
Del Webb at San Juan Oaks Specific Plan Subsequent EIR 
Table of Contents 

 
 

  County of San Benito 

i 

DEL WEBB AT SAN JUAN OAKS SPECIFIC PLAN 
SUBSEQUENT ENVIRONMENTAL IMPACT REPORT 

 
Table of Contents 

 Page 

 
Executive Summary ............................................................................................................................. ES-1 
 
1.0  Introduction ...................................................................................................................................... 1-1 

1.1 Purpose and Legal Authority ........................................................................................... 1-1 
1.2 EIR Scope and Content ...................................................................................................... 1-5 
1.3 Lead, Responsible and Trustee Agencies  ...................................................................... 1-8 
1.4 Environmental Review Process ....................................................................................... 1-9 

 
2.0  Project Description ........................................................................................................................... 2-1 

2.1   Property Owner and Project Applicant ........................................................................ 2-1 
2.2   Project Location ................................................................................................................ 2-1 
2.3   Existing Site Characteristics ............................................................................................ 2-4 
2.4   Proposed Project Characteristics .................................................................................... 2-5 
2.5   Required Approvals ....................................................................................................... 2-39 
 

3.0  Environmental Setting ..................................................................................................................... 3-1 
3.1   Regional Setting ................................................................................................................ 3-1 
3.2   Project Site Setting ............................................................................................................ 3-1 
3.3   Cumulative Projects Setting ............................................................................................ 3-2 

 
4.0 Environmental Impact Analysis .................................................................................................... 4-1 

4.1 Aesthetics ......................................................................................................................... 4.1-1 
4.2 Agricultural Resources ................................................................................................... 4.2-1 
4.3 Air Quality ....................................................................................................................... 4.3-1 
4.4 Biological Resources ....................................................................................................... 4.4-1 
4.5 Cultural Resources .......................................................................................................... 4.5-1 
4.6 Geology and Soils ........................................................................................................... 4.6-1 
4.7 Greenhouse Gas Emissions/Climate Change ............................................................. 4.7-1 
4.8 Hazards and Hazardous Materials .............................................................................. 4.8-1 
4.9 Hydrology and Water Quality ...................................................................................... 4.9-1 
4.10 Land Use and Planning ................................................................................................ 4.10-1 
4.11 Noise ............................................................................................................................... 4.11-1 
4.12 Public Services ............................................................................................................... 4.12-1 
4.13 Transportation and Circulation .................................................................................. 4.13-1 
4.14 Utilities and Service Systems ...................................................................................... 4.14-1 
4.15 Effects Found Not to be Significant ............................................................................ 4.15-1 

 
  



Del Webb at San Juan Oaks Specific Plan Subsequent EIR 
Table of Contents 

 
 

  County of San Benito 

ii 

5.0  Other CEQA-Required Discussions .............................................................................................. 5-1 
5.1   Growth Effects .................................................................................................................. 5-1 
5.2   Irreversible Environmental Effects ................................................................................ 5-6 
5.3 Significant, Unavoidable Impacts .................................................................................. 5-9 
5.4 Energy Effects ................................................................................................................. 5-12 

 
6.0  Alternatives ....................................................................................................................................... 6-1 

6.1   No Project/No Development Alternative .................................................................... 6-4 
6.2   No Project/Buildout Under Existing Land Use and Zoning 

Designations Alternative ................................................................................................. 6-5 
6.3 Reduced Site Development Footprint Alternative .................................................... 6-15 
6.4 Reduced Project Buildout Alternative ......................................................................... 6-26 
6.5 Environmentally Superior Alternative........................................................................ 6-33 

 
7.0  References and Preparers ................................................................................................................ 7-1 

7.1   References .......................................................................................................................... 7-1 
7.2   List of Preparers.............................................................................................................. 7-14 

 
List of Figures 
  
 Figure 1-1 Development Footprint Comparison ............................................................ 1-2 
 Figure 1-2 CEQA Environmental Review Process ....................................................... 1-11 
 Figure 2-1 Regional Location ............................................................................................ 2-2 
 Figure 2-2  Project Site ......................................................................................................... 2-3 
 Figure 2-3  Existing Land Use ............................................................................................ 2-6 
 Figure 2-4a  Proposed Land Use Plan ................................................................................. 2-9 
 Figure 2-4b  Proposed Land Use Plan (Development Areas) ........................................ 2-10 
 Figure 2-5  Off-Site Transfer of Development Credit Parcel ....................................... 2-18 
 Figure 2-6  Specific Plan Street Network ........................................................................ 2-19 
 Figure 2-7  Proposed Emergency Vehicle Access Route .............................................. 2-21 
 Figure 2-8  Proposed Stormwater Drainage and Detention System ........................... 2-27 
 Figure 2-9a  Proposed Sanitary Sewer System ................................................................ 2-28 
 Figure 2-9b  Proposed Sanitary Sewer Extension along San Juan  

Hollister Road ................................................................................................. 2-29 
 Figure 2-10  Proposed Potable Water System .................................................................. 2-33 
 Figure 2-11a  Proposed Recycled Water System ............................................................... 2-35 
 Figure 2-11b  Proposed Recycled Water System Extension along San  

Juan Hollister Road ........................................................................................ 2-36 
 Figure 2-12  Proposed Phasing Plan .................................................................................. 2-38 
 Figure 4.1-1a  Photographs of Project Site .......................................................................... 4.1-2 
 Figure 4.1-1b Photographs of Project Site .......................................................................... 4.1-3 
 Figure 4.1-2  Viewpoint Simulation Locations ................................................................ 4.1-4 
 Figure 4.1-3  View A Visual Simulation ........................................................................... 4.1-5 
 Figure 4.1-4  View B Visual Simulation ............................................................................ 4.1-6 
 Figure 4.2-1  FMMP-Designated Farmland ...................................................................... 4.2-4 
 Figure 4.2-2  Existing On-Site Agricultural Uses............................................................. 4.2-7 
 Figure 4.2-3  Proposed On-Site Agricultural Uses .......................................................... 4.2-9 



Del Webb at San Juan Oaks Specific Plan Subsequent EIR 
Table of Contents 

 
 

  County of San Benito 

iii 

 Figure 4.2-4  NRCS-Designated Prime Farmland and 
   Farmland of Statewide Importance on the Project Site ......................... 4.2-12 
 Figure 4.2-5  Williamson Act Lands ................................................................................ 4.2-16 
 Figure 4.4-1  Habitat Map ................................................................................................... 4.4-8 
 Figure 4.4-2   Wetland Features Map ................................................................................. 4.4-9 
 Figure 4.4-3  Habitat Impacts ........................................................................................... 4.4-10 
 Figure 4.4-4  Sensitive Elements Reported in the California Natural  

Diversity Database and Federally Designated Critical  
Habitat Within 5 Miles ............................................................................... 4.4-20 

 Figure 4.5-1 Geologic Map................................................................................................. 4.5-5 
 Figure 4.6-1   Regional Seismicity ....................................................................................... 4.6-3 
 Figure 4.6-2   On-Site Soil Types ......................................................................................... 4.6-6 
 Figure 4.6-3    Known Faults in Proximity to the Project Site .......................................... 4.6-7 
 Figure 4.6-4    On-Site Landslide Susceptibility ............................................................... 4.6-12 
 Figure 4.9-1  Potential Dam Failure Inundation .............................................................. 4.9-6 
 Figure 4.10-1 Current Adopted General Plan Designations ......................................... 4.10-2 
 Figure 4.10-2 Public Review Draft 2035 General Plan Update  

Proposed Designations............................................................................... 4.10-4 
 Figure 4.10-3 Public Review Draft 2035 General Plan Update New  

Community Study Areas ......................................................................... 4.10-18 
 Figure 4.11-1 Noise Compatibility Matrix ....................................................................... 4.11-4 
 Figure 4.11-2 Noise Measurement Locations ................................................................ 4.11-10 
 Figure 4.11-3  Modeled Sensitive Receptors .................................................................. 4.11-21 
 Figure 4.13-1 Existing (2014) Peak Hour Intersection Volumes ................................... 4.13-5 
 Figure 4.13-2 Background Year Peak Hour Intersection Volumes ............................ 4.13-10 
 Figure 4.13-3 Cumulative (2035) Base Peak Hour Intersection Volumes ................. 4.13-15 
 Figure 4.13-4 Trip Distribution and Study Intersections ............................................. 4.13-28 
 Figure 4.13-5 Existing (2014) Plus Project Peak Hour Intersection Volumes ........... 4.13-32 
 Figure 4.13-6 Background Plus Project Peak Hour Intersection Volumes ................ 4.13-41 
 Figure 4.13-7 Cumulative (2035) Plus Project Peak Hour 
   Intersection Volumes ................................................................................ 4.13-47 
 Figure 4.14-1a Proposed Sanitary Sewer System ........................................................... 4.14-33 
 Figure 4.14-1b Proposed Sanitary Sewer System 
   (Extension along San Juan Hollister Road) ........................................... 4.14-34 
 Figure 6-1 No Project/Buildout Under Existing 
   Land Use and Zoning Designations Alternative ......................................... 6-6 
 Figure 6-2 Reduced Site Development Footprint Alternative .................................... 6-16 
 
List of Tables 
  
 Table ES-1 Summary of Environmental Impacts, Mitigation Measures,  
  and Significance After Mitigation ............................................................... ES-4 
 Table 1-1 NOP Comment Issues ..................................................................................... 1-5 
 Table 2-1 Characteristics of the Project Site and Vicinity ............................................ 2-4 
 Table 2-2 Project Site Assessor Parcel Numbers ........................................................... 2-4 
 Table 2-3 Project Land Use Summary .......................................................................... 2-11 



Del Webb at San Juan Oaks Specific Plan Subsequent EIR 
Table of Contents 

 
 

  County of San Benito 

iv 

 Table 2-4 Permitted and Conditionally Permitted Uses By Land  
Use Category .................................................................................................. 2-13 

 Table 2-5 Phasing Plan ................................................................................................... 2-37 
 Table 3-1 Approximate Cumulative Development associated with  

General Plan Buildout for San Benito County, and Cities of  
Hollister and San Juan Bautista ..................................................................... 3-3 

 Table 4.2-1 FMMP Designations on the Project Site ..................................................... 4.2-3 
 Table 4.2-2 NRCS-Designated Prime Farmland and Farmland of Statewide Importance 

on the Project Site ........................................................................................ 4.2-13 
 Table 4.2-3  NRCS-Designated Prime Farmland Affected by the  

Proposed Project ......................................................................................... 4.2-26 
 Table 4.2-4 Summary of LESA Model Score Sheet for Proposed  

Project Site .................................................................................................... 4.2-27 
 Table 4.2-5  Summary of LESA Model Score Sheet for Proposed  

Off-Site Preservation Land ........................................................................ 4.2-27 
 Table 4.3-1  Current Federal and State Ambient Air Quality Standards ................... 4.3-4 
 Table 4.3-2 Attainment Status of the North Central Coast Air Basin ........................ 4.3-5 
 Table 4.3-3  Ambient Air Quality Data ........................................................................... 4.3-6 
 Table 4.3-4 Phasing Plan ................................................................................................ 4.3-17 
 Table 4.3-5 Estimated Construction Emissions ........................................................... 4.3-19 
 Table 4.3-6 Estimated Operational Emissions ............................................................. 4.3-22 
 Table 4.3-7 Estimated Operational Emissions with Mitigation ................................ 4.3-23 
 Table 4.3-8  Project’s Contribution to Population Projections ................................... 4.3-30 
 Table 4.4-1 Habitat Summary Table ............................................................................... 4.4-6 
 Table 4.4-2 Special-Status Species Occurrence Potential for the  
  Proposed Development Area and the No-Development  

Area of the Project Site ............................................................................... 4.4-21 
 Table 4.5-1 Geologic Units within Project Site .............................................................. 4.5-8 
 Table 4.6-1 Selected General Parameters of On-Site Soils ........................................... 4.6-5 
 Table 4.7-1 Phasing Plan ................................................................................................ 4.7-19 
 Table 4.7-2  Estimated Construction Emissions of Greenhouse Gases ..................... 4.7-21 
 Table 4.7-3 Combined Annual Emissions of Greenhouse Gases.............................. 4.7-22 
 Table 4.8-1 EDR Summary of Sites on or Near the Project Site .................................. 4.8-2 
 Table 4.9-1 Soil Permeability: Proposed Development Areas .................................. 4.9-21 
 Table 4.10-1 Policy Consistency: Current Adopted San Benito  

County General Plan ................................................................................ 4.10-20 
 Table 4.10-2 Policy Consistency: Public Review Draft 2035 General  

Plan Update ............................................................................................... 4.10-47 
 Table 4.11-1 Human Response to Different Levels of Groundborne  

Vibration....................................................................................................... 4.11-2 
 Table 4.11-2 Significance of Changes in Operational Roadway  

Noise Exposure ........................................................................................... 4.11-3 
 Table 4.11-3 Non-Transportation Noise Level Performance Standards  

for Noise-Sensitive Uses ............................................................................ 4.11-6 
 Table 4.11-4 Land Use Compatibility Guidelines for Community  

Noise Environments ................................................................................... 4.11-7 
 Table 4.11-5  Noise Measurement Results (dBA) .......................................................... 4.11-9 



Del Webb at San Juan Oaks Specific Plan Subsequent EIR 
Table of Contents 

 
 

  County of San Benito 

v 

 Table 4.11-6 Typical Construction Equipment Noise Levels .................................... 4.11-16 
 Table 4.11-7 Vibration Levels for Construction Equipment ..................................... 4.11-19 
 Table 4.11-8  Existing and Existing Plus Project Sound Levels from  

SR 156, San Juan Oaks Drive and Union Road (dBA Ldn) ................. 4.11-22 
 Table 4.11-9 Cumulative and Cumulative Plus Project Sound  

Levels from SR 156 and Union Road (dBA Ldn)  
for Existing Off-Site Residences .............................................................. 4.11-28 

 Table 4.12-1 Department Service Categories and Average  
Response Times ........................................................................................... 4.12-1 

 Table 4.12-2  2013-2014 Enrollment and Capacities of San Juan School  
  and Anzar High School .............................................................................. 4.12-4 
 Table 4.12-3  Park Classification .................................................................................... 4.12-20 
 Table 4.12-4  San Juan School and Anzar High School Generation  

Factors and Student Generation ............................................................. 4.12-28 
 Table 4.12-5  Post-Project Student Enrollment of San Juan School  

and Anzar High School ............................................................................ 4.12-28 
 Table 4.13-1 Level of Service Definitions ....................................................................... 4.13-4 
 Table 4.13-2 Existing (2014) Intersection Level of Service ........................................... 4.13-6 
 Table 4.13-3 Freeway Segment Level of Service Definitions ...................................... 4.13-7 
 Table 4.13-4 Existing (2014) Freeway Segment Levels of Service .............................. 4.13-7 
 Table 4.13-5 Background Intersection Level of Service ............................................. 4.13-11 
 Table 4.13-6 Background Freeway Segment Levels of Service ................................. 4.13-12 
 Table 4.13-7 Cumulative Intersection Level of Service .............................................. 4.13-14 
 Table 4.13-8 Cumulative Freeway Segment Levels of Service ................................. 4.13-16 
 Table 4.13-9 Project Trip Generation   .......................................................................... 4.13-27 
 Table 4.13-10 Existing plus Project Intersection Level of Service ............................... 4.13-28 
 Table 4.13-11 Existing Plus Project Intersection Level of Service ............................... 4.13-33 
 Table 4.13-12 Existing Plus Project Mitigated Intersection LOS ................................. 4.13-38 
 Table 4.13-13 Existing Freeway Segment Levels of Service ........................................ 4.13-39 
 Table 4.13-14 Background plus Project Intersection Level of Service ....................... 4.13-40 
 Table 4.13-15 Background plus Project Mitigated Intersection LOS ......................... 4.13-43 
 Table 4.13-16 Background Freeway Segment Levels of Service ................................. 4.13-44 
 Table 4.13-17 Cumulative plus Project Intersection Level of Service ........................ 4.13-46 
 Table 4.13-18 Cumulative plus Project Mitigated Intersection LOS .......................... 4.13-49 
 Table 4.13-19 Cumulative Freeway Segment Levels of Service ................................. 4.13-50 
 Table 4.14-1 Historic Groundwater Pumping and CVP Deliveries  
  in the San Juan Subbasin ............................................................................ 4.14-3 
 Table 4.14-2 Estimated Proposed Project Water Demand (2020 and 2035) ............ 4.14-24 
 Table 4.14-3 Assessment of Sufficiency of Groundwater Supplies .......................... 4.14-29 
 Table 4.14-4 Estimated Proposed Project Wastewater Generation .......................... 4.14-31 
 Table 4.14-5 Average Dry Weather Wastewater Flows (AFY) ................................. 4.14-32 
 Table 4.14-6 Average Annual Non-Residential Outdoor Water  

Demand (AFY) .......................................................................................... 4.14-35 
 Table 4.14-7 Potential Recycled Water Availability ................................................... 4.14-35 
 Table 4.14-8 Projected Solid Waste Generation .......................................................... 4.14-36 
 Table 2-1 San Benito County Population Forecasts ...................................................... 5-3 
 Table 6-1 Land Use Distribution ..................................................................................... 6-7 



Del Webb at San Juan Oaks Specific Plan Subsequent EIR 
Table of Contents 

 
 

  County of San Benito 

vi 

 Table 6-2 Trip Generation by Reduced Site Development  
Footprint Alternative ..................................................................................... 6-23 

 Table 6-3   Comparison of Project Alternatives ............................................................ 6-35 
 
Appendices 

 
Appendix A Notice of Preparation  
Appendix B   Specific Plan 
Appendix C     Preliminary Stormwater Control Plan 
Appendix D    Air Quality and Greenhouse Gas Modeling Results 
Appendix E      Geotechnical Reports 
Appendix F    Phase I Environmental Site Assessment and Environmental Data 

Resources 
Appendix G     Noise Measurement Results 
Appendix H     Noise Modeling Results 
Appendix I  Transportation Impact Analysis 
Appendix J Water Supply Assessment  
Appendix K Biology Appendices  
  


