen-

sus-Designated Places in the county: Aromas, 

Ridgemark, and Tres Pinos. 

Countywide Growth and 

Development 

The County has a direct role in shaping the char-

acter of rural and urban development as it manag-

es growth in the unincorporated county. At the 

same time, the County seeks to support and en-

courage the cities in their land use planning efforts 

to ensure that a quality living environment is pro-

vided for all existing and future county residents. 

The focus of this goal section is to identify general 

countywide growth and development patterns 

envisioned in the unincorporated parts of San Be-

nito County that will be able to sustainably ac-

commodate the county’s projected growth. (Note: 

see city General Plans for land use policies within city lim-

its.)   

 

GOAL LU-1 

To maintain San Benito County’s rural 

character and natural beauty while providing 

areas for needed future growth.  

LU-1.1 Countywide Development  

The County shall focus future development in 

areas around cities where infrastructure and public 

services are available, within existing unincorpo-

rated communities, and within a limited number 

of new communities, provided they meet the re-

quirements of goal section LU-7 and demonstrate 

a fiscally neutral or positive impact on the County 

and any special districts that provide services to 

the project. (RDR)  

 
View from Park Hill in Hollister. (Photo by Rene Rodriguez) 
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LU-1.2 Sustainable Development Patterns 
 
The County shall promote compact, clustered de-

velopment patterns that use land efficiently; re-

duce pollution and the expenditure of energy and 

other resources; and facilitate walking, bicycling, 

and transit use; and encourage employment cen-

ters and shopping areas to be proximate to resi-

dential areas to reduce vehicle trips. Such patterns 

would apply to infill development, and unincorpo-

rated communities, and the New Community 

Study Areas. The County recognizes that the New 

Community Study Areas comprise locations that 

can promote such sustainable development. 

(RDR) 

LU-1.3 Future Development Timing 

The County shall ensure that future development 

does not outpace the ability of either the County 

or other public/private service providers to pro-

vide adequate services and infrastructure. The 

County shall review future development proposals 

for their potential to reduce the level of services 

provided to existing communities or place eco-

nomic hardships on existing communities, and the 

County may deny proposals that are projected to 

have these effects. (RDR/MPSP) 

LU-1.4 Identifiable Community 

Boundaries  

The County shall encourage defined boundaries 

between communities (e.g., cities and unincorpo-

rated communities). (RDR/IGC) 

LU-1.5 Infill Development  

The County shall encourage infill development on 

vacant and underutilized parcels to maximize the 

use of land within existing urban areas, minimize 

the conversion of productive agricultural land and 

open spaces, and minimize environmental impacts 

associated with new development as one way to 

accommodate growth. (RDR/IGC) 

LU-1.6 Hillside Development Restrictions 

The County shall prohibit residential and urban 

development on hillsides with 30 percent or great-

er slopes. (RDR) 

LU-1.7 Community Plans  

The County should consider the development and 

adoption of Community Plans for existing unin-

corporated communities in order to main-

tain/establish a community identity, coordinate 

traffic and circulation improvements, promote 

infill development where public services are al-

ready in demand, identify recreational needs, and 

ensure coordinated development. (RDR) 

LU-1.8 Site Plan Environmental Content 

Requirements 

The County shall require all submitted site plans, 

tentative maps, and parcel maps to depict all envi-

ronmentally sensitive and hazardous areas, includ-

ing: 100-year floodplains, fault zones, 30 percent 

or greater slopes, severe erosion hazards, fire haz-

ards, wetlands, and riparian habitats. (RDR) 

LU-1.9 Airport Land Use Coordination 

and Consistency 

The County shall coordinate planning and zoning 

with the San Benito County Airport Land Use 

Commission and ensure that all land uses and reg-

ulations within the Hollister and Frazier Airports 

areas of influence are consistent with the adopted 

San Benito County Airport Land Use Compatibil-

ity Plan. (RDR/IGC) 

LU-1.10 Development Site Suitability 

The County shall encourage specific development 

sites to avoid natural and manmade hazards, in-

cluding, but not limited to, active seismic faults, 

landslides, slopes greater than 30 percent, and 

floodplains. Development sites shall also be on 

soil suitable for building and maintaining well and 

septic systems (i.e., avoid impervious soils, high 

percolation or high groundwater areas, and pro-
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LU-3.10 Agricultural Land Mitigation   

If new development permanently converts Prime 

Farmland that is Class 1 soil to non-agricultural 

uses, the County shall encourage project appli-

cants to preserve up to an equal number of Prime 

Farmland acres (i.e. up to a 1:1 ratio) either on- or 

off-site. An applicant may pay an in lieu mitigation 

fee(s) for some or all of the converted Prime 

Farmland that is designated Class 1 soils to non-

agricultural uses as agreed in a development 

agreement. The funds collected shall be used for 

agricultural protection and/or affiliated programs 

within San Benito County. Further, the County 

shall work with the City of San Juan Bautista and 

the City of Hollister to encourage them to adopt a 

similar agricultural conversion mitigation ratio. 

(RDR/MPSP/IGC) 

LU-3.11 Williamson Act Contract Non-

Renewal on Small Parcels  

For parcels not operated as part of a larger farm-

ing operation, the County shall consider not re-

newing current Williamson Act contracts on small 

parcels that are not devoted to commercial agri-

culture. (MPSP) 

LU-3.12 Agricultural Viability of Small 

Parcel Sizes 

The County shall require project applicants seek-

ing to subdivide agriculturally-zoned parcels to 

demonstrate the continued viability of lots less 

than 40 acres for commercial agriculture opera-

tions. (RDR) 

LU-3.13 Illegal Dumping 

The County shall work with property owners, 

waste collection providers, and law enforcement 

to find solutions to illegal dumping on agricultural 

properties such as offering free trash drop-off 

days and increased penalties for illegal dumping. 

(MPSP) 

LU-3.14 Land Trusts and Financial 

Incentives   

The County shall consider land trusts and financial 

incentives to preserve agricultural soil resources 

and to protect the integrity of important agricul-

tural areas for future use. (MPSP/FB) 

LU-3.15  Williamson Act Minimum Parcel 

Size 

For parcels not operating as part of a larger farm-

ing operation, the County shall encourage larger 

parcel size minimums (40 or more acres) and/or 

evidence of commercial agricultural use for enter-

ing new Williamson Act contracts. 

Residential Development 

San Benito County contains a wide array of hous-

ing types – from urban multi-family complexes 

near Hollister to rural residential uses surrounding 

Aromas. The various densities of residential de-

velopment in the county not only provide housing 

choices, but their location and design play a criti-

cal role in the character and quality-of-life of 

county residents. Table LU-1 identifies the various 

residential land use designations used in San Beni-

to County. The County is committed to protecting 

existing residential development rights, while also 

providing guidance on the location, design, and 

components of new subdivisions.  

The focus of this goal section is to guide residen-

tial development in the county. This includes es-

tablishing requirements for new subdivisions, 

providing incentives for clustering residential 

units, and providing incentives for transferring 

development credits away from important agricul-

tural and natural resources. (Note: see Section 5: 

Housing Element for policies related to affordable and 

special needs housing, and see Goal Section LU-8 for poli-

cies related to New Communities.)   
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GOAL LU-6 

To promote the development of new 

industrial and employment uses in the 

unincorporated parts of the county that are 

compatible with surrounding land uses and 

meet the present and future needs of county 

residents.  

LU-6.1 Employment Centers 

The County shall encourage the development of 

visually attractive, carefully planned employment 

centers and industrial uses in areas with suitable 

topography and adequate public infrastructure, 

including water, sewer, and transportation access. 

The County shall encourage New Communities to 

contain employment centers as well as other uses. 

(RDR) 

LU-6.2 Employment Center Access  

Where appropriate, the County shall encourage 

new employment centers and industrial develop-

ments near existing or future highway interchang-

es and major intersections and along existing or 

future transit, bicycle, and pedestrian and trail cor-

ridors, and include transit, bicycle, and pedestrian 

facilities. The County shall ensure that industrial 

uses and employment center developments in-

clude appropriate transit, bicycle, and pedestrian 

facilities. (RDR) 

LU-6.3 Industrial Uses 

The County shall encourage industrial land uses to 

locate in areas that would not pose significant land 

use conflicts and in a manner appropriate to the 

type of industrial activity proposed, such as indus-

try in direct support of agricultural operations in 

agricultural areas and general light industrial ser-

vices nodes near existing and proposed major 

transportation infrastructure (e.g., highways like 

State Route 25 corridor in the North County, arte-

rial roads, rail, and airports). Figure 3-5 shows the 

locations, Table 3-1 describes the land use desig-

nation, and Appendix A, Glossary defines “Cen-

tralized Industrial  Node Development”. (RDR) 

LU-6.4 Sustainable Technologies  

The County shall encourage all employment and 

industrial projects to incorporate sustainable tech-

nologies including energy and water efficient prac-

tices. (RDR) 

LU-6.5 New Industrial Heavy Areas 

The County shall require a general plan amend-

ment for the establishment of new heavy industri-

al uses, not located within Industrial Heavy (IH) 

designated lands. Applicable CEQA environmen-

tal review shall be required for consideration of 

any such general plan amendment to minimize 

near- and long-term effects on the environment. 

In some limited situations, the County may allow 

new small-scale isolated industrial operations or 

quarries as overlay zoning in other land use desig-

nations, if not located within Industrial Heavy 

(IH) designated lands, at the discretion of the 

Planning Director. New or expanded heavy indus-

trial uses on Industrial Heavy (IH) designated 

lands shall require a use permit and applicable 

CEQA environmental review. (RDR) 

Community Character 

One of San Benito County’s distinguishing charac-

teristic is its rural, small town character. Surround-

Promoting the development of new employment uses in the 

unincorporated parts of the county is a major goal of the 2035 

General Plan. 
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ed by large open spaces composed of agrarian 

landscapes and natural areas, the county’s tradi-

tional communities and residential settlements 

were relatively compact and self-contained.  Unin-

corporated communities, including the census-

designated places of Aromas, Ridgemark, and Tres 

Pinos, and the community of Paicines, have a his-

torical land use pattern and historical structures. 

Preserving this community character requires both 

the preservation of historical structures and devel-

opment patterns, as well as the preservation of the 

surrounding agricultural land and open space. It 

also requires promoting infill development within 

existing communities that fosters the maintenance 

and improvement of community character, in ad-

dition to the development of new neighborhoods 

and new communities that reflect traditional de-

velopment patterns. 

The focus of this goal section is to protect and 

enhance the county’s historic communities and 

structures, and promote an attractive and safe de-

sign in new buildings, neighborhoods, and com-

munities in order to preserve and enhance the 

quality of life in the county. 

 

GOAL LU-7 

To preserve San Benito County's historic 

identity and rural community character.  

LU-7.1 Historic Communities and 

Structures  

The County shall protect historic communities 

and structures by requiring new or remodeled de-

velopment to respect their architectural and his-

torical significance. (RDR) 

LU-7.2 Historic Preservation 

The County shall coordinate with property own-

ers, neighborhood associations, and preservation 

groups to improve building facades and exteriors 

consistent with each community’s unique history 

and visual character. (RDR/IGC/JP) 

LU-7.3 Adaptive Reuse  

The County shall encourage the adaptive reuse of 

historic structures in order to preserve the historic 

resources, so long as the reuse of the structure is 

consistent with the individual history of each 

community. (RDR) 

LU-7.4 New Development in Historical 

Areas 

The County shall require new development in his-

torical areas to be compatible with existing histor-

ic structures. (RDR) 

LU-7.5 Crime Deterrence through Design 

The County shall require public open space areas, 

bicycle and pedestrian systems, and multi-family 

housing projects to be designed so that there is as 

much informal surveillance by people as possible 

to deter crime. (RDR) 

LU-7.6 Minimizing Parking Impacts  

The County shall minimize the visual impact of 

public and private parking by requiring it to be 

located at the rear and/or side of buildings and 

screened with landscape, where feasible, in order 

 
The 2035 General Plan strives to preserve San Benito County’s 

historic identity and rural community character.  

(Photo by Rene Rodriguez) 
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to preserve character and promote human-scale 

development. (RDR) 

LU-7.7 Screening 

The County shall require screening of storage, 

trash receptacles, loading docks, and other build-

ing or site features to reduce visual impacts from 

public areas. (RDR) 

LU-7.8 Signage Program 

The County should develop, adopt, and maintain a 

unified signage and way-finding program that 

identifies historic communities and structures and 

directs residents and visitors to points of interest. 

(MPSP) 

LU-7.9 Art in Public Places 

The County shall encourage the placement of art 

in public places such as social gathering spaces, 

plazas, bicycle/pedestrian areas, commercial 

shopping centers, and employment centers. 

(RDR/MPSP) 

LU-7.10 New Development Design 

The County shall encourage the design of new 

development to complement its surroundings, 

including nearby development, nearby open land-

scapes, and gateways into populated areas, as well 

as to show coherence within itself, including with 

regard to architectural style, human–scale devel-

opment, and street layout. (RDR) 

New Communities 

 

New Communities provide an opportunity for San 

Benito County to accommodate future growth in 

new, balanced communities that provide urban 

infrastructure and services, employment generat-

ing land uses, and institutional facilities (e.g., 

schools, libraries, community centers, fire sta-

tions). The creation of New Communities can 

provide the County with the opportunity to meet 

its goals of locating future growth in areas that 

minimize both agricultural and environmental im-

pacts. Since infill development alone is not likely 

to be able to accommodate projected future popu-

lation growth, New Communities may be neces-

sary as well as desirable to accommodate the antic-

ipated population growth in San Benito County.  

In addition, by minimizing the number of per cap-

ita vehicle miles traveled, New Communities can 

help the County lower its carbon footprint as ef-

fectively, and sometimes more effectively, than 

infill development. 

The County recognizes that there will be different 

ideas, concepts, and proposals in the future for 

what constitutes a New Community, and that pro-

ject applicants will need to design communities 

that meet both the County’s desires and economic 

realities. New Communities can include a range of 

 
The County shall encourage New Communities to be planned 
and designed in a balanced fashion, considering both agricultural 
and environmental impacts.  
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possibilities from new towns to mixed-use master 

planned communities. As such, rather than trying 

to define the specific components of each New 

Community, the policies in this goal section allow 

flexibility.  

New Communities are typically master-planned 

communities. The primary reason for this is that 

in order to create a complete community, it is nec-

essary to have a comprehensive plan that can be 

implemented sequentially over a given period of 

time. Typically, residential uses will develop first 

followed by commercial and employment uses. As 

such, a Specific Plan is required for all New 

Communities in order create a unified project, 

identify land uses, densities, design standards, cir-

culation, infrastructure, project phasing, and iden-

tify short-term and long-term project financing.  

New Communities may develop and, through the 

Specific Plan, use a form-based code as a means 

of regulating development as an alternative to the 

standards set forth in the County zoning codes 

and in other subsections of the general plan or 

that are otherwise implemented. Typical zoning 

codes regulate land use uniformly, regardless of 

their context in relation to the adjacent land uses 

in a community. Form-based codes regulate a 

wide range of development criteria, including land 

use, with the goal of achieving various desirable 

urban forms by applying the appropriate criteria to 

regulate land uses in different County contexts. 

These criteria regulate a range of topics, including 

building function or use, the placement of a build-

ing on its lot, setbacks from public frontages, 

height, frontage requirements and access, service 

and parking requirements to the design of com-

munity thoroughfares, civic spaces, lighting, and 

landscaping. The use of form-based codes as an 

alternative to conventional zoning is consistent 

with California Government Code 65302.4, allow-

ing communities to regulate development through 

form and design. 

The focus of this goal section is to allow the pos-

sibility of New Communities in the future by iden-

tifying where they should be located, what applica-

tion materials need to be submitted before the 

County considers any proposals, and the level of 

financial and infrastructure commitment the 

County will need before approving any proposals. 

(Note: while the concept of New Communities is included 

in the 2035 General Plan, every future proposal is a stand-

alone project that will need to be evaluated by the County 

on a case-by-case basis.)  

New Community Study Areas  

 

Figure 3-6 shows the general boundaries of the 

four identified New Community Study Areas. 

These include the Bolsa, Fairview, San Juan, and 

Union Study Areas.  

The purpose of identifying the New Community 

Study Areas is to provide the opportunity for San 

Benito County to accommodate some future 

growth in new unincorporated communities, while 

protecting productive agricultural lands, pre-

serving open space, and creating a sustainable land 

use pattern in the county.  

Land within the New Community Study Areas has 

been identified as potentially appropriate for more 
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intense development for a variety of reasons, in-

cluding but not limited to: proximity to existing 

job centers, good access to existing transportation 

corridors, opportunities to provide public transit, 

opportunities for reducing vehicle miles traveled 

and traffic congestion, fewer impacts to high value 

agricultural land, opportunities for permanent 

preservation of open space, and fewer impacts to 

environmental resources. Areas within the bound-

aries identified on Figure 3-6 have some or all of 

these attributes and therefore merit consideration. 
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The definition of a New Community is intention-

ally flexible in order to allow proposals for a varie-

ty of project types that would generally increase 

development intensity (e.g., dwelling units per 

acre, jobs per square foot, etc.) above the underly-

ing land use designation. New communities 

should include a mix of residential, commercial, 

employment, parks, and open space centered 

around community cores. 

The intent of the New Community Study Areas 

are to generally identify areas where the County 

would encourage new communities to locate on a 

case-by-case basis, relative to the policies of the 

Land Use Element; however, the boundaries of 

the New Community Study Areas are soft (i.e. 

flexible) and could be smaller or larger. New 

communities are also not limited to these areas 

and the County would consider proposals for new 

communities in other parts of the county so long 

as they are planned in accordance with the policies 

in this section.  

This section includes a brief description of exist-

ing conditions and background information for 

each New Community Study Area.  

SAN JUAN STUDY AREA 

This area is generally located in northwest San 

Benito County along a portion of the Monterey 

County line. The area is bordered by Highway 101 

and State Route 156 to the north, San Juan Bau-

tista to the east, and Monterey County to the west 

and south. The area is comprised primarily of 

grazing land with some limited rural residential 

development, the Rancho Larios residential subdi-

vision, and Rocks Ranch in the westernmost por-

tion of the area. This area is identified as a New 

Community Study Area for the following reasons: 

• The northern boundary of the area is defined by 

Highway 101 and State Route 156, two major 

transportation corridors that provide opportuni-

ties to attract regional serving commercial 

and/or hospitality uses at the location of the 

new San Juan Road interchange at Highway 101 

and the Highway 101/State Route 156 intersec-

tion.  

• Providing a regional commercial presence along 

the transportation corridors in the study area 

would capture sales tax dollars that neighboring 

counties currently enjoy; provide additional 

commercial opportunities that would not com-

pete with existing businesses in the county; uti-

lize existing and planned infrastructure (includ-

ing the recently improved San Juan Road inter-

change); and provide amenities to attract and in-

form tourists about San Benito County and 

draw them into the county. 

• Most of the lands within the area are undevel-

oped grazing lands that could provide middle to 

higher end housing with access to major roads, 

in addition to the existing Rancho Larios resi-

dential development. 

• The study area has been configured to avoid the 

prime farmland of the San Juan Valley that is lo-

cated east of the area between the Cities of San 

Juan Bautista and Hollister. 

BOLSA STUDY AREA 

This area is generally located in northwest San 

Benito County, between the Santa Clara County 

line to the north, a segment of State Route 25 

(from the Santa Clara County line to the City of 

Hollister) to the east, the City of Hollister to 

south, and the steeper topography of the Lomerias 

Muertas Mountains (Flint Hills) and San Juan Val-

ley to the west. A segment of State Route 156 be-

tween State Route 25 and the City of Hollister’s 

Domestic Wastewater Treatment Plant bisects the 

southeastern portion of the area. The area also 

includes a 12-mile segment of the Union Pacific 

railroad line, which travels west of Bolsa Road 
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running north to south. This area is identified as a 

New Community Study Area for the following 

reasons: 

• The area has good access to three major regional 

transportation routes and corridors, Highway 

101 and State Routes 156 and 25, which pro-

vides opportunities to attract region-serving 

commercial uses and to reduce vehicle miles 

traveled for workers commuting to jobs in other 

counties.  The Union Pacific railroad line runs 

along the State Route 25 corridor providing an 

opportunity for future transit connections be-

tween the Cities of Hollister, San Jose and San 

Francisco. Development of a New Community 

in the area could result in the County’s first ma-

jor transit oriented development. 

• Development in the area would connect existing 

and future development to nearby transporta-

tion corridors, state and regional public transit, 

bike, and trail systems.   

• The area avoids the large contiguous Farmlands 

of the San Juan and Hollister Valleys.  

• The area has fewer sensitive biological resources 

and natural open space areas than other areas in 

the County.  

UNION STUDY AREA 

This area is generally located southwest of the City 

of Hollister between the State Route 156/Union 

Road intersection and the Ridgemark residential 

subdivision and golf course, north of the foothills 

of the Gabilan Mountain Range, San Justo Reser-

voir, the Hollister Hills State Vehicular Recreation 

Area and east of the agricultural lands in the San 

Juan Valley. The area is comprised of a range of 

land uses, including an existing industrial complex 

south of Union Road, the San Juan Oaks Golf 

Course, the proposed Del Webb planned devel-

opment area, and various rural residential and ag-

ricultural uses along Union Road. This area is 

identified as a New Community Study Area for 

the following reasons: 

• The area has an access connection to State 

Route 156 on the west side of the study area 

and State Route 25 on the east side of the 

study area via Union Road, an east/west arte-

rial roadway. 

• The area has existing residential development 

along Union Road, mostly within the Census-

Designated Place of Ridgemark; but also has 

existing rural residential development east of 

the State Route 156/Union Road intersection. 

• The area lacks the same degree of significant 

natural resources, such as the large area of 

Prime Farmland of the San Juan Valley and 

sensitive biological resources as other geo-

graphic areas of the County. 

• Development of a New Community in the 

area would avoid impacting significant recrea-

tional and open space resources in the Coun-

ty, including the nearby San Justo Reservoir 

and Hollister Hills, which are located to the 

south.  

FAIRVIEW STUDY AREA 

This area is generally located in the north central 

portion of San Benito County south of the Santa 

Clara County line near the intersection of State 

Route 156 and 152, east of State Route 156 and 

Fairview Road, west of the foothills of the Diablo 

Range and north of McCloskey Road. The area is 

comprised of mainly rural residential and agricul-

tural uses. This area is identified as a New Com-

munity Study Area for the following reasons: 

• Much of the area is currently developed and 

has good access to an existing local roadway 

network, including Fairview Road and a seg-

ment of State Route 156, which form the 

study area’s western boundary, and numerous 
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local collector streets that access Fairview 

Road.  

• The area can be served by existing public wa-

ter and sewer services, and extensions of 

those existing services, as much of the area is 

currently developed with county service areas 

that provide utility and infrastructure services. 

• As much of the area is developed, it has less 

Prime Farmland and fewer areas with signifi-

cant natural resources than other areas in the 

County. (The northern portion of the area 

does contain existing agriculturally productive 

lands that are currently designated as Prime 

Farmland.)  

• Much of the area has been designated by the 

County, for more than two decades, as a spe-

cial study area for residential uses. The area is 

near approved growth along the east side of 

Fairview Road, including the Santana Ranch 

and Fairview Corners Specific Plan areas. 

GOAL LU-8 

To provide the option for New Communities 

to be considered as a way of accommodating 

planned growth in the unincorporated parts of 

San Benito County.  

LU-8.1 New Community Purpose 

The County shall consider applications for New 

Communities on a case-by-case basis in order to 

accommodate future growth in new, balanced 

communities. (RDR) 

LU-8.2 New Community Threshold  

The County shall consider any proposed devel-

opment project that is a unique, self-contained 

new development a New Community, and as 

such, subject to the policies of this goal section. 

The Director of Planning and Building Inspection 

Services will have the discretion to determine 

which projects constitute a New Community, but 

they would generally be projects that cannot be 

developed under existing allowed residential densi-

ties, even with clustered residential incentives, and 

contain a variety of proposed uses, including resi-

dential, employment, neighborhood retail, as well 

as an emphasis on pedestrian and bicycle circula-

tion and recreational opportunities. The County 

would especially like to further the development 

of any project that would provide significant con-

nection to and expansion of the county and re-

gional trail network. (RDR) 

LU-8.3 New Community Location 

Requirements  

The County shall only accept applications for the 

establishment of New Communities if:  

 

a. They are accessible to existing major transpor-

tation routes and corridors, such as State 

highways, and/or provide opportunities for 

public transit. 

b. They are accessible to employment centers. 

(RDR) 

LU-8.4 New Community Application 

Content Requirements 

The County shall require all project applicants for 

New Communities to provide the County with the 

following information:  

 

a. A Project Summary that includes: a project 

description, site history, discussion of the 

roles of the applicant and County in prepara-

tion of the Specific Plan and applicable 

CEQA environmental review, identification 

of the anticipated planning issues that will 

need to be addressed through the application 

process, and an estimated project schedule.  

b. Completed General Plan Amendment and 

Zone Change applications. 

81



 

San Benito County 

2035 GENERAL PLAN 

Section 3 

Land Use Element 

   

 

July 21, 2015 BOS-Adopted   3-39 

c. A Specific Plan consistent with State specific 

plan requirements, including the location and 

intensity of planned land uses and circulation 

system. The plan should result in a more 

dense land use pattern than would normally 

be allowed under existing General Plan desig-

nations and zoning, provide the opportunity 

for a mix of land uses and densities (e.g., resi-

dential, commercial, mixed-use, employment-

generating, and public facilities), ensure access 

and efficient movement by multiple modes of 

transportation (e.g., car, transit, bicycle, and 

pedestrians); and provide for energy efficiency 

and water conservation. 

d. An Infrastructure Master Plan that identi-

fies public and private infrastructure needs; 

service district or assessment area formation 

details; a development phasing plan; and a 

strategy for the installation, operations, and 

ongoing maintenance of infrastructure re-

quired to support the new community. The 

Plan should include facility designs and opera-

tion techniques that promote energy efficien-

cy and water conservation. The plan shall be 

consistent with all applicable private, local, re-

gional, State, and Federal infrastructure regu-

lations and programs related to transportation, 

sewage and wastewater treatment, water quali-

ty and quantity, drainage, parks and open 

space, and any other public facilities, infra-

structure, and services. 

e. A Fiscal Impact Analysis that includes an 

assessment of projected tax revenues com-

pared to projected County service costs in or-

der to demonstrate that the community will 

have a fiscally neutral or positive impact on 

the County and any special districts that pro-

vide services to the project.  

f. A Water Supply Assessment that demon-

strates access to adequate existing and future 

water supply for the project. 

g. A Public Service Financing Program to 

ensure that upon buildout the New Commu-

nity will provide or fund a full range of need-

ed public services, including fire protection, 

law enforcement, parks, library, community 

center, and other necessary public services. 

h. A commitment to enter into a Reimburse-

ment Agreement requiring deposits into a 

Trust Fund with San Benito County for all, or 

an agreed upon portion, of the estimated staff 

costs for processing the application, including 

the costs for preparing the applicable CEQA 

environmental review. (RDR) 

LU-8.5 Sustainable New Communities   

The County shall encourage New Communities to 

be planned and designed to reflect the spirit and 

intent of sustainable growth strategies, such as 

providing, as appropriate to the site and scale of 

the proposed New Community:  

 

a. easy access to major transportation links, 

transit, and bicycle networks;  

b. a balance between jobs and housing;  

c. good internal connectivity and good connec-

tivity to the community at large;  

d. a reduced parking footprint; a transportation 

demand management program;  

e. institutions such as schools within walking 

distance from residences;  

f. distinct, compact, walkable neighborhoods, 

each with a recognizable center;  

g. walkable streets with shade trees and side-

walks or walking paths; 

h. habitat avoidance and conservation plans; and  

i. restoration of resources such as riparian cor-

ridors; and permanent preservation of open 

space. (RDR) 
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LU-8.6 New Community Infrastructure 

Commitments  

The County shall require project applicants for 

New Communities to study and commit to the 

County, through a development agreement, that 

water, wastewater, transportation, and other nec-

essary infrastructure needs can be provided as part 

of the approval of any New Community. 

(RDR/MPSP) 

LU-8.7 New Community Public Services 

Commitments 

The County shall require project applicants for 

New Communities to study and commit to the 

County, through a development agreement, that 

necessary long-term public services funding can be 

provided as part of the approval of any New 

Community. (RDR/FB) 

LU-8.8  Transportation Efficiency of New 

Communities 

The County shall encourage New Communities to 

be designed to maximize internal transportation 

efficiency through designs that minimize trip gen-

eration. Design features could include higher den-

sity residential uses near employment uses, 

schools, and neighborhood retail, as well as en-

hanced pedestrian, bicycling, and transit opportu-

nities. (RDR) 

LU-8.9 Conservation of Land 

The County encourages project applicants for 

New Communities to use conservation tech-

niques, such as the techniques contained in poli-

cies under Goals 3 and 4 of the Land Use Ele-

ment, as an incentive to protect farmland and fo-

cus future development away from the most pro-

ductive farmland. (RDR/MPSP) 

LU-8.10  New Community Connectivity 

Requirements 

To support integrated land use planning that fos-

ters connectivity between land uses and the circu-

lation system in New Communities, the County 

shall encourage the following parameters to re-

duce barriers to connectivity: 

1.  Limit the use of fences and walls around New 

Communities or Planned Developments, or 

public thoroughfares that create barriers for 

multi-modal travel and an integrated circula-

tion system; 

2.  Design parking areas near mixed-use, multi-

family, and other high-density housing 

planned developments to be well-connected, 

and to accommodate pedestrian routes, as ap-

propriate to the context; 

3.  Provide multiple access points (roadways, bi-

cycle paths through cul-de-sacs) for multi-

modal types of transportation (vehicular, bicy-

cle, pedestrian) so that the new communities 

are well-connected and provide a comprehen-

sive network of traffic without undue concen-

tration; 

4.  Discourage sound walls within New Commu-

nities and instead encourage other design so-

lutions to address noise issues, that may in-

clude traffic distribution across a well-

connected and configured network, narrower 

roadways, and traffic calming measures, as 

appropriate to the context; and 

5.  Encourage additional trail and street connec-

tions between proposed New Communities 

and Planned Developments and established 

neighborhoods, as appropriate to the context. 

City Fringe Areas 

The “city fringe area” is generally defined as the 

area outside of the city limits of either Hollister or 

San Juan Bautista, but within their adopted 
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LU-E: Agricultural-Industrial Zoning 

The County shall consider adopting a new zoning designation to apply to agricul-

tural-related industrial uses in agricultural areas in order to meet the evolving 

needs of the agricultural industry. (RDR) 
     

Implements Policy(ies) LU-3.2, LU-3.6 

Responsible Department(s) Planning and Building Inspection Services 

Supporting Department(s)  

LU-F: Clustered Residential Program 

The County shall periodically review and update the Clustered Residential Pro-

gram to identify additional incentives to encourage any new residential develop-

ment proposals in rural areas to use a cluster design in order to preserve the max-

imum amount of agricultural and open-space land. (MPSP)      
Implements Policy(ies) LU-4.6, LU-4.7, LU-4.8 

Responsible Department(s) Planning and Building Inspection Services 

Supporting Department(s)  

LU-G: Transfer of Development Credit Program 

The County shall periodically review and update the voluntary Transfer of Devel-

opment Credit (TDC) program as an incentive to preserve farmland and focus 

future development away from the most productive farmland. (MPSP)      
Implements Policy(ies) LU-4.9 

Responsible Department(s) Planning and Building Inspection Services 

Supporting Department(s)  

LU-H: Signage Program 

The County shall prepare, adopt, and periodically update a comprehensive Sign-

age Program which includes standards for signs and wayfinding in the county. 

The Planning Commission shall be responsible for enforcing the Signage Pro-

gram. (MPSP) 

 

 

 

 

 

    
Implements Policy(ies) LU-7.8 

Responsible Department(s) Planning and Building Inspection Services 

Supporting Department(s)  

LU-I: New Community Review Factsheet 

The County shall prepare a factsheet to assist applicants in preparing application 
materials for development within new communities consistent with applicable 
general plan policies.       
Implements Policy(ies) LU-8.1 to LU-8.9 

Responsible Department(s) Planning and Building Inspection Services 

Supporting Department(s)  
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GOAL ED-3 

To attract new high quality businesses and 

investment that complement the county’s 

rural character and provide high wage jobs for 

local residents.  

ED-3.1 New Job Quality 

The County shall focus business expansion and 

industry attraction efforts on companies and insti-

tutions that bring quality jobs to the county that 

provide benefits and self-sufficiency wages for 

county residents. (MPSP) 

ED-3.2 New High-Tech Economy 

The County shall strive to keep pace with the new 

high-tech economy by supporting businesses that 

incorporate new technologies, and stay at the fore-

front of market changes. (MPSP) 

ED-3.3 New Business Development 

The County shall encourage entrepreneurial de-

velopment and business incubators to grow and 

support start-up businesses, including those in 

high growth sectors, emerging technologies, and 

green industries. (RDR/MPSP) 

ED-3.4 Physical and Social Infrastructure 
Development 

The County shall develop and maintain physical 

and social infrastructure as a means of attracting 

new businesses and investment to the county. 

This should include strengthening quality of life 

features (e.g., access to education, public facilities, 

urban design, public safety), providing a diversity 

of housing choices (e.g., workforce, executive 

housing), and working with telecommunication 

providers to expand services. New Communities 

could also play a role in attracting new business 

and investment to the County (RDR/MPSP) 

Wine and Hospitality Industry 

Promotion and Expansion 

San Benito County has a long history in the wine 

industry dating back to the 1850s. Almaden Vine-

yards dominated the county’s wine industry in the 

1970s, prior to their relocation to the Central Val-

ley. There are several American Viticultural Areas 

(AVAs) within the County, including the San Be-

nito AVA, which is part of the larger Central 

Coast AVA. Subregions of the San Benito AVA 

include the Cienega Valley, Lime Kiln Valley, and 

Paicines AVAs. 

More recently smaller wineries have had success in 

the county’s six viticulture areas of Paicines, 

Cienega Valley, San Benito, Mt. Harlan, Lime Kiln 

Valley, and Pacheco Pass. Existing wineries in 

operation at the time of this update include: 

• Aimee June Winery 

• Alicats Winery 

• Blossom Hill Winery 

• Bonny Doon Vine-

yard 

• Calera Wine Company 

• Casa de Fruta Winery 

• Cetani Vineyards 

• Circle S Vineyards 

• DeRose Winery 

• Diageo Chateau & 

Estate Wines 

• Donati Family Vine-

yards 

• Enz Vineyards 

• Flint Wine Cellars 

• Gimelli Vineyards 

• Guerra Family Cellars 

• Jayse Wines 

 

• Jones Vineyard 

Estates & Winery  

• Leal Vineyards 

• Pebble Beach 

Vineyards 

• Pessagno Winery 

• Pietra Santa Winery 

• Pinkerton Wine 

Company 

• Pinnacle Vineyards 

• Ray Franscioni 

Wines 

• San Benito Wine 

Co. 

• Scheid Vineyards 

• Summerayne Vine-

yard 

• Teague Veinyard 

• Wildeye Winery 

• Vista Verde 
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NCR-8.12 Landscaping in New Community 
Study Areas and Wine/Hospitality 
Priority Areas 

To the greatest extent feasible, the County shall 

require that new development within these areas 

be screened from existing agricultural, rural, or 

low-intensity uses in the vicinity by using existing 

topography and vegetative screening. 

GOAL NCR-9 

The County shall promote the preservation of 

dark skies necessary for nighttime 

astronomical viewing at local observatories. 

NCR-9.1:  Light Pollution Reduction 

The County shall continue to enforce the devel-

opment lighting ordinance (SBC Code Chapter 

19.13) and restrict outdoor lighting and  glare 

from development projects in order to ensure 

good lighting practices, minimize nighttime light 

impacts, and preserve quality views of the night 

sky. The ordinance shall continue to recognize 

lighting zones and contain standards to avoid light 

trespass, particularly from developed uses, to sen-

sitive uses, such as the areas surrounding Fremont 

Peak State Park and Pinnacles National Park. 
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NCR-A: Habitat Conservation Plan 

The County shall consider working with the State and federal agencies to prepare 

and adopt a Habitat Conservation Plan (HCP) for listed and candidate species in 

San Benito County. The County shall collect fees to finance the preparation of the 

plan through the provisions of Ordinances 532 or 541 or any amendments. 

(MPSP/FB) 
     

Implements Policy(ies) NCR-2.1 through NCR-2.5 

Responsible Department(s) Planning and Building Inspection Services 

Supporting Department(s)  

NCR-B: Park and Recreation Master Plan  

The County shall periodically review and update, as necessary, the countywide 

Park and Recreation Master Plan that identifies long-range recreational needs of 

the county, potential trail corridors, and areas for potential recreational-tourist 

services/programs. This should include an inventory of recreational facilities in 

existing communities and an analysis of needed additional facilities. (MPSP/PSR) 
     

Implements Policy(ies) NCR-3.1 through 3.8, NCR-3.11 

Responsible Department(s) Planning and Building Inspection Services 

Supporting Department(s)  

NCR-C: Park and Recreation Facility Financing 

The County shall pursue funding for acquisition and development of needed rec-

reational facilities through alternatives including Mello-Roos Assessment Districts, 

private contribution of land, improvements from service clubs, and County im-

pact fees pursuant to Ordinance 541. In addition, the County shall implement 

     
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