
COUNTY OF SAN BENITO 

TABLE OF CONTENTS 

EXECUTIVE SUMMARY........................................................ S-1 

Setting, Impacts and Mitigation Measures ................................... S-1 

1.0  INTRODUCTION .......................................................... 1-1 

1.1 Report Authorization and Purpose ..................................... 1-1 

1.2 Project Location and Setting .............................................. 1-4 

1.3 EIR Uses and Approvals ..................................................1-21 

1.4 Environmental Review Process .........................................1-25 

1.5 Terminology Used in the EIR ...........................................1-27 

1.6 Scope and Organization ...................................................1-28 

2.0  PROJECT DESCRIPTION ............................................... 2-1 

2.1 Project Overview .............................................................. 2-1 

2.2 Project Location and Setting .............................................. 2-2 

2.3 Project Characteristics ...................................................... 2-3 

2.4 Project Objectives ............................................................2-47 

2.5 Project Relationship to Existing Planning Documents .........2-48 

2.6 Requested Actions And Required Approvals ......................2-52 

3.0  ENVIRONMENTAL SETTING, IMPACTS, AND MITIGATION 

MEASURES...............................................................3.0-1 

3.0.1 Introduction...................................................................3.0-1 

3.0.2 Format of Resource Topic Sections ..................................3.0-2 

3.0.3 Approach to Cumulative Impact Analysis .........................3.0-3 

3.1  AESTHETICS ............................................................3.1-1 

3.1.1 Environmental Setting ....................................................3.1-1 

3.1.2 Regulatory Setting ..........................................................3.1-4 

3.1.3 Standards of Significance ................................................3.1-7 

3.1.4 Project Impacts and Mitigation Measures..........................3.1-7 



COUNTY OF SAN BENITO 

3.1.5 Cumulative Impacts and Mitigation Measures ................ 3.1-21 

3.2 AGRICULTURAL RESOURCES ..................................... 3.2-1 

3.2.1 Environmental Setting .................................................... 3.2-1 

3.2.2 Regulatory Setting ......................................................... 3.2-5 

3.2.3 Standards of Significance ................................................ 3.2-7 

3.2.4 Project Impacts and Mitigation Measures ......................... 3.2-8 

3.2.5 Cumulative Impacts and Mitigation Measures ................ 3.2-16 

3.3  AIR QUALITY........................................................... 3.3-1 

3.3.1 Environmental Setting .................................................... 3.3-1 

3.3.2 Regulatory Setting ......................................................... 3.3-3 

3.3.3 Standards of Significance .............................................. 3.3-15 

3.3.4 Project Impacts and Mitigation Measures ....................... 3.3-18 

3.3.5 Cumulative Impacts and Mitigation Measures ................ 3.3-31 

3.4  BIOLOGICAL RESOURCES .......................................... 3.4-1 

3.4.1 Environmental Setting .................................................... 3.4-2 

3.4.2 Regulatory Setting ....................................................... 3.4-26 

3.4.3 Standards of Significance .............................................. 3.4-32 

3.4.4 Project Impacts and Mitigation Measures ....................... 3.4-33 

3.4.5 Cumulative Impacts and Mitigation Measures ................ 3.4-50 

3.5 CLIMATE CHANGE ................................................... 3.5-1 

3.5.1 Environmental Setting .................................................... 3.5-1 

3.5.2 Regulatory Setting ......................................................... 3.5-7 

3.5.3 Standards of Significance .............................................. 3.5-19 

3.5.4 Cumulative Impacts and Mitigation Measures ................ 3.5-21 

3.6  CULTURAL RESOURCES............................................. 3.6-1 

3.6.1 Environmental Setting .................................................... 3.6-2 

3.6.2 Regulatory Setting ......................................................... 3.6-8 

3.6.3 Standards of Significance .............................................. 3.6-12 



COUNTY OF SAN BENITO 

3.6.4 Project Impacts and Mitigation Measures........................ 3.6-13 

3.6.5 Cumulative Impacts and Mitigation Measures ................. 3.6-17 

3.7  GEOLOGY AND SOILS ...............................................3.7-1 

3.7.1 Environmental Setting ....................................................3.7-1 

3.7.2 Regulatory Setting ..........................................................3.7-8 

3.7.3 Standards of Significance .............................................. 3.7-10 

3.7.4 Project Impacts and Mitigation Measures........................ 3.7-10 

3.7.5 Cumulative Impacts and Mitigation  

Measures ..................................................................... 3.7-20 

3.8  HAZARDS AND HAZARDOUS MATERIALS.....................3.8-1 

3.8.1 Environmental Setting ....................................................3.8-1 

3.8.2 Regulatory Setting ..........................................................3.8-6 

3.8.3 Standards of Significance .............................................. 3.8-10 

3.8.4 Project Impacts and Mitigation Measures........................ 3.8-11 

3.8.5 Cumulative Impacts and Mitigation Measures ................. 3.8-15 

3.9  HYDROLOGY AND WATER QUALITY ...........................3.9-1 

3.9.1 Environmental Setting ....................................................3.9-1 

3.9.2 Regulatory Setting ..........................................................3.9-5 

3.9.3 Standards of Significance .............................................. 3.9-10 

3.9.4 Project Impacts and Mitigation Measures........................ 3.9-11 

3.9.5 Cumulative Impacts and Mitigation Measures ................. 3.9-22 

3.10  LAND USE AND PLANNING ...................................... 3.10-1 

3.10.1 Environmental Setting ................................................ 3.10-1 

3.10.2 Regulatory Setting ...................................................... 3.10-3 

3.10.3 Standards of Significance ............................................ 3.10-9 

3.10.4 Project Impacts and Mitigation Measures ................... 3.10-10 

3.10.5 Cumulative Impacts and Mitigation Measures ............. 3.10-30 



COUNTY OF SAN BENITO 

3.11  NOISE ................................................................... 3.11-1 

3.11.1 Environmental Setting................................................ 3.11-6 

3.11.2 Regulatory Setting....................................................... 3.11-8 

3.11.3 Standards of Significance........................................... 3.11-11 

3.11.4 Impacts and Mitigation Measures ............................... 3.11-13 

3.11.4 Cumulative Impacts and Mitigation Measures .............. 3.11-26 

3.12  PUBLIC AND GOVERNMENTAL SERVICES ................... 3.12-1 

3.12.1 Environmental Setting................................................ 3.12-1 

3.12.2 Regulatory Setting ..................................................... 3.12-5 

3.12.3 Standards of Significance............................................ 3.12-6 

3.12.4 Project Impacts and Mitigation Measures ..................... 3.12-6 

3.12.5 Cumulative Impacts and Mitigation Measures ............. 3.12-11 

3.13  PARKS AND RECREATION ........................................ 3.13-1 

3.13.1 Environmental Setting................................................ 3.13-1 

3.13.2 Regulatory Setting ..................................................... 3.13-2 

3.13.3 Standards of Significance............................................ 3.13-3 

3.13.4 Project Impacts and Mitigation Measures ..................... 3.13-3 

3.13.5 Cumulative Impacts and Mitigation Measures .............. 3.13-9 

3.14  TRAFFIC AND CIRCULATION .................................... 3.14-1 

3.14.1 Existing Setting ......................................................... 3.14-1 

3.14.2 Regulatory Setting ....................................................3.14-20 

3.14.3 Standards of Significance........................................... 3.14-28 

3.14.4 Project Impacts and Mitigation Measures .................... 3.14-39 

3.14.5 Cumulative Impacts and Mitigation Measures ............. 3.14-59 

3.15  WET AND DRY UTILITIES AND ENERGY .................... 3.15-1 

3.15.1 Environmental Setting................................................ 3.15-2 

3.15.2 Regulatory Setting ..................................................... 3.15-8 

3.15.3 Standards of Significance........................................... 3.15-14 



COUNTY OF SAN BENITO 

3.15.4 Project Impacts and Mitigation Measures ................... 3.15-14 

3.15.5 Cumulative Impacts and Mitigation Measures ............. 3.15-30 

4.0  ALTERNATIVES .......................................................... 4-1 

4.1 CEQA Requirements ........................................................ 4-1 

4.2 Alternatives Analysis ........................................................ 4-3 

4.3 Comparison of Alternatives ..............................................4-29 

5.0  OTHER SECTIONS REQUIRED BY CEQA......................... 5-1 

5.1 Growth Inducing Impacts .................................................. 5-1 

5.2 Significant Unavoidable Impacts ........................................ 5-6 

5.3 Significant Irreversible Environmental Changes................... 5-7 

5.4 Effects Found Not to be Significant .................................... 5-8 

6.0  REPORT PREPARERS AND REFERENCES ......................... 6-1 

6.1 Persons Contacted ............................................................ 6-1 

6.2 Documents Referenced...................................................... 6-2 

6.3 Report Preparers............................................................... 6-8 

Appendices (Appendices B-L are included on CD inside back cover) 

Appendix A Fairview Corners Residential Specific Plan (Available at the 

County of San Benito Planning Department) 

Appendix B NOP, Initial Study and Written Responses to the NOP 

Appendix C Geotechnical Investigation of the Tres Pinos Fault 

Appendix D Geotechnical Investigation Evaluating Surface and 

Subsurface Soil Conditions 

Appendix E Biological Resources Analysis and USACE Determination 

Letter 

Appendix F Air Quality Analysis 

Appendix G Climate Change and GHG Emissions Calculations  

Appendix H Phase I Environmental Site Assessment 

Appendix I Initial Site Assessment 



COUNTY OF SAN BENITO 

Appendix J Noise Analysis and Supplemental Memorandum 

Appendix K  Traffic Impact Analysis and Supplemental Letter 

Appendix L Water Supply Assessment 

List of Figures 

Figure 1 Regional Location........................................................................... 1-5 

Figure 2 Project Vicinity ............................................................................... 1-7 

Figure 3 Vicinity Surrounding Uses ............................................................. 1-11 

Figure 4 Aerial Photograph ......................................................................... 1-13 

Figure 5 Site Photographs ........................................................................... 1-15 

Figure 6 Topography and Earthquake Fault Building Exclusion Zone .......... 1-17 

Figure 7 Existing Drainage.......................................................................... 1-19 

Figure 8 Water and Wastewater Service Area Boundaries ............................ 1-23 

Figure 9 Proposed Land Use ......................................................................... 2-5 

Figure 10 Conceptual Lotting Plan A .............................................................. 2-7 

Figure 11 Conceptual Lotting Plan B............................................................... 2-9 

Figure 12 Conceptual Lotting Plan C ............................................................ 2-11 

Figure 13 Open Space Diagram..................................................................... 2-17 

Figure 14 Circulation Diagram...................................................................... 2-19 

Figure 15 Typical Future Cielo Vista Drive Extension Street Section.............. 2-21 

Figure 16 Typical Collector Entry and Residential Street Sections .................. 2-25 

Figure 17 Existing and Typical Future Fairview Road Section ....................... 2-27 

Figure 18 Bicycle and Pedestrian Connectivity Plan....................................... 2-31 

Figure 19 Potable Water Service Layout........................................................ 2-33 

Figure 20 Wastewater Conveyance Options .................................................. 2-37 

Figure 21 Conceptual Drainage Plan ............................................................. 2-39 

Figure 22 Conceptual Cut and Fill Diagram .................................................. 2-41 

Figure 23 Preliminary Phasing Plan .............................................................. 2-45 

Figure 24 Off-Site Study Areas ...................................................................... 2-49 

Figure 25 Locations of Related Projects........................................................ 3.0-5 



COUNTY OF SAN BENITO 

Figure 26 Existing Views ............................................................................. 3.1-3 

Figure 27 Soil Map ...................................................................................... 3.2-9 

Figure 28 Special Status Species within the Project Vicinity .......................... 3.4-5 

Figure 29 Special Status Species Observed within Five Kilometers ................ 3.4-7 

Figure 30 Area Roadways...........................................................................3.14-3 

Figure 31 Existing Lane Configurations ....................................................3.14-11 

Figure 32 Existing Traffic Volumes ...........................................................3.14-13 

Figure 33 Existing Bicycle and Pedestrian Facilities...................................3.14-21 

Figure 34 Project Trip Distribution............................................................3.14-33 

Figure 35 Project Trip Assignment ............................................................3.14-35 

Figure 36 Existing With-Project Traffic Volumes.......................................3.14-41 

Figure 37 Alternative Location ..................................................................... 4-19 

List of Tables 

Table S-1 Summary of Project and Cumulative Impacts................................... S-4 

Table 1 Permitted and Conditional Land Uses ........................................... 2-13 

Table 2  Examples of Development Flexibility: Conceptual Lotting Plans .... 2-14 

Table 3 Projects Considered Part of the Cumulative Project Scenario......... 3.0-7 

Table 4 Land Capability Classification ...................................................... 3.2-4 

Table 5 Criteria Air Pollutants, Summary of Common Sources and Effects 3.3-4 

Table 6 Summary of Ambient Air Quality Standards ................................. 3.3-5 

Table 7 Summary of Ambient Air Quality Data – Hollister-Fairview  

Road Station ...............................................................................3.3-10 

Table 8 NCCAB Attainment Status Designations .....................................3.3-11 

Table 9 Estimated Daily Project Emissions (Ongoing Operations for  

Direct and Indirect Sources) ........................................................3.3-26 

Table 10 Special Status Plant Species that Could Occur in the Project  

Vicinity.......................................................................................3.4-10 

Table 11 Special-Status Wildlife Species that Could Occur in the Project  

Vicinity.......................................................................................3.4-13 

Table 12 GHG Types and Their Contribution to Global Warming............... 3.5-4 



COUNTY OF SAN BENITO 

Table 13 Estimated Annual Electricity Demand .........................................3.5-25 

Table 14 GHG Emissions from Electricity Generation ...............................3.5-26 

Table 15 Total Unmitigated GHG Operational Emissions (metric tons/ 

year CO2e) ..................................................................................3.5-27 

Table 16 GHG Measures ...........................................................................3.5-31 

Table 17 Modified Mercalli Intensity Scale for Earthquakes......................... 3.7-2 

Table 18 Uniform Building Code Fault Classifications ................................ 3.7-4 

Table 19 Typical Noise Levels in the Environment .....................................3.11-3 

Table 20 Definitions of Acoustical Terms...................................................3.11-5 

Table 21 Recommended Criteria for Evaluation of Increases in  

Ambient Noise Levels .................................................................3.11-6 

Table 22 Ambient Noise Levels .................................................................3.11-7 

Table 23 Damage Potential to Buildings at Various Groundborne  

Vibration Levels ........................................................................3.11-10 

Table 24 Annoyance Potential to People at Various Groundborne  

Vibration Levels ........................................................................3.11-10 

Table 25 Significant Noise Increases ........................................................3.11-12 

Table 26 Predicted Traffic Day/Night Average Noise Level .....................3.11-20 

Table 27 Future Exterior Ldn Noise Levels (dBA) With Mitigation ..........3.11-22 

Table 28 Vibration Source Amplitudes for Construction Equipment .........3.11-25 

Table 29 San Benito County School Enrollment and Capacity, School  

Year 2010-2011 ...........................................................................3.12-4 

Table 30 Signalized Intersection Levels of Service Definitions Based on  

Control Delay ...........................................................................3.14-10 

Table 31 Unsignalized Intersection Levels of Service Definitions Based  

on Control Delay ......................................................................3.14-15 

Table 32 Existing Intersection Levels of Service .......................................3.14-15 

Table 33 Existing Peak-Hour Traffic Signal Warrant Results ....................3.14-17 

Table 34 LOS Criteria for Class I Two-Lane Highways ............................3.14-19 

Table 35 Existing Two-lane Highway Levels of Service ............................3.14-19 

Table 36 Trip Generation ........................................................................3.14-31 

Table 37 Project Intersection Levels of Service .........................................3.14-43 

Table 38 Peak-Hour Signal Warrant Checks With the Project ...................3.14-45 



COUNTY OF SAN BENITO 

Table 39 Project Intersection Queuing Analysis Results............................3.14-51 

Table 40 Project Two-lane Highway Level of Service Results ...................3.14-53 

Table 41 Cumulative Intersection Levels of Service ..................................3.14-63 

Table 42 Cumulative Peak-Hour Signal Warrant Checks ..........................3.14-67 

Table 43 Project Water Demand..............................................................3.15-16 

Table 44 Supply Reliability During Average/Normal Water Year for  

Entire Region............................................................................3.15-18 

Table 45 Project’s Estimated Operational Energy Demand. ......................3.15-27 

Table 46 Project Alternative Summary......................................................... 4-33 

Abbreviations and Acronyms 

AB Assembly Bill 

ADT Average Daily Traffic 

AFUE Annual Fuel Use Efficiency 

AFY Acre Feet per Year 

AMBAG Association of Monterey Bay Area Governments 

AnB Antioch Loam 

APN Assessor’s Parcel Number 

AQMP Air Quality Management Plan 

BPM Best Management Practices 

CAAQS California Ambient Air Quality Standards 

CAL-FIRE California Department of Forestry and Fire Protection 

CARB  California Air Resources Board 

CCAA California Clean Air Act  

CDFG  California Department of Fish and Game 

CEC California Eergy Commission 

CEQA  California Environmental Quality Act 

CESA  California Endangered Species Act 

CNDDB California Natural Diversity Database 

CNPS  California Native Plant Society 



COUNTY OF SAN BENITO 

CO Carbon Monoxide 

CO2  Carbon Dioxide   

CRHR California Register of Historical Places 

CRLF California Red-legged Frog 

CTS California Tiger Salamander 

CVP U.S. Bureau of Reclamation’s Central Valley Project 

CWA  Clean Water Act 

DOC United States Department of Conservation 

DPM Particulate Emissions from Diesel Fueled Engines 

DWR  California Department of Water Resources 

DWTP  Domestic Wastewater Treatment Plan 

ECDMS  Energy Consumption Demand Management System 

EIR  Environmental Impact Report 

EMS Emergency Medical Response Services 

EPA  Environmental Protection Agency 

ESA Environmental Site Assessment 

EVA  Emergency Vehicle Access 

FCAA Federal Clean Air Act 

FEIR Final Environmental Impact Report 

FESA Federal Endangered Species Act 

FIRM FEMA Flood Insurance Rate Map 

FMMP Farmland Mapping and Monitoring Program 

FTE Full-time Equivalent 

FVC-SP Fairview Corners Specific Plan 

g Force of Gravity 

GHG Greenhouse Gases 

GMO Growth Management Ordinance 

GP General Plan 

GPA General Plan Amendment 

gpm Gallons per Minute 

HAP Hazardous Air Pollutant 



COUNTY OF SAN BENITO 

HCP Habitat Conservation Plan 

kWh Kilowatt Hours 

LAFCO San Benito County Local Agency Formation Commission 

LCC Land Capability Classification 

LEED Leadership in Energy Efficient Design 

LGOP Local Government Operations Protocol 

LID Low Impact Development 

LIM Land Inventory and Monitoring 

LOS Level of Service 

LPS Low-pressure Sodium 

M&I Municipal and Industrial 

MBTA Migratory Bird Treaty Act 

MBUAPCD Monterey Bay Unified Air Pollution Control District 

mgd Million Gallons per Day 

MLD Most Likely Descendent 

MM Mitigation Measure 

MMRP Mitigation Monitoring and Reporting Program 

MOU  Memorandum of Understanding 

MWh Megawatt Hours 

NAAQS National Ambient Air Quality Standards 

NAHC Native American Heritage Commission 

NCCAB  North Central Coast Air Basin 

NESHAPs National Emissions Standards for Hazardous Air Pollutants  

NFPA National Fire Protection Association 

NHPA National Historic Preservation Act 

NMFS National Marine Fisheries Service 

NO2 Nitrogen Dioxide 

NOC Notice of Completion 

NOP Notice of Preparation 

NOx  Nitrous Oxides 

NPDES  National Pollutant Discharge Elimination System 



COUNTY OF SAN BENITO 

NRCS Natural Resources Conservation Service 

NRHP National Register of Historic Places 

O3 Ozone 

OEHHA  Office of Environmental Health Hazard Assessment 

PG&E Pacific Gas & Electric 

PM2.5 Fine Particulate Matter 2.5 micrometers or less 

PMIO  Particulate Matter 10 microns or less 

ppm Parts per Million 

RAIWMP San Benito County Regional Agency Integrated Waste 

Management Plan 

ROG  Reactive Organic Gases 

RsC Rincon Silty Clay Loam 

RWQCB  Central Coast Regional Water Quality Control Board 

SbE2 San Benito County Clay Loam 

SO2 Sulfer Dioxide 

SR25 State Route 25 (Airline Highway) 

SR-SP Santana Ranch Specific Plan 

SSCWD  Sunnyslope County Water District 

SWCP Stormwater Control Plan 

SWPPP Stormwater Pollution Prevention Plan 

SWRCB  State Water Resources Control Board 

TAC Toxic Air Contaminant  

TDS  Total Dissolved Solids 

Tg  Teragram (1,000,000,000 Kilograms) 

TMDL  Total Maximum Daily Loads 

TPY Tons per Year 

URBEMIS  Urban Emissions Modeling Software 

USACE  U.S. Army Corps of Engineers 

USDA United States Department of Agriculture 

USFWS  U.S. Fish and Wildlife Service 

USGS United States Geologic Survey 



COUNTY OF SAN BENITO 

UWMP  Urban Water Management Plan 

VOC Volatile Organic Compound 

WSA Water Supply Assessment 

WWMP  Hollister Urban Area Water and Wastewater Master Plan 

g/m3 Micrograms per Cubic Meter 


