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ARESOLUTION OF THE CITY COUNCIL OF THE CITY OF HOLLISTER
ADOPTING THE 2005-2023 HOLLISTER GENERAL PLAN

RESOLUTION NO. 2005- 160

WHEREAS, the City of Hollister desires to maintain a General Plan that
‘complies with the mandatory requirements of the California Government Code (Section
65300 et seq) and covers the topics of land use, housing, circulation, open space,
conservation, recreation, and noise; and,

WHEREAS, the General Plan represents the most direct expression of local
control, setting forth the community’s Vision for the future of Hollister and the means to
accomplish that Vision; and,

WHEREAS, in 2003 the City Council of the City of Hollister initiated
preparation of a comprehensive update of the long-term general plan for the physical
development of the city and planning area pursuant to California Government Code
Section 65300 et. seq.; and,

WHEREAS, City staff and consultants held 2 visioning sessions, then the
General Plan Steering Committee reviewed and considered background documents
relevant to the preparation of the Draft Hollister General Plan, including Preliminary
Drafts for Land Use, Housing, Circulation, Noise, Safety and Open Space; and,

WHEREAS, full public involvement in the preparation of the Draft General
Plan Revision has been ensured through duly noticed Steering Committee Study
Sessions, community meetings, Planning Commission meetings, public hearings and
other means; and,

WHEREAS, the Steering Committee held 7 duly noticed study sessions on
the “Working Draft” General Plan and the Planning Commission hosted 3 duly noticed
workshops on the “Draft” General Plan; and,

WHEREAS, the City has maintained the General Plan on the City of
Hollister web site, providing online access to public forum dates, documents, maps, and
other information, and the opportunity to provide comments and suggestions; and,

WHEREAS, the Draft General Plan has been referred to other public
agencies for review and comment as required by State law; and,

WHEREAS, on October 27, 2005, the Hollister Planning Commission
conducted a public hearing on the General Plan as required by State law and, by a 5-0
vote, recommended to the City Council the adoption of the General Plan; and,

WHEREAS, a comprehensive Final Environmental Impact Report (EIR) on
the General Plan has been prepared by the City and certified by the City Council; and,
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WHEREAS, the City Council has determined that the Final Environmental
Impact Report provides a complete and adequate assessment of the potential impacts of
implementing the General Plan; and,

WHEREAS, the City Council has adopted a Statement of Overriding
Considerations which states the City’s reasons for accepting various significant and
unavoidable environmental impacts resulting from implementation of the General Plan;
and,

WHEREAS, on November 21, 2005, the City Council conducted a public
hearing to receive and consider testimony on the proposed General Plan; and,

WHEREAS, on November 21, 2005 the City Council closed the public
hearing, deliberated and determined to accept the Planning Commission recommendation
with the changes contained in the Errata and with an additional change to Map 6
(Phasing Strategy).

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City
of Hollister hereby adopts the 2005-2023 Hollister General Plan (Exhibit 1) and directs
staff to make all final changes contained in the Errata (Exhibit 2) and make copies
available to the public.

PASSED AND ADOPTED at a regular meeting of the City Council of the
City of Hollister on the 5™ day of December, 2005 by the following vote:

AYES: Council Members Emerson, Valdivia, Pi
NOES: Nomne.

phnson and Mayor $cattini

ABSTAIN: None.
ABSENT: None.
LRobert Scattini, MAyor
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Elaine M. Cass, City Attorney
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EXHIBIT 2

FINAL 2005-2023 Hollister General Plan

Errata
December 5, 2005

Chapter One — Land Use and Community Design Element
From Planning Commission — Changes to Hollister General Plan Goals (page 1.7)

Add a new goal, “Provide for an environment that encourages healthy living”

Chapter Two — Land Use and Community Design Element
From Planning Commission — Changes to Map 2 Land Use Plan (page 2.5)

Designate the Low Density Residential parcel west of Highway 25, east of the designated school, and south
of the 2005 SOI as Mixed-Use.

Designate the Low Density Residential and General Commercial parcels west of Highway 25, south of Union
Road and between the 2005 SOI and Planning Area as Mixed-Use.

Designate the Medium Density Residential parcel in the North Gateway Overlay area as North Gateway
Commercial.

From Planning Commission — Rework Industrial Land Use Designation (page 2.10)

From City Council — Change to Map 6 Phasing Strategy (page 2.21)
Designate the Phase 4 Hart property, north of Vista Hill Park, to Phase 1.

Industrial

This designation provides for a range of uses, from business and research parks, large individual corporate
establishments, professional and administrative offices and industrial complexes. Examples of allowed uses
in this category are computer software companies, research laboratories, copying services, printing
companies, warehousing, offices, equipment manufacturing and repair and trucking operations. Other
permitted uses include limited commercial uses that serve industrial and employment centers.

Industrial areas that fall in the North Gateway Overlay district will also allow limited commercial uses with
frontage along Highway 25 to serve passing motorists. The design guidelines described in the "Special
Planning Areas” section of this element stipulates additional criteria that development within the North
Gateway must meet.

From FEIR ~ Add New Implementation Measure Under 1-Year Time Frame (page 2.44)
LU.D(2) Initiate a Process to Amend the AMBAG Forecasts. Initiate a process to amend the 2004

AMBAG Population, Housing Unit and Employment Forecasts for San Benito County to make them
consistent with the City of Hollister Draft General Plan and Regional Housing Needs Determinations.
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From FEIR — Add New Implementation Measure Under 2-Year Time Frame (page 2.45)

LU.H(2) Develop Guidelines for the Preparation of Lighting Plans. In order to minimize light trespass
and greater overall light levels in the city, new development and projects making significant parking lot
improvements or proposing new lighting shall be required to prepare a lighting plan for review by City
planning staff. Require design guidelines to include the following provisions for lighting plans:

a, All light sources should be fully shielded from off-site view.

b. All lights to be downcast except where it can be proved to not adversely affect other
parcels,

c. Escape of light to the atmosphere should be minimized.

d. Low intensity, indirect light sources should be encouraged, except where other types of
lighting is warranted for public safety reasons.

e. On-demand lighting systems should be encouraged.

f Mercury, metal halide, and similar intense and bright lights should not be permitted except

where their need is specifically approved and their source of light is restricted.

Chapter Three — Housing Element
Add the following text under Housing Element Goals and Policies after the last goal (page 3.9)

State law requires the Housing Element to include quantified objectives for the maximum number of units
that can be rehabilitated, conserved, or constructed. Policies and programs establish the strategies to achieve
these objectives. The City’s quantified objectives are described under each program. Assumptions are based
on past program performance, infrastructure constraints, construction trends, land availability, and
anticipated future program funding. The City’s housing policies and implementing programs are grouped by
the housing goals described in this section. (See the Appendix for a Summary of Housing Element Programs
and Objectives).

From Planning Commission — Add New Policy Under Goal H3 (page 3.17)

H3.9 Encourage Site Planning Conducive to Physical Activity. Encourage design and site planning of
residential developments that have features and amenities that support physical activities.

Expand Implementation Measure H.B (page 3.26)

H.B Expand Sewer and Water System Capacity to Meet Housing Needs. Develop a long-term
wastewater treatment program that allows the City to resume construction activity and provides adequate
capacity to meet projected housing needs. Identify additional water sources in order to provide adequate
water for the additional development projected under the General Plan (see programs in the Community
Services and Facilities Element).

Pursuant to the Regional Water Quality Control Board Cease and Desist Order R3-2002-0105, the City of
Hollister cannot issue building permits for any development that will increase use of capacity at the City’s
Wastewater Treatment Facility.  The City has been working with San Benito County and the San Benito
County Water District to develop a Water and Wastewater Master Plan for the areas within and around the
City of Hollister. As part of this plan, the City of Hollister Wastewater Treatment Facility will be identified
as the primary facility to serve this area. It is anticipated that this plan will be completed in late 2006 and
the City of Hollister Wastewater Treatment Facility Improvements are scheduled for completion in
December 2007.
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Eight to six months prior to the lifting of the RWQCB Cease and Desist Order, the City Council will act on a
development schedule for all projects that have received allocations or are otherwise exempt from the City’s
growth ordinance. The City will also act on a schedule for the processing of building permits, final maps and
tentative maps. The goal of this schedule shall be to address staffing needs and to start processing
development requests in anticipation of the lifting of the RWQCB Order so that the first phase of
development permits can be issued once the order is lified. Preference shall be given to projects that are
100% affordable.

Implementation is expected to occur between April and June 2007. Issuance of 300 to 500 building permits
for new dwelling units is expected to occur within a year after the RWQCB Cease and Desist Order is lifted
and 220 to 320 for the subsequent years until the reserve allocations are exhausted.

Add New Implementation Measures Under 1-Year Time Frame (page 3.27)

H.C(2) Modify the Zoning Ordinance to Encourage Affordable Housing. The City will implement the
following Zoning Ordinance changes by April 2007 in order to support the development of affordable
housing in the City, and especially for lower income housing that will meet the RHNA:

(2) Reduce the minimum parcel size for lots containing second units within the residential districts within,
and adjacent to the City’s downtown. .

(b) Create a new residential zoning district that includes a minimum new parcel size of 5,000 sq. ft. and
permits zero lot line development on 4,000 sq. ft. lots.

(c) Create a new Mixed-Use Zoning District that sets development standards for residential development
with a minimum of 1 dwelling unit per 5,000 sq. ft. of commercial space.

(d) Consider in-lieu fees or reduced parking requirements for high-density development projects and
residential dwellings in the Downtown Commercial/Mixed-Use District,

(e) Rezone properties to comply with the 2005 General Plan.

The City anticipates the development of 50 new second dwelling units in 2008 to 2009, An additional 30 to
40 dwellings units would be expected to be developed in the City’s Downtown Commercial/Mixed-Use
Designation.

H.C(5) Modify the Zoning Ordinance to Give Priority to Encourage Lot Consolidation for Affordable
Housing. The City will develop criteria and mechanisms to encourage lot consolidation that increases
development flexibility and te helps achieve the City’s affordable housing goals.

H3.D Revise Impact and Planning Fees. Assess the feasibility of establishing fees on a sliding scale so
that smaller umits, including multi-family and second units, are charged lower fees while maintaining
adequate funding levels for infrastructure and public services. Complete feasibility study by January, 2007;
implement recommended impact and planning fees by June, 2007.

H.I(2) Develop an Amnesty Program for Second Units. The City will develop an amnesty program by
June 2007 to legalize existing unauthorized dwelling units within the City residential zoning districts that
have been in existence for 10 or more years. This program will allow some exceptions to the City zoning
and building standards but will require units to comply with health and life safety standards. The City
anticipates 50-100 dwelling units to be retained and upgraded between 2007 and 2009.

H.Q Establish Resale Controls and Rent and Income Limits. Through the City’s Redevelopment
Agency, implement resale regulations for very low, low and moderate-income units that are developed under
the City’s new mandatory inclusionary program and assure that these units remain at an affordable price
level. As necessary, identify an appropriate non-profit or government agency to monitor affordable rental
housing created through the inclusionary program. (Move from 5-Year Time Frame)
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Add New Implementation Measures Under 2-Year Time Frame (page 3.29)

H.C(3) Increase Allocations for Affordable Housing. The City will increase the number of allocations
reserved for affordable, senior and special needs housing from 40 to 60.

H.C(4) Implement the Growth Management Ordinance to Give Priority to Affordable Housing. The
City will develop rating criteria for the Growth Management Ordinance by September 2007 to give priority
to projects that include affordable housing. The weighting for affordable housing should increase based on
the percentage of the project that will be affordable and for varying degrees of affordability. Delete Program
H.S on page 3.33.

H.I(3) Inventory Vacant Buildings in the Downtown. The City/Redevelopment Agency will inventory
vacant buildings in the downtown and develop a program to provide financial assistance for the provision of
affordable dwelling units within the Downtown Commercial /Mixed Use Designation.

Add New Implementation Measures Under 5-Year Time Frame (page 3.29)

H.W(2) Annex Up to 50 Acres of Land for Residential Development. Within 5 years of the lifting of the
RWQCB Cease and Desist Order, the City of Hollister shall seek to annex up to 50 acres of land designated
for Medium and High Density Residential Development and located within the City’s 2005 Sphere of
Influence, with minimum development densities of 10 dwelling units per acre for the Medium Density
development and 25 dwelling units per acre for the High Density developments. This will facilitate the
development of 500 to 800 dwellings affordable to lower and moderate incomes. The City expects this action
to occur between January 2009 - 2013,

H.W(3) Modify the Growth Management Ordinance After the Expiration of Measure U. Within six
months of the expiration of Measure U, the City will consider amending the Growth Management Ordinance
to exempt very low and lower-income affordable housing units and new dwelling units in the Downtown
Commercial/Mixed-Use Designation. Implementation is expected to occur 5-years after the RWQCB Cease
and Desist Order is lifted. (Anticipated date — January 2013).

Modify Implementation Measures Under On-Going Time Frame beginning on (page 3.34)

H.Z Conduct an Annual Housing Element Review. Develop a process for the assessment of Housing
Element implementation through annual review by the Hollister Planning Commission and City Council in
conjunction with State requirements for a written review by July 1 of each year (per Government Code
Section 65583(3)). Provide opportunities for public input and discussion in the review and establishment of
annual work priorities for staff, Planning Commission, and City Council. Submit an annual general plan
progress report to HCD by October 1 as required pursuant to Government Code Section 5400.

H.DD Identify New Sites for Multi-Family Infill Housing When Opportunities Arise, Identify
additional sites for multi-family land use for the development of affordable and special needs housing where
opportunities are available that will not dramatically change the visual characteristics or livability of an area.
Such sites may include, but are not limited to: (add new “g.”)

g. Provide information on housing opportunity sites that are prioritized for development according to the
City’s phasing strategy. Inform the development community about changes in the growth management
and allocation process that encourage mixed use, senior, and affordable units, and exempt second units
and legally restricted affordable units from growth control limits. Upon adoption of new land use and
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growth control measures, prepare a press release for distribution to the local media. On an annual basis,
mail information on housing opportunity sites and incentives for development, such as density bonuses,
to private and non-profit developers who are active in San Benito County. On an ongoing basis, provide
information at the planning counter and by request to all interested parties.

H.EE Implement Monitoring Systems. Annually monitor and update housing development
accomplishments, including housing type and affordability level of housing units approved and built during
the planning period. Monitor general housing conditions and track the number of housing units rehabilitated
and replaced against housing program objectives. Maintain an up-to-date inventory of vacant land for
distribution to developers and non-profit organizations; mail this inventory to private and non-profit
developers on an annual basis and provide this information at the planning counter and by request to all
interested parties.

H4.X Apply Density Bonus Zoning and Other Incentives for Affordable Housing Development.
Encourage an increase in the supply of well-designed housing for very low, low and moderate-income
households. Provide the following possible financially equivalent incentives for developments containing a
significant percentage of very low or low-income units on-site: (modify “e.”)

e. Coordination. Coordinate with service providers and other agencies as necessary to create
opportunities for the development to be built. In concert with Program H.DD, Identify New Sites
for Multi-Family Infill Housing When Opportunities Arise, annually mail information on
incentives for affordable housing development, such as density bonuses, to private and non-profit
developers who are active in San Benito County. On an ongoing basis, provide such information
at the planning counter and by request to all interested parties.

Adopt Density Bonus Ordinance by December, 2006. In concert with Program H3.F, complete feasibility
study by January, 2008 and implement recommended impact and planning fees by June, 2008. Develop
incentive package for affordable housing development, including fast track processing and flexible
development standards, by October, 2008 and conduct information campaign immediately thereafter. 2004-
2009.

H.FF Implement Plan to Expend Funding Resources. Establish specific uses of housing funds and/or
land donations generated through the inclusionary housing program, and designate the Redevelopment
Housing Coordinator position to manage the program. Establish a plan by January 2008 and update annually
thereafter. ‘

Chapter Four — Circulation Element
From FEIR — Add New Policy Under Goal C3 (page 4.35)

C3.2 Rail Corridor Planning. The City will coordinate with appropriate agencies to assure that
development projects planned adjacent to or near the rail corridor will be planned with safety of the rail
corridor in mind. (Lead Responsibility: Engineering)

From FEIR - Add New Implementation Measure Under On-going Timeframe (page 4.48)

C.H Collaborate with Caltrans during development review. Coordinate with Caltrans and other
appropriate agencies to consider pedestrian circulation patterns/destinations and plan for grade separations,
improvements to existing at-grade rail crossings, and appropriate fencing to limit the access of trespassers
onto the railroad right-of-way.
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Chapter Five - Community Services and Facilities Element
From FEIR — Add New Policy Under Goal CSF4 (page5.22)

CSF4.10 Solid Waster Management. Coordinate with the County of San Benito in addressing solid waste
management needs consistent with the Hollister General Plan. (Implementation Responsibility - City
Manager’s Office)

From Planning Commission — Add New Policy Under Goal CSF4 (page 5.24)

CSF4.15 Develop Public Information Campaigns. Collaborate with schools, governmental agencies and
comumunity organizations to expand existing programs and establish new outreach campaigns to promote
physical activity and nutritious meals.

Add New Implementation Measure Under 3-Year Time Frame (page 5.31)

CSF.R(2) Coordinate with San Benito County on Landfill Capacity Needs. Coordinate with San Benito
County and San Benito County Integrated Waste Management to expand landfill capacity beyond the
currently expected life of the John Smith Road Landfill. (Implementation Responsibility - City Manager’s
Office)
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ARESOLUTION OF THE CITY COUNCIL OF THE CITY OF HOLLISTER
CERTIFYING A FINAL ENVIRONMENTAL IMPACT REPORT FOR THE 2005-2023
HOLLISTER GENERAL PLAN AND MAKING FINDINGS OF OVERRIDING
CONSIDERATIONS RELATING TO THE MITIGATION MEASURES AND PROJECT
ALTERNATIVES, AND ADOPTING A MITIGATION MONITORING AND
REPORTING PROGRAM

WHEREAS, in 2003 the City Council of the City of Hollister initiated preparation
of a comprehensive update of the long term general plan for the physical development of the
city and planning area pursuant to California Government Code Section 65300 et. seq.; and,

WHEREAS, the City of Hollister, in accordance with the requirements of the
California Environmental Quality Act (CEQA), the State CEQA Guidelines adopted by the
Secretary of Resources, has caused to be prepared an Environmental Impact Report which
analyzes the impacts of the proposed project (SCH # 200481147); and,

WHEREAS, a Notice of Preparation was released for public and agency review and
comment on March 31, 2004 and a public scoping meeting to receive comments on topics and
issues which should be evaluated in the Draft EIR was held by the City on April 9, 2004; and,

WHEREAS, the City of Hollister distributed a Notice of Availability for the 2005-
2023 General Plan Draft EIR on August 8, 2005, which started the 45- day public review
period, ending on September 21, 2005; and

WHEREAS, the Draft EIR was also submitted to the State Cleannghouse for state
agency review; and,

WHEREAS, the Planning Commission of the City of Hollister held a duly noticed
public hearing on August 25, 2005, to solicit public comment on the Draft EIR for the 2005
Draft General Plan; and,

WHEREAS, following the close of the 45-day public review period for the Draft
EIR on September 21, 2005, the Planning Commission held a duly noticed public hearing on
October 27, 2005 and recommended certification of the Final EIR and adoption of the 2005-
2023 General Plan to the City Council of the City of Hollister; and,

WHEREAS, the City Councll of the City of Hollister held a duly noticed public
hearmg on November 21, 2005 to consider the Final EIR for the 2005 Draft General Plan; and,

WHEREAS, the City Council of the City of Hollister reviewed all evidence
presented both orally and in writing and intends to make certain findings in compliance with
CEQA, which are more fully set forth below in Exhibit A, attached hereto and incorporated in
its entirety by this reference;

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of
Hollister as follows:
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1. Certification of the Final EIR
A. The City Council of the City of Hollister hereby certifies that the Final EIR has been

- completed in compliance with the requirements of the California Environmental Quality
Act.

B. The City Council of the City of Hollister hereby certifies that the Final EIR was presented
to the City Council and that the City Council reviewed and considered the information
contained in the Final EIR prior to taking action on the Project.

C. The City Council of the City of Hollister hereby certifies that the Final EIR reflects the
- independent judgment and analysis of the City Council of the City of Hollister.

2. Findings on Impacts
The City Council finds:

A. The EIR identifies seven (7) potentially significant impacts that can be mitigated to less-
than-significant levels. The City Council makes the findings with respect to significant
impacts as set forth in Exhibit A, attached hereto and incorporated herein by reference.

B. The EIR identifies seven (7) potentially significant impacts that cannot be mitigated to
less-than-significant level and are thus considered significant and unavoidable. The City
Council makes the findings with respect to these significant and unavoidable impacts as
set forth in Exhibit A.

3. Findings on Alternatives

Three (3) project alternatives (“No Project/No Development” “No Project/1995 General
Plan,” and “Reduced Development,”) were evaluated by the City of Hollister during project
development and in the EIR. As set forth in the FEIR and Exhibit A, these alternatives result
in more severe environmental effects, do not meet the basic project objectives, or do not
provide any substantial environmental benefits as compared to the proposed Hollister General
Plan. The City Council hereby finds that the proposed 2005-2023 Hollister General Plan, as
mitigated by adoption of mitigation measures identified in the EIR, can be feasibly
implemented and serves the best interests of the City of Hollister.

4. Statement of Overriding Considerations
Because the adoption of all feasible mitigation measures will not substantially lessen or avoid
all significant adverse environmental effects caused by the project, the City Council adopts a
Statement of Ovemriding Considerations concemning the project’s unavoidable significant
impact to explain why the General Plan’s benefits override and outweigh its unavoidable
impacts on the environment as set forth in Exhibit A.

5. Adoption of the Mitigation Monitoring and Reporting Program
A. The City Council hereby finds that the proposed mitigation measures described in the
Final EIR and Findings are feasible, and therefore will become binding upon the City and
on future applicants. The Mitigation Monitoring and Reporting Program is included as
Exhibit B and will involve incorporation of the mitigation measures into the General
Plan.
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- B. The City Council'hereby adopts the Mitigation Monitoring and Reporting Program,
as set forth in Exhibit B, attached hereto and incorporated herein by reference.

6. Other Findings
A. The City Council finds that issues raised during the public comment period and written
comment letters submitted after the close of the public review period of the Draft EIR do
not involve any new significant impacts or “significant new information” that would
require recirculation of the Draft EIR pursuant to CEQA Guidelines Section 15088.5.

B. Since completion of the Final EIR, the Planning Commission and City Council has
modified the General Plan Land Use Map and policies contained in the General Plan. The
modifications to the General Plan, contained in the Errata, would not result in any new
significant environmental impacts, a substantial increase in the severity of an environmental

impact or “significant new information” that would require recirculation of the Draft EIR
pursuant to CEQA. Guidelines Section 15088.5.

C. The Council finds that the correction of a typo on the top of Page 6-11 of the EIR regarding
Reduced Alternative population and housing impacts, correcting the reference from less-
than-significant to significant unavoidable, is internally consistent with the Alternatives
analysis shown in the Comparison of Alternatives Table 6.5.A page 6-16.

PASSED AND ADOPTED at a regular meeting of the City Council of the City of
Hollister on the 5™ day of December, 2005 by the following vote:

AYES: Council Members Emerson, Valdivia, Pike, Johnson' and Mayor Scattini

NOES: None.
ABSTAIN: None.
ABSENT: None.

Elaine M. Cass, City Attorney
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FINDINGS OF FACT AND STATEMENT OF OVERRIDDING
CONSIDERATIONS FOR THE ADOPTION OF THE FINAL ENVIRONMENTAL
IMPACT REPORT FOR THE 2005-2023 HOLLISTER GENERAL PLAN

The California Environmental Quality Act (CEQA) and the State CEQA Guidelines requires that
environmental impacts of a project be examined and disclosed prior to approval of the project.
CEQA also requires findings of fact for significant project effects and provides that: “CEQA
requires the decision-maker to balance the benefits of a proposed project against its unavoidable
adverse risks in determining whether to approve a project. If the benefits of the proposed project
outweigh the unavoidable adverse environmental effects, the adverse impacts may be considered
acceptable. Where the decisions of the public agency allows the occurrence of significant effects
which are identified in the Final Environmental Impact Report (EIR) but are not at least
substantially mitigated, the agency must state in writing the reasons to support its action based on
the Final EIR and/or other information in the record. This statement may be necessary if the
agency also makes the finding under Section 15091 (a)(2) or (a)(3). If an agency makes a statement
of overriding considerations, that statement should be included in the record of the project
approval and should be mentioned in the Notice of Determination.” (Section 15093 of the State
CEQA Guidelines) Pursuant to these Guidelines, and to the extent that any impacts from adoption
of the General Plan (the “Project”) are significant and have not been mitigated to a level of
insignificance, the City of Hollister adopts and makes the following Findings of Fact and Statement
of Overriding Considerations regarding the potential significant and unavoidable significant
environmental impacts of the Project and the anticipated economic, social, and other benefits or
considerations of the project.

I. POTENTIALLY SIGNIFICANT ENVIRONMENTAL EFFECTS

The Final EIR addressed the significant potential environmental effects of the Project in the areas
of: 1) land use, population and employment; 2) transportation and circulation; 3) public services
and utilities; 4) visual quality; 5) geology and seismicity; 6) hydrology, wastewater and water
quality; 7) agricultural resources. After mitigation, the Project has significant unavoidable impacts
in the areas of: 1) population and job growth; 2) traffic volume increases and roadway capacity
deficiencies; 3) geology and seismicity; 4) farmland conversion. Impacts found not to be
significant have not been included. As stated in California Public Resources Code Section
21081(a), the public agency must make one or more of the following findings with respect to each
identified significant effect:

(1)- Changes or alterations are required in, or incorporated into, the project which mitigate
or avoid the significant environmental effects thereof as identified in the Final EIR.

(2) - Such changes or alterations are within the responsibility and jurisdiction of another
public agency and not the agency making the finding. Such changes have been adopted by
such other agency or can, and should be adopted by such other agency.

(3) - Specific social, economic, legal, technological, or other considerations make
infeasible the mitigation measures or project alternatives identified in the Final EIR.
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Pursuant to Section 15091 of the State CEQA Guidelines the following statements of fact are
made regarding each of the significant environmental effects identified in the FEIR,

1. FINDINGS ASSOCIATED WITH SIGNIFICANT EFFECTS WHICH CAN BE
MITIGATED TO LESS THAN SIGNIFICANT LEVELS.

" Land Use, Population, Employment and Housing

A. Conflict with Applicable Land Use or Other Plans (4.1-1)
Impact. Development under the Draft General Plan would conflict in a minor way with
AMBAG forecasts for housing and population through the year 2023. This would be a
significant impact.

Mitigation. The following program mitigation measures have been included in the Project
to address consistency between AMBAG and General Plan projections:

1) Initiate a process to amend the AMBAG Forecasts. Initiate a process to amend
the 2004 AMBAG Population, Housing Unit and Employment Forecasts for San
Benito County to make them consistent with the City of Hollister Draft General
Plan and Regional Housing Needs Determinations. Mitigation Measure 4.1-1-1
(new program)

Finding. Inclusion of this program, as proposed in this EIR, to address a minor conflict
between AMBAG population projections and the General Plan, will avoid or substantially
lessen the significant environmental impact described above to a less than significant
level,

Public Services and Utilities

B. Landfill Capacity (4.5-7)
Impact. Development consistent with the Draft General Plan 2020 will result in increased
solid waste generation. Depending on the accuracy of the population projections and
business growth for both the City of Hollister and County of San Benito, there is expected
to be sufficient landfill capacity until approximately 2016. This could be a potentially
significant impact unless plans are made for future countywide refuse disposal needs.

Mitigation. The following program mitigation measures have been included in the Project
to reduce impacts to landfill capacity:

1) Coordination with San Benito County on Solid Waste Management.
Coordinate with the County of San Benito in addressing solid waste management
needs consistent with the Hollister General Plan. Mitigation Measure 4.5-7-1 (new

program)

2) Coordinate with San Benito County on landfill capacity needs. Coordinate
with San Benito County and San Benito County Integrated Waste Management to
expand landfill capacity beyond the currently expected life of the John Smith Road
Landfill. Mitigation Measures 4.5-7-2 (new program)

Finding. The implementation of policies and programs contained in the Draft General
Plan, including the addition of the mitigation proposed in this EIR — calling for
coordination with San Benito County to reduce long-term impacts on landfill capacity by
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assuring appropriate planning for and construction of adequate solid waste facilities — will
avoid or substantially lessen this significant environmental impact to a less than
significant level.

Yisual Quality

C. Nighttime Lighting and Glare (4.7-4)
Impact. Development consistent with the Draft General Plan could create new
sources of light or glare and increase nighttime lighting in the area. This would be a
significant impact.

Mitigation. The following program mitigation measure has been included in the Project
to avoid or reduce impacts to visual resources from nighttime lighting:

1) Develop guidelines for the preparation of lighting plans. In order to minimize
light trespass and greater overall light levels in the city, new development and
projects making significant parking lot improvements or proposing new lighting
shall be required to prepare a lighting plan for review by City planning staff.
Require design guidelines to include the following provisions for lighting plans:
Mitigation Measure 4.7-4-1 (new program)

a. All light sources should be fully shielded from off-site view,

b. All lights to be downcast except where it can be proved to not adversely
affect other parcels.

c. Escape of light to the atmosphere should be minimized.

d. Low intensity, indirect light sources should be encouraged, except
where other types of lighting is warranted for public safety reasons.

€. On-demand lighting systems should be encouraged.

f. Mercury, metal halide, and similar intense and bright lights should not
be permitted except where their need is specifically approved and their
source of light is restricted.

Finding. Inclusion of a new program, as proposed in this EIR, to address nighttime
lighting and glare in new development would avoid or substantially lessen the significant
environmental impact to a less than significant level.

. Hydrology, Drainage And Flood Hazards, Wastewater Treatment, Water Quality, and
Water Supply

D. Wastewater Treatment Capacity (4.10-1)
Impact. The planned treatment capacity of the City of Hollister Wastewater Treatment
Plant will be consistent with the development projections under the Draft General Plan.

Mitigation.  The following program mitigation measures have been included in the
Project calling for coordination with San Benito County and the San Benito County Water
District to ensure sufficient waste treatment facilities, water supplies, and groundwater
management:

1. Coordinate with the San Benito County Water District, San Benito County
and the Sunnyslope County Water District in water and wastewater system
expansion needs. As a follow-up to the Memorandum of Understanding (MOU)
between the City of Hollister, San Benito County, and San Benito County Water
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District, the City will work with the San Benito County Water District and San
Benito County to develop and implement plans for meeting the water needs of the
City of Hollister consistent with the General Plan. Issues to be addressed include:

(1) Implementation of the Groundwater Management Plan, including:

a. Purchasing of additional water supplies.

b. Percolation of the San Felipe Project water into the underlying aquifers.

c. Obtaining access to water from the San Felipe Project.

d. Monitoring groundwater levels and the quantities of water recharged to
and extracted from the underlying sub-basins.

e. Sharing water resources data between the agencies to allow for
responsible decisions regarding water supply development and land use
planning.

f. Developing policies regarding the provision of service to community

water systems and small local water systems.

(2) Develop and implement the Hollister Urban Water and Wastewater Master
Plan, including:

a. Purchasing of additional water supplies.

b. Percolation of the San Felipe Project water into the underlying aquifers.

¢. Obtaining access to water from the San Felipe Project.

d. Monitoring groundwater levels and the quantities of water recharged to
and extracted from the underlying sub-basins.

e. Sharing water resources data between the agencies to allow for
responsible decisions regarding water supply development and land use
planning. .

f. Developing policies regarding the provision of service to community

water systems and small local water systems,

Upon completion of the Hollister Urban Water and Wastewater Master Plan the
City will reassess the population, employment and other growth projections of the
General Plan to be consistent with the adopted Urban Water and Wastewater
Master Plan and in compliance with State law requirements for future water
supplies. Mitigation Measure 4.10-1-1 (modifications to Program CSF.F)

Finding. Implementation of Draft General Plan policies and programs related to water and
wastewater, with the additional mitigation measure 4.10-1-1 proposed in this EIR requiring
master planning for wastewater and water supplies in coordination with the San Benito
County Water District and San Benito County, would avoid or substantially lessen the
significant environmental impact to a less than significant level.

E. Water Supply (4.10-2)
Impact. Development under the Draft General Plan would increase the demand for water
in the Planning Area. Growth projections for Hollister are consistent with adopted
AMBAG forecasts except for a minor technical adjustment (see mitigation measure 4.1-1-

1.

Mitigation. See Section 6(4)(1), above, for discussion of the Project’s program mitigation
measures for impacts to water supply. Mitigation Measure 4.10-1-1 (modifications to
Program CSF.F) also applies to this impact.
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Finding. Implementation of Draft General Plan policies and programs related to water

~supply, with the additional mitigation measure proposed in this EIR requiring master

planning for wastewater and water supplies in coordination with the San Benito County
Water District and San Benito (see mitigation measure 4.10-1-1), would avoid or
substantially lessen the significant environmental impact described above to a less than
significant level.

Water Quality Standards (4.10-3)

Impact. Development under the Draft General Plan would result in an increase in the
loading of petrochemical contaminants, heavy metals and pesticide, and herbicide residues
to natural and artificial drainage-ways and could contribute to groundwater quality
degradation and/or contamination within the Planning Area.

Mitigation. See Section 6(4)(1), above, for discussion of the Project’s program mitigation
measures for impacts to water quality. Mitigation Measure 4.10-1-1 (modifications to
Program CSF.F) also applies to this impact.

Finding. Tmplementation of Draft General Plan policies and programs related to water
quality, with the additional mitigation measure proposed in this EIR requiring master
planning for wastewater and water supplies in coordination with the San Benito County
Water District and San Benito (see mitigation measure 4.10-1-1), would avoid or
substantially lessen the significant environmental impact described above to a less than
significant level. :

Groundwater (4.10-4)

Impact. Development consistent with the Draft General Plan could result in overall
incremental increases in impervious surface cover in some Planning Area watersheds.
These increases would be minimal and would not affect groundwater resources. Use of
groundwater for future water supply will have a significant effect on groundwater
TESOUICES.

~ Mitigation. See Section 6(4)(1), above, for discussion of the Project’s program mitigation

measures for impacts to groundwater. Mitigation Measure 4.10-1-1 (modifications to
Program CSF.F) also applies to this impact.

Finding. Implementation of Draft General Plan policies and programs related to
groundwater and future water supply and treatment, with the additional mitigation measure
proposed in this EIR requiring master planning for wastewater and water supplies in
coordination with the San Benito County Water District and San Benito (see mitigation
measure 4.10.-1-1), would reduce this potentially significant impact to a less-than-
significant level.

2. FINDINGS ASSOCIATED WITH SIGNIFICANT EFFECTS WHICH CANNOT
FEASIBLY BE MITIGATED TO LESS THAN SIGNIFICANT LEVEL.

Land Use, Population, Employment and Housing

" A. Growth and Concentration of Population (4.1-3)

Impact. Development consistent with the Draft General Plan would induce substantial

growth and concentration of the City’s population. This would be a significant unavoidable
impact.
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Mitigation: None

Findings: The implementation of the 2005-2023 General Plan would induce growth and
concentration of the City’s population. Population and housing growth are necessary to
provide for a healthy jobs/housing balance and to meet state mandated housing needs.
Increasing population densities within the City of Hollister also allows for the efficient use
of public infrastructure, such as water and wastewater facilities, and should serve to direct
development away from agricultural and biologically sensitive areas in the County. These
considerations are consistent with the goals of the General Plan and make mitigation of this
impact infeasible. Therefore, impacts to growth and population remain significant and
unavoidable.

B. Employment Growth Rate (4.1-5)
Impact. Development under the Draft General Plan would result in an expected increase
in employment of 8,970 jobs over 2000 U.S. Census figures. This would be a significant
unavoidable impact.

Mitigation: None

Findings: The implementation of the 2005-2023 General Plan would increase
employment in the City of Hollister. Increasing employment and jobs within the City of
Hollister is necessary to diversify the City’s tax base and improve the economic health of
the community. Increased jobs within the City will also improve the quality of life for
residents by providing employment options close to home which can result in reduced
stress, more family time, and increased multi-modal commuters. These considerations are
consistent with the goals of the General Plan and make mitigation of this impact infeasible.
Therefore, impacts to the employment growth rate remain significant and unavoidable.

Transportation and Circulation

C. Increases in Traffic Volumes (4.2-1)
Impact. Increases in traffic volumes will result in unacceptable levels of service at two
intersections — San Benito Street and Fourth Street; and Airline Highway (SR 25) and
Sunnyslope Road. This would be a significant unavoidable impact.

Mitigation: None

Findings: Population and employment growth will result in the increase in traffic within
the City. Two main intersections in town have been identified as dropping in levels of
service (LOS) to unacceptable levels by the year 2023. San Benito Street and Fourth Street
would go from LOS D to E in the PM, and Airline Highway and Sunnyslope Road would
go from LOS C to D in both the AM and PM peaks, Programs within the 2005-2023
General Plan encourage improved connectivity and multi-modal transportation options
within the City. An increased employment base should also decrease reliance on commute
by automotive vehicle. The Council finds that population and employment growth are
necessary for the economic health of the community. These considerations are consistent
with the General Plan and make mitigation of this impact infeasible. Therefore, impacts to
the increases in traffic volumes remain significant and unavoidable.

D. Roadway Capacity Deficiencies (4.2-2)
Impact. Roadway capacity deficiencies were identified in several areas. These
deficiencies are directly related to the future land use designations shown on the updated
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General Plan Map. The deficiencies can be grouped into several categories of roadway
capacity needs. These include: (a) regional commuting; (b) Northwest Hollister circulation
needs; (c¢) Southeast Hollister circulation needs; and, (d) additional roadway capacity
serving the Industrial Park. This would be a significant unavoidable impact.

Mitigation: None

Findings: The implementation of the 2005-2023 General Plan would result in roadway
capacity deficiencies in four areas which primarily relate to an increased commuting
population. These deficiencies are the unavoidable result of building new housing and
accommodating new jobs, which are important General Plan goals Planned road
improvements, however, are expected to keep pace with population increases. Therefore,
with the exception of the two intersections identified in item D above, roads within City of
Hollister and San Benito County are still expected to function at LOS C or better. The
General Plan contains policies to encourage coordination between the City of Hollister,
San Benito County, and CalTrans, through the San Benito County COG Board, to make
timely improvements to the road system within the City and County. General Plan
programs specify that fees shall be collected from developers and other sources as provided
by law to fund the needed improvements. Additionally, the employment growth projected
by the General Plan will also provide residents with local job options that can reduce a
proportion of the commuter population and minimize the anticipated deficiencies. Further
mitigation of this impact is infeasible. Therefore, impacts to the roadway capacities remain
significant and unavoidable,

Geology, Soils, and Seismicity

E, Seismic Ground Shaking (4.9-1)

Impact. Seismic hazards in the Hollister Planning Area will expose people and structures
to potential, substantial adverse seismic effects, including the potential risk of loss, injury,
or death involving strong seismic ground shaking. A similar potential for seismically-
induced damage affects most areas located near major active faults within California. The
Draft General (Health and Safety) contains numerous policies and programs to reduce
these potential impacts to what is defined as an “acceptable level of risk,” as determined by
the City, even if the impacts of the Draft General Plan should be considered significant and
unavoidable.

Mitigation: None

Findings: The City of Hollister was established on the Hayward/Calaveras Fault and the
San Andreas Fault runs within two and a half miles of the City. Much of the downtown is
within the Alquist-Priolo Special Studies Zone and the whole town is within an active
seismic environment. The City has experienced large scale magnitude earthquakes in the
past and is extremely likely to experience more in the future. Building new housing and
accommodating new jobs necessarily means exposing more residents and workers to some
level of seismic risk. State law requires geological studies for development within the
Special Studies Zone, and the Draft General Plan (Health and Safety) contains policies and
programs to reduce these potential impacts to what is defined as an “acceptable level of
risk,” as determined by the City. Further mitigation of this impact is infeasible. Therefore,
impacts from seismic ground shaking remain significant and unavoeidable.

F. Seismic Related Ground Failure (4.9-2)
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Impact. Seismic hazards in the Hollister Planning Area will expose people and structures
to potential substantial adverse seismic effects, including the risk of loss, injury, or death
from seismic-related ground failures of liquefaction, lateral spreading, lurching, differential
settlement, and flow failures. The Draft General (Health and Safety) contains numerous
policies and programs to reduce these potential impacts to what is defined as an
“acceptable level of risk,” as determined by the City, even if the impacts of the Draft
General Plan should be considered significant and unavoidable.

Mitigation: None

Findings: As stated in item E above, the City of Hollister is located within an extremely
active seismic environment and cannot provide new housing and jobs without: some
seismic risk. Mitigation to the extent of the law and to an “acceptable level of risk” has
been provided in the General Plan policies and programs. Further mitigation of this impact
is infeasible. Therefore, impacts from seismic ground shaking remain significant and
unavoidable.

Agriculture

G. Farmland Conversion (4.11-1)
Impact. Development consistent with the Draft General Plan would result in the
irrevocable conversion of Prime Farmland to urban development. While the Draft General
Plan proposes a significantly reduced area of development of farmland as compared to
1995 General Plan, this would still be a significant unavoidable impact.

Mitigation: None

Findings: The full implementation of the 2005-2023 General Plan would contribute to the
loss of farmland in San Benito County. The San Benito Valley is very fertile with superior
growing conditions, and the State Department of Conservation has identified that about
50% of the planning area contains Prime farmland. The General Plan seeks to protect
Prime Farmland in the following ways: 1) by significantly reducing the planning area from
the existing 1993-2010 Hollister General Plan; 2) increasing densities within the downtown
and underutilized lands within the City; 3) encouraging clustering of development on
constrained lands; and, 4) implementation of a Transfer of Development Credit (TDC)
program in association with San Benito County. However, no reasonable development
pattern can make room for housing and jobs to meet important General Plan goals without
some loss of Prime Farmland. Impacts to farmland cannot be off-set by the creation of
new farmland and further mitigation of this impact is infeasible. Therefore, impacts to
farmland remain significant and unavoidable.

II. FINDINGS CONCERNING ALTERNATIVES TO THE PROJECT

CEQA requires that an EIR identify alternatives to a project as proposed. The CEQA Guidelines
specify that the EIR describe a range of reasonable alternatives to the project which “would
feasibly attain most of the basic objectives of the project, but would avoid or substantially lessen
any of the significant effects of the project”. The purpose of this section is to determine whether
there are alternatives of design, scope or location which would substantially lessen the significant
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impacts, even if those alternatives “impede to some degree the attainment of the project objectives”
or are more expensive (CEQA Guidelines Section 15126.6).

The EIR examines three alternatives to the project as presently proposed. The alternatives have
been developed to the extent that the level of impact relative to the proposed plan can be described.
The range of alternatives considered are labeled as follows: (1) No Project/No Development; (2)
No Project/No Action/1995 General Plan: and, (3) a Reduced Development alternative.

On the basis of the discussion of the proposed project and the three alternatives, the EIR finds that
Alternative 1 (No Project / No Development) would be the environmentally superior alternative
because it would avoid most of the environmental impacts associated with increased development.
The Guidelines also state that, if the environmentally superior altemative is the No Project
Alternative, the EIR shall also identify an environmentally superior altemative among the other
alternatives. Based on a comparison of the of the significant environmental impacts of all the
development altematives in this exhibit, Alternative 3 (Reduced Development) and the Draft
General Plan would result in a similar number of significant unavoidable adverse impacts and less-
than-significant impacts. The proposed project (Draft General Plan) actually results in one fewer
significant unavoidable adverse impacts and therefore would be the environmentally superior
alternative,

1. NOPROJECT/NO DEVELOPMENT ALTERNATIVE
Description.  This  alternative would reflect the existing conditions with no additional
Development within the City of Hollister Planning Area and current conditions in the City of
Hollister Planning Area would remain. The environmental impacts are described by the
existing conditions as reflected by the Draft City of Hollister General Plan, dated March 2005.
This alternative reflects the least amount of development of the alternatives analyzed.

Comparison to the Proposed Project. The No Project / No Development alternative would
be the environmentally superior alternative with respect to land use, population, employment,
and housing. This alternative would not induce substantial population growth or a
concentration of population, nor would it displace any residents. Under this alternative,
however, it would be impossible for the community’s vision to be achieved or for the City to
meet its regional housing needs, especially for lower income.

Finding. This alternative is hereby rejected for the following reasons: the No Project/ No
Development alternative would make it impossible for the City to meet many of its goals
including employment and regional housing needs (especially for lower income).

2. NOPROJECT /NO ACTION /1995 GENERAL PLAN ALTERNATIVE

Description. Alternative 2 (No Project/No Action/1995 General Plan) assumes that no
General Plan is adopted for the City, and future development would continue to be guided by

. the existing General Plan, adopted in 1995, and zoning. This alternative reflects growth under
existing General Plan policies, assuming feasible infrastructure improvements and community
services. The existing land use concept designates large tracts of land for single family and
rural residential development with the expectation that only a portion of these areas would
develop during the planning period. There is more land area designated to accommodate
anticipated residential development through the year 2010 than demand will justify.

Comparison to the Proposed Project. Under the No Project/1995 General Plan alternative
there would be few changes to the existing zoning in Hollister. Development under this
- alternative would be higher than that under the Draft General Plan, and higher than
development under the other alternatives. In addition, the planning area is significantly larger
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and more spread-out. The No Project/1995 General Plan alternative would not result in
efficient, transit-supportive, infill land use patterns that take full advantage of planned
investments in infrastructure. Because of the increased level of development, there are
increased opportunities for land use conflicts, particularly in the areas outside of Downtown.

- This would result in significant land use impacts. With the increased development there would

3.

also be an increase in population, employment, and housing. These increases would result in
significant growth and they would result in significant secondary impacts related to public
services and utilities.

Finding. This alternative is hereby rejected for the following reasons: the No Project/No
Action/1995 General Plan Alternative is not environmentally superior to the proposed project.

REDUCED DEVELOPMENT ALTERNATIVE

Description. The Alternative 3 (Reduced Development) land use concept shows the potential
impact of lower-density development in Hollister with a reduced planning area boundary. The
general organization of land uses is the same as the preferred land use concept, but the intensity
of residential and commercial uses is reduced. The concept supports a smaller build-out
population and places less of a burden on infrastructure (recreational systems, street networks,
water and sewer treatment) than the preferred land use concept, though the developable areas
are similar,

Comparison to the Proposed Project. Development under this alternative would be lower
than that under the Draft General Plan. This decreased development would also result in a
slightly smaller population in the Planning Area but the same number of jobs. Land use
impacts for this alternative would be slightly less than those identified for the Draft General
Plan, due to the decreased level of development, but not to a significant level. Many impacts
of the Reduced Development Alternative, both less than significant and significant
unavoidable, would be similar to Draft General Plan land use impacts. Population and
employment impacts would also be significant. However, the jobs-to-housing ratio under this
alternative and the potential for housing development, since it is less, would make it less likely
that the City could meet its regional housing needs, especially for lower income housing.

Finding. This alternative is hereby rejected for the following reasons: The Reduced
Development Alternative would not support the City’s goals for jobs/housing balance and it is
not environmentally superior to the proposed project.

1. MITIGATION MONITORING AND REPORTING PROGRAM

Section 21081.6 of the California Public Resources Code requires the City Council to adopt a
monitoring and reporting program regarding changes in the Project or mitigation measures
imposed to lessen or avoid significant effects on the environment.

The Mitigation and Monitoring Program, in form presented to the City Council, is adopted
because it effectively fulfills the CEQA mitigation monitoring requirement:

A. The mitigation measures are specific and, as appropriate, define performance standards to
measure compliance under the program and subsequent implementation as part of the
General Plan.

B. Compliance with the Program is itself a requirement of the project through implementation
of the General Plan.
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IV. STATEMENT OF OVERRIDING CONSIDERATIONS

In approving the City of Hollister General Plan, which is evaluated in the Final Environmental
Impact Report (FEIR), the City makes the following Statement of Overriding Considerations in
- support of the findings on the FEIR. The City has considered the information contained in the
FEIR (Draft EIR and Response to Comments on the Draft EIR) and has fully reviewed and
considered the public testimony and record in this proceeding.

The City has carefully balanced the benefits of the project against and adverse impacts identified in
the EIR that could not be feasibly mitigated to a level of insignificance. Notwithstanding the
identification and analysis of the impacts that are identified in the EIR as being significant which
have not been eliminated, lessened or mitigated to a level of insignificance, the City, acting
pursuant to Section 15093 of the CEQA Guidelines, hereby determines that the benefits of the
project outweigh the unmitigated adverse impacts and the project should be approved. The EIR
describes certain environmental impacts that cannot be avoided if the project is implemented. This
Statement of Overriding Considerations applies specifically to those impacts found to be
significant and unavoidable as set forth in the EIR and the public hearing records.

Seven significant and unavoidable impacts have been identified in the EIR,

1. Growth and Concentration of Population. 4.1-3, Development consistent with the
Draft General Plan would induce substantial growth and concentration of the City’s
population,

2. Employment Growth Rate. 4.1-5 Development under the Draft General Plan would
result in an expected increase in employment of 8,970 jobs over the 2000 U.S. Census
figures.

3. Increases in Traffic Volumes. 4.2-1 Increase in traffic volumes will result in
unacceptable levels of service at two intersections — San Benito Street and Fourth Street;
and Airline Highway (SR 25) and Sunnyslope Road.

4. Roadway Capacity Deficiencies. 4.2-2 Roadway capacity deficiencies were identified
in several areas. These deficiencies are directly related to the future land use
designations shown on the updated General Plan Map. The deficiencies can be grouped
into several categories of roadway capacity needs. These include a) regional commuting;
b) Northwest Hollister circulation needs; c) Southeast Hollister circulation needs; and, d)
additional roadway capacity serving the Industrial Park.

S. Seismic Ground Shaking. 4.9-1 Seismic hazards in the Hollister Planming Area will
expose people and structures to potential, substantial adverse seismic effects, including
the potential risk of loss, injury, or death involving strong seismic ground shaking. A
similar potential for seismically-induced damage affects most areas located near major
active faults within California. The Draft General (Health and Safety) contains numerous
policies and programs to reduce these potential impacts to what is defined as an
“acceptable level of risk,” as determined by the City, even if the impacts of the Draft
General Plan should be considered significant and unavoidable.
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6. Seismic Related Ground Failure. 4.9-2 Seismic hazards in the Hollister Planning Area

will expose people and structures to potential, substantial adverse effects, including the
potential risk of loss, injury, or death from seismic-related ground failures of
liquefaction, lateral spreading, lurching, differential settlement, and flow failures. The
Draft General (Health and Safety) contains numerous policies and programs to reduce
these potential impacts to what is defined as an “acceptable level of risk,” as determined
by the City, even if the impacts of the Draft General Plan should be considered
significant and unavoidable.

. Farmland Conversion. 4.11-1 Development consistent with the Draft General Plan

would result in the irrevocable conversion of Prime Farmland to urban development.
While the Draft General Plan proposes a significant reduced area of development of
farmland as compared to the 1995 General Plan, this would still be a significant
unavoidable 1mpact

SPECIFIC FINDINGS

Project Benefits Outweigh Unavoidable Impacts.

The City hereby finds that the remaining significant and unavoidable impacts of the Project are
acceptable in light of the long-term social, environmental, land-use and other considerations set
forth herein. Specifically, these detrimental changes are outweighed by the following Project
benefits.

1

The Project would maintain and enhance Hollister’s small town charm and
identity. Land use designations and policies of the proposed General Plan support
orderly and balanced growth within the City while encouraging well-designed
development that is compatible with the surroundings, and promote an attractive and
positive image.

The Project would provide for an environment that encourages healthy living.
The 2005-2023 General Plan includes policies which, when implemented will expand
recreational opportunities and facilities to address the social, health, and recreational
needs of Hollister’s residents, and encourage design and site planning conducive to
physical activities.

The Project would maintain the stability of existing neighborhoods. The General
Plan includes policies to maintain and enhance existing neighborhoods, and ensure that
new development within existing neighborhoods is compatible with the existing
character of the area.

The Project would provide for future City housing needs. The General Plan
contains a number of policies which, when implemented, would serve to diversify and
expand the City’s affordable housing stock to serve the needs of the residents of
Hollister, provide necessary housing for future conditions, and help the City satisfy its
regional housing needs.

The Project would provide additional employment opportunities in the City.
Land use designations and policies of the proposed General Plan encourage the
establishment of uses that will generate employment opportunities for the residents of
Hollister and improve the jobs/housing balance of the City. The Plan supports the
development of business and research parks and other high employment uses within
the City’s industrial designation.
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10

11

The Project would promote revitalization of the City’s downtown. Land use
designations and policies of the General Plan promote a diverse mix of land uses
downtown, while creating an appealing pedestrian friendly environment for living,
working and shopping.

The Project would provide a diversity of economic development. Land use
designations and policies of the General Plan provide for development that assures
availability and diversity of resident-serving goods and services. The Plan supports a
vital and diverse economic base in the downtown, while promoting neighborhood
serving uses within the Mixed Use designations throughout the community and along
the West Gateway corridor. The Plan also promotes the North Gateway corridor as a
big box and auto related commercial center providing new retail opportunities for
Hollister’s residents.

The Project would promote economic and environmental sustainability. Land use
designations and policies of the proposed General Plan encourage development
patterns that promote energy efficiency and conservation of natural resources, and
require new development to mitigate economic and public services impacts.

The Project would encourage multiple modes of transportation. The General Plan
contains policies to strengthen physical infrastructure connections throughout
neighborhoods, support bike-pedestrian-oriented development and circulation systems,
and create a supportive environment for transit use.

The Project would facilitate infrastructure planning in the City. The General Plan
contains policies that will provide for the systematic, continual upgrade and
improvement of City infrastructure in cooperation with other agencies.

The Project would assist the City to make appropriate land use decisions. The
land use designations and policies of the proposed General Plan will allow decision
makers to approve development within the City consistent with the City’s vision for
growth.

Balance of Competing Goals.

The City hereby finds it is imperative to balance competing goals in approving the Project and
the environmental document of the project. Not every environmental concern has been fully
satisfied because of the need to satisfy competing concerns to a certain extent. The City has
chosen to accept certain environmental impacts because complete eradication of impacts would
unduly compromise some other important community goals.

The City hereby finds and determines that the project proposal and the supporting
environmental; documentation provide for a positive balance of the competing goals and that
the social, environmental, land use, and other benefits to be obtained by the project outweigh
any remaining environmental and related potential detriment of the project.

OVERRIDING CONSIDERATIONS

Based upon the objectives identified for the project and through the extensive public participation,
the City has determined that the project should be approved and that any remaining unmitigated
environmental impacts attributable to the project are outweighed by the specific social,
environmental, land use and other overriding considerations. These include the project providing
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additional affordable housing opportunities, commercial opportunities, and the ability to control
land use decisions and guide the development of the City.

The City has determined that any environmental detriment caused by the General Plan has been

minimized to the extent feasible, has been outweighed and counterbalanced by the significant
social, educational, environmental, and land use benefits to be generated to the City.

(End of Exhibit A — 2005-2023 General Plan FPEIR)



S007 YHIINHDHA

I)SIIOH Jo A1)

NVId TVHINTD YHLST'TIOH £70C-5007

INVIO0Ud ONLLIOdTA ANV ONTHO.LINOIW NOLLVOLLIN

hhﬁuu Hﬂmam




werdorg Sunrodoy % SuLojuoy uoneSuIA - g NqUIXY

£ 3o 1 98eq
A1 ueld [eI19USD) INSHYIOH £20Z-S00T

S00T Taquiadsg

-sa8ed Surmorjo] a3 uo w0y Iefnqe) ur pajuasaid st DA SYULL

“ue]d [eIOUSD)

oy Jo uoneuswe[duir yum pajersosse uonejuawe[dun amseswr uoneSnmu oy Suniojiuout 10y AousSe Areurid otj) oq [[LA ISSI[OY JO A1) YL

"we|d [BISUSD) £TOT-SO0T IISIIOH JO A oy

w1 paoe|d aq 0) pejoadxo are Aoy) SISUM PUR SIINSESW UONBINIU SILIOSSP 9[qe) SUIMO[[O] 9Y) Ul PSUIfINo st ‘TYIAN Y] "SWajl uonoe pue
som1jod oiyroads £q pexmnbai se sonianoe Suruueld peenul-£1r) pue samseowt uone3nIw 1o/pue [eacidde Jo SUONIPUOD S SWIO) UONOR PUE
somoijod Jo uonezInn ‘uelJ [BISUSL) O} YIIM JU)SISU0D a1k s300foxd Juonbosqns 1oypoym Surmuisgop Jo ISISuU0d pinosm uonrjuswaidwy An)
o unpIm syoafoad jusnbosqns Jo uoneropisuos jo ued se pajuswojdun o9 pnom ‘snij) pue juswmoop Ad1jod uej] [eISUSL) 3y} OJUL SWS) UOPOR
10/pue sarorjod se pajeiodioour 3q 0} PAIMONNS Uaq IARY YIH [BUL] UB|J [BIOUAL) IOISI[[OF] JO A1) SY} UI PALHUSPI SOINSLIW UonednIu oy,

AVIODO0Ud ONLLIOdTY ANV ONTJO.LINOW NOLLVOILLIN

‘syoeduir 9501} 91e31MUI 0} PAYHUSPI USS] SARY SAINseaul pue ‘syoedun

asIoApe JuRdIUIIS POYIUSPI SeY Y oY) osneoaq 1ofoxd pasodoid oy 10y paxnbal st RNV . FUSWUOIIAUS S} UO S}O3JJ3 JUBdYIUIIS
proae 10 ayeSnuu o} Jopio ul pajdope ‘Jeacrdde joofoid Jo suonipuos Jo 103fo1d o 03 apew sagueyd oy 10§ wetdoxd SuLiojiuow pue

Sunodas e 3dope,, 0 sa1ouade orjqnd saxmbox yorym ﬁoon $901IN0S3Y d1jqng BIUIO[E)) 94} JO §' 18017 Uonoag o3 juensind paredard usaq sey
QUAIN SIL "UB|d [BIOUSD) £20Z-S00Z JISHIOH JO A1D U 10f (NN WexBold Suroday pue SuLOjUOJ UORESIIA oy} St JUOWINOOP SIY
NOILONAOY.LINI



wexdorg 3unioday %y SuLIOUO TONESA - € NqIYXH

LJo 7 93eq
S00T 19quua0a 1A Ued (21900 I93SI[OH £20Z-500T
"spaau fesodsip
asnjar  opIMAUNOSD  AIMnj
IoJ apew are sueyd ssopun yoedun
eoyrugs  Aqenuojod e aq
PInoo sy, ‘910 Ajoreunrxoxdde
[Qun &yroedeo 11ypue|
“[IFpUe] peoy WIS wjof lustolgns aq 0} pajoadxs st
(a2 a3 Jo 9J1] payoadxa Apuarmo oY) puokaq Ajoedeos [[ipue] 2191 ‘oyudg ueg jo Ajuno)) pue
5 Z1-6b W puedxs 0} juswogeue|y d)sep pajeidaul juno)) ojudg I3SI[OH Jo A1) 9y yoq Iof
UDL30.4d MON PPy ueg pue Ajmo) ojuag ueS Ym S)BUIPIOO))  *SPIdU o013 ssouisnq pue suonssford
fyeded ypue] uo Ajuno)) oyrudg ueS YHIM jeurpioo) (7 | uogeindod oy jo  Aoemooe
CIpISO sy uo Jurpuadoa( ‘uoneIdUS
o 1€ WK ‘ue[d [BISUSD) INSI[OH 2U) Y J)Sem PIJOS PISEIOUE Ul }[nSaI
11od MoN PPV JUSISISUOD SPIdU JusoSeurr 2)sem Pros JuIssaippe ul [ 0Z0Z Ue[d [BIOUSD YRl
JUPUIDTT SPNALES ojusg ueg Jo Ajuno)) Y3 YIM SJBUIPIOO)) *JUIMITeUBA A3 IIM JuR)sIsuod Juatdoaaa(]
Arunutuo)) AISEA\ PIIOS U0 AJUNO)) O)udg WES YA woyEuIpIoo) (] (L-S°#) Mnovdn) [pfpuvy
SHILI'TLL(} ANY SHOIAYES D1'1490d
‘Joeduwur JueoryIugis
B °q pmom SHI],  "€Z0C
3£ oyl ySnomyy uopendod
(ani puz Susnoy 0]  S]SE0IO]
w3044 MIN PPV *SUOLBUIKLINS(] SPooN SuIsnoy [euoiSay pue | DVHINY Ym Aem  Jounu
UB[J [BIBUSD) YeX IMSI[OH JO AD ) YA JUISISUOD WYL | B UI IOLJUOD PINOM UB[J [2I2USD)
_ oyew 0) Auno) ojudg ue§ Ioj siseodro juswko[dwyg pue | yeiJ Sy} Iapun- juswido[aAd(g
WS 25() puvy "'y W nup Sursnoy ‘vonemdod HVHINY 007 2 pusure o} ssaooxd (I-1°F) Suvlg 42430 40 3s()
BO1ROIU] *S)SEIAA0] OVYIAV 1) pudwre o) ssadoad e ayenmy | puvy apgoonddy yum pifuc)
ASNANV']
UONBILIIA “M“M%M“MW TWOREIDIA SAINSBAJA] DUBPIOAY puE uoye3nIA 3oeduy
. NVTId TVIINTD JALSITIOH £707-500¢
HNVIDO0Ud ONILIOJTT ANV ONTHOLINOW NOLLVOLLIA




LJo ga8eq wexSorq Suntodsy 2y Sunojuoly woneSnIA - g HqIXH
00T 19qussa(] WIH weld [e10U2D IISYIOH £702-500T
ueS pue ‘Ajuno)) ojueg ueS ‘IASIIOH JO A oY} USAMIdq | JuB[d JUSUNBAL], ISIBMIISEM
(NOW) Surpueisiopiy) Jo WnpueIloOWS i 0} dn-mof[oy sy | SO Jo AID 2y Jo
WY §2014428 *spaou uorsuedxd mIAYSAS IRMIISEM PUR JJBM WI LDSIQ | Lroedes jusunesn psuuerd ayJ,
Appunwmio) [-1-0It WX | 193eps Kyune) adosiunng ay) pue A)uno)) oyudg usg (1-01°p) 4ovdn)
‘PLOSKJ 1A\ AJUN0) OJNIdY UeS dY) YA NeUIPIoo) JUIUGDILY AFIDMIISD Y
ATddAS YALVM ANV ‘ALITVAO YALVA ‘INTWLVIYL YLLVAALSVA ‘AD0TOYAAH
‘payoLsal
st JySi[ Jo oomos moyy pue paaocidde Apeogroads si
pasu moy) 210y 1dooxa papmuwiad aq jou pinoys sy
1ySLIq pue SSUSJUL JE[IUIS PUB ‘OpI[eY [e35W ‘AMOIN ]
*padeanoous 2q pnoys swa)sAs Junydy puewsp-uQ 9
‘suoseaI K1aes o1jqnd 10] pajuRLIEM
st Sunydiy jo sadfy royio a1oym 1dooxs ‘pademooud
aq pmoys soomos JySi joompul ‘AJSUNUI MO P
"paziturr 9q pinoys a1aydsoune oy 0 1y Jo adeosy o
"sjoored JoY)0 10316 A[9SISADE JOU 0]
paaoid aq ued 11 a1oym 3daoXa JseouUMOp 2q 0F SIS [V q
“MIIA
9315130 w0y pap[eIys AJ[ny oq P[Noys S0mos 3| [[v B
:suefd Sunysyg Joeduwr jueorudis
10 suorsiaoid Surmor[e] sy) spnjoul 0) sIUIEpMg udsap ® 9q pmom Sy, ‘BaIR 3y}
aannboy -yeis Suruuerd L10 £q maraar 1of uerd Juny3dy w Sunydy ounpydmu osearow
(N7 e oredoxd o} pammbor aq feys Sunydi mou Juisodoid pue a1e[3 10 JyJ1] JO SIOMOS M3U
wDS04JMIN PPV 10 syuouaaoxdu o) Suppred jueorgusis Sunjew spoafoid 918310 PINOJ UB[J [BIAULD) YeX(]
pue juomido[oAdp mau ‘A110 ) Ul S[PAJ] YSI| [[eIdA0 oY) yua Jusgsisuod juswdopaaag
oWy 2S[) puvy I--L'F WY | 191e218 pue ssedson jySi| szmuum 0} I3p10 U] suepd r-L7)
Sunysy jo uwoperedoxd oy 1oy sourppm3 dopasq (] | 24v1D puv SunySry swnySIN
LIOVJdII TVASIA
UONEIYLIDA MWMM“”MMMW uoneInNIA SAINSEI[A] DUWEPICAY pue UONLINIA peduy
NVId TVIANTD YELSITIOH £207-S00Z
INVIDOUd ONLLIOJLTA ANV SNTIO.LINOIW NOILLVOLLIN




LJo yadeg
$00Z Iequracaq

urerdord Suntodsy 2 SULOIUON wOREIUIA -  NQIIXT

UIdA vefd [e1aual)y IS0 €207-S00T

AASD
wivL304g pusuly

0] SII0ULSE oY) UIIMIIQ BIED SOOMOSAI 1djem SULRYS "9
‘suiseq
-qns JuA[Iopun oy} WOL pPIORNXO pue 0] PadIeyosl
Iajem JO sonnuenb o) pue S[9Ad] Jojempunoll SuLIONUON P
10001 2dijo,f ueg Sy} w0y Iajem 0 SS90 JururelqQ 2
‘s1oynbe Surfjzopun
o) oyur Jojem Joaford adijeg ueg oY) JO UOWR[OJIdF 'q
‘sarjddns 13em JeUOnIppR JO SUIsByOIMJ ‘B
:Surpnjour ‘ue|q Io)SBA] I1971EMIISB A
pue mjep ueqin) 1sijoy au) jusuapdun pue doppasq (7)

"SUIISAS 19]BM [BOO] [[BUIS PUB SUINSAS Iojem AJUNUILIOD
0] 9014198 Jo uoisiaoxd oy Surpredar sarorjod Surdojaas( 7
-Suruurepd asn puej pue juswrdo2Asp
Addns 1ojem SurpreSar  suorsop  9[qIsuodsar 10§
MoO[[e 0} Sarouae 2} US2MID] BIep SIIO0SII Iajem Fulreyg "3
. ‘sulseq
-qns Sur[lopun oY) WoOI pPIoenNxd pue 0] pagdreydsal
1jem JO sanpuenb o) pue S[2Ad[ IojeMpUNoIS SULIOIUOI P
‘yoafor 2drja,] ueg oY} WO I9jem 0} 52008 JuturelqQ 2
‘s1a7inbe Fuidpspun
oy ojur Ijem joofold adijpd ueg 9y} JO UONR[OOIdJ ‘q
‘sarpddns 131em [euonIppE Jo Swiseyom e
:Burpnyour
‘ue[d JuswoSEUR]Y Iojempunoln 9y) jo uonwuowalduy (1)

:9pN[oul PassaIppe ag 03
SoNSS[ "UB[J [EIOURD) Y} YIIM JUI)SISUCS INSI[[OH JO A1) 31
Jo spaou mjem oy Sunsswr 1oy sueld juswsjdun pue dojoasp
0] Auno) onusg uUeg pue JoWISKJ Idep KUno) ojuag
ueg SY) YA YIoM [[I4 1)) 31 “JoLgsi 1318 Auno) ojrusg

‘ue[d [edsussy el s
1opun suonosford juomrdo[sasp
o} A JUIISISU0d  3q  [[Im

WONEIYLIIA

ELJ [B1PUID)
Ul JUIWIIE[J

uonEIMIAl

SIINSEI[A] AIUEPIOAY PUE UONLINIA]

peduy

NV1d TVEINTD YALSI'TIOH €707-S007

AVID0Ud ONILIOJITT ANV ONTHOLINOW NOLLVOLLIN




urexSo1q Sunodsy 2 SuLIONUON uONESIIA - g QXY

Lo ¢ 33ed
S00T 12quIa0a( UITA te[d [ersusy ISSIOY £20T-500C
pue ‘opionsad pue S[E}OUL AABIY
SO ‘SJUBUILIBIUOD [eoruayoo1iad
w1304 puanuty Jo 3upeo] oy} uw oseaIoUl
Ue Ul J[NS3I P[nom Ue[J [RISUDL)
JUWDPIT S201ALDS yeiq oy} Iepun juswdo[ess(g
Anunuiuio) I-1-0I't WV "Garjonb 4o10m 03 spovdutt 40f sainspaut uonv3inu wividosd (s
$,102{044 2y} fo uoissnosip 4of ‘2a0qp ‘(T)(y)9 uondas 225 | -gI'p) spivpums Qapong) 110,44
(1-1-1'¥ 2anseow uonednnu
99s) jusunsnipe [BIIUYOS) JOUI
e 10} 1dooxa s1SB0210] OVIINY
AHSO peidope M  JUSISUOD
WpL304J pusnly ore ISIjjoy JoJ suonoafoxd
ymory  ceary  Sumueld
JUDUDST SIOINLDS 9y} W Ioem I0] pUBWAP
Apuntuno)) [-1-0r'v W 31} aseaIdul PINOM UB[{ [2IUID)
‘Ayddns 121pm 01 spovduty 4of saunspaw uonv3ynu woidodd | yeiq oy 1opun juswidojaasq
8, 10204 Y1 fo uoissnasip 40f ‘2409p ‘()(¥)9 uo110ag 235 (z-01°p) qddng 1211 44
‘sarjddns 1o1eAM 21MNJ 10J SHUSWILIMbIX
Me[ 99e)S s 2ouerduios ul pue UB[d JSISBJN I9eMIISBM
pue Iotep ueqi) padope o3 Yim JUOISISHOD 3G O}
ue[g [e1uda0) oy Jo suonoafoid ymoid oyjo pue juswkodws
‘uvonendod oy} ssasseal [[Im A1) SY) Ue[J 19)SEA] 191BMIISe M
pue Inep Uueql) MISIOH 9 Jo uond[dwod uodn)
"SW9ISAS 1ojeM [BOO] [[BWIS PUB SWIS)SAS 19jem AJIUNIUILIOD
01 921A13s Jo uoistaoxd ayy Juipredar satorjod Surdofsaa( J
‘Buruueyd asn pue] pue jusiwdofaaap
Apddns xojem SurpreSax suoisisop ajqsuodsar 10} moje
UON)BIYLIIA UEld [e12190) uoneSNIA SIANSEIJA] DULPIOAY PUE UONEIDIA eduy
: : IEVEIERIIP | s : NS
NVId TVIINTD HALSITIOH £707-500T
HNVID0Ud ONLLIOJTT ANV ONIIO.LINOIW NOLLVIOLLIN




£ Jo 9 a8eg
S00T Iequads(g

wredorg Sunioday 23 Suiiojuo uoneSHI - g NIQIYXHE
AIH4 Ue[d [eI9USD ISOH £202-5007

(IIT4 uvld 1042U20 £707-S007 — d 191yXT Jo pus)

*S00Z 9GO0 ‘Ul [ £70Z-S00Z 110day 1oeduw] [eIusmmonAny [eul] “I9ISHIOH JO 1D

HOU1OS

A HSO
UDL0LT pUIMY

UMWDY SIALBS
Anunuaueo)

I-1-0I'v W

“ioIpmpunodd oy spovdy 10f saunsvout uonvIrut wvi3osd
8, 12204 oY1 f0 u0ISSNOSIP L0f ‘280GD (1)(¥)9 10N02S 228

*SOOINOSAI 13)BMPUNOIT UO 303119
jueorjiudis & aaey [m Addns
Iojem 2IMNj I0f IeMpUnord
JO 9S] 'SOOmMOS3I IdEeMpUnoIl
J03]je JOU pjNOM PUEB [BUIIUIU
9q Pp[hoMm  SISEdIOUI  ISIJ,
*SpaysIojem eary Suruue]d suos
UL ISA0D 90BIINS Snotalaeduur ur
SOSEBAIOU [BJUAUWIIIOUI [[BISAO Ul

}[BS3I p[nod uejd jelouan yeiq
o A Ju)SISuo justudo[aadq

(#-01°7) 4o1wmpunosn

"BaIy Juruue|q
9y} UM UOWBRUMUEBIUOD
lopue  uonepeidsp  Aenb
Isyempunoid 0} 2JnqLyuod pinoos
pue sAem-oSeureip  [eIOOIE
pUR [BINJRU O} SINPISAI IPIOIGIAY

TOHEIYLII A

ueJ (19U
DIGLIEILERTI R

uonednIN

SIANSBIJA] IUEPICAY PUB UONJESNITA

edmy

| NVId TVEANTD YILSFTIOH £€207-S007
AVIH0Ud ONILIOJITI ANV ONDIO.LINOIW NOLLVOLLIN




6. Project Alternatives City of Hollister General Plan - Final Program EIR
and significant unavoidable

Plan land use impacts and would be less-than—signiﬁcan{Population and employment
impacts would also be lEssxeas¥significant. However, the jobs-to-housing ratio under this
alternative and the potendal for housing development, since it is less, would make ir less
likely that the City could meet its regional housing needs, especially for lower income
housing,

Transportation and Circulation

No Project/No Development Alternative

Projections for the year 2023 suggest that traffic conditions would improve during both the
AM and PM peak hours. The San Benito County traffic forecasting model projects that
about 84 percent and 81 percent of the miles roadway would operate at, or better than, the
level of service standard of C by 2023 during the AM and PM peak hour, respectively. This
is a projected improvement of about two percent over current conditions. The planned
roadway improvements are expected “keep pace” with.the increase in the commuting
population.

No Project/1995 General Plan Alternative
Development under the 1995 General Plan could result in unacceptable LOS at

intersections and peak hours.

Reduced Development Alternative
Impacts under this alternative would be similar to the Draft General Plan.

Air Quality
No Project/No Development Aleernative

The No Project alternative would not result in substantial population growth and would
have the least impact on air quality.

No Project/1995 General Plan Alternative
Impacts under this alternative would be similar to the Draft General Plan.

Reduced Development Alrernative
Impacts under this alternative would be similar to the Draft General Plan.

Noise

No Project/No Development Alternative

Noise impacts associated with the No Project/No Development alternative would be similar
to the proposed project but somewhat less, because there would be fewer noise and land use
compatibility conflicts due to the smaller amount of residential development.

No Project/1995 General Plan Alcernative

This alternative would result in an increase in traffic, which would increase traffic noise and
impacts to noise sensitive uses near roadways. This alternative would also result in new
commercial and/or industrial projects that could result in new stationary noise sources
which could impact noise sensitive uses. Additionally, this alternative would result in new
development that could be impacted by existing noisy environments.
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STAFF REPORT
CITY COUNCIL AGENDA

— am— v e e—
=

DATE: November 28, 2005 AGENDATTEM: DI, 7

MEETING DATE: December 5, 2005

TITLE OF ITEM: Adoption of 2005-2023 General Plan and Final EIR

BRIEF DESCRIPTION: Consideration of Resolutions to Certify the Final Environmental
Impact Report with Findings of Over-ridding Consideration, and Adoption of the 2005-
2023 Hollister General Plan.

STAFF RECOMMENDATION: Staff recommends that the Council certify the FEIR and adopt
the Final 2005-2023 General Plan by adopting the Draft Resolutions (Attachments A & B).

DEPARTMENT SUMMARY: On November 21, 2005, the City Council held public hearings
on the Final Environmental Impact Report and the Final Draft of the 2005-2023 City of Hollister
General Plan, and determined to adopt the Plan as recommended by the Planning Commission
with one change included in the Errata (Exhibit 2 of the General Plan Resolution). This change
places the portion of the Hart property located outside the City’s Sphere of Influence in the Phase
1 priority for development. Pursuant to Council direction, staff has prepared resolutions to
certify the FEIR and adopt the Final General Plan.

ATTACHMENTS:

A. Resolution Certifying the FEIR for the Draft General Plan with supporting Exhibits for
Findings of Over-ridding Consideration.

B. Resolution Adopting the Final 2005-2023 General Plan with the Changes contained in the
Errata.

FINANCIAL IMPACT: N/A

DEPARTMENT: Development Services Department M
CONTACT PERSON: Susan M. Heiser, Planning Manag
DEPARTMENT HEAD: William B. Avera

PHONE NUMBER: 636-4360

THIS REPORT WAS REVIEWED BY THE EXECUTIVE DIRECTOR AND CONCURS
WITH THE STAFF RECOMMENDATION

Clint G. Quilter, City M o2,
City Attorney

Elaine Cass



STAFF REPORT
CITY COUNCIL AGENDA
Akl
DATE: November 10, 2005 AGENDA ITEM: Public Hearing

MEETING DATE:  November 21, 2005

TITLE OF ITEM: Consideration of the 2005-2023 City of Hollister General Plan and certification of the
Final Environmental Impact Report (FEIR).

BRIEF DESCRIPTION: On October 27, 2005 the Planning Commission adopted Resolution 2005-19

recommending that the City Council certify the FEIR for the Final Draft General Plan and adopt the
2005-2023 General Plan with changes outlined in the Errata.

STAFF RECOMMENDATION: Staff recommends that Council take the following actions:
1) Hold a public hearing to receive comment on the Final Draft General Plan and FEIR.
2) Close the public hearing and consider the Planning Commission recommendation.
3) Deliberate on the final changes to the FEIR and Final Draft General Plan.
4) Direct staff to prepare resolutions to:
» Certify the Final EIR and making findings for Statement of Overridding Considerations
pursuant to CEQA Section 15093; and,
* Adopt the Final Draft General Plan as recommended by the Planning Commission and
with changes determined by the City Council.

DEPARTMENT SUMMARY: The 2005-2023 General Plan has been prepared over the past two years
with input from the General Plan Steering Committee, the Planning Commission and several forums for
public review and comment. The FEIR has been prepared and circulated in accordance with CEQA for
the Draft General Plan. The public review period was open from August 8, 2005 to September 21, 2005.

Comments received during this period as well as the City response to comments are contained with the
FEIR.

EXHIBITS:

1. Planning Commission Resolution 2005-19 and Attachments.
2. Planning Commission October 27, 2005 Staff Report.

FINANCIAL IMPACT: None

DEPARTMENTS: Development Services Department
DEPARTMENT HEAD:  William B. Avera )
CONTACT PERSON: Susan M. Heiser, Planning Mamagerg‘V E
PHONE NUMBER: - (831) 636-4360

REVIEWED AND APPROVED BY THE CITY MANAGER.

th

Clint G. Quilter, City Manager \_/ Y

City Attorney Elaine Cass




RESOLUTION NO. PC 2005-19

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF HOLLISTER RECOMMENDING ADOPTION OF THE
2005-2023 UPDATE TO THE CITY OF HOLLISTER GENERAL PLAN
AND MAKING FINDINGS PURSUANT TO SECTIONS 15091-15093 OF
THE STATE CEQA GUIDELINES INCLUDING A STATEMENT OF
_ OVERRIDING CONSIDERATIONS -- CITY OF HOLLISTER — GPA 1-05

WHEREAS, the City of Hollister desires to maintain a General Plan that complies
with the mandatory requirements of the California Government Code (Section 65300 et seq)
and covers the topics of land use, housing, circulation, open space, conservation, recreation,
and noise; and,

WHEREAS, in 2003 the City Council of the City of Hollister initiated preparation
of a comprehensive update of the long-term general plan for the physical development of the
city and planning area pursuant to California Government Code Section 65300 et. seq.; and,

WHEREAS, City staff and consultants held 2 visioning sessions, then the General
Plan Steering Committee reviewed and considered background documents relevant to the
preparation of the Draft Hollister General Plan, including Prehmmary Drafts for Land Use,
Housing, Circulation, Noise, Safety and Open Space; and,

WHEREAS, full public involvement in the preparation of the Draft General Plan
Revision has been ensured through duly noticed Steering Committee Study Sessions,
community meetings, Planning Commission meetings, public hearings and other means; and,

WHEREAS, the Steering Committee held 7 duly noticed study sessions on the
“Working Draft” General Plan and the Planning Commission hosted 3 duly noticed workshops
on the “Draft” General Plan; and

WHEREAS, the City of Hollister, in accordance. with the requirements of the
California Environmental Quality Act (CEQA), the State CEQA Guidelines adopted by the
Secretary of Resources, has caused to be prepared an Environmental Impact Report which
analyzes the impacts of the proposed project (SCH # 200481147); and,

WHEREAS, a Draft Environmental Impact Report (August 2005) was prepared
through the Development Services Department and circulated for 45 days as required by law;

and,

WHEREAS, the Planning Commission is required by state law to hold at least one
public hearing on the Draft FIR; and,

EXHIBIT



PC Resolution 2005-19
GPA 1-05/ Final Draft General Plan
Page 2 of 5

WHEREAS, the Planning Commission of the City of Hollister held a duly noticed
public hearing on August 25, 2005, to solicit public comment on the Draft EIR for the 2005
Draft General Plan; and,

WHEREAS, following the close of the 45-day public review period for the Draft
EIR on September 21, 2005, the Planning Commission held a duly noticed public hearing on
October 27, 2005 to consider the Final EIR and the Final Draft General Plan; and

WHEREAS, the Final EIR identified significant environmental impacts of the
proposed 2005 Draft General Plan; and,

WHEREAS, in response to the impacts identified in the Final EIR, mitigation
measures have been incorporated into the project; and,

_ WHEREAS, Section 15091 of the State CEQA Guidelines requires that the
decision making body make specific findings when approving a project for which a Final EIR
has been completed; and,

WHEREAS, the City of Hollister Planning Commission has considered the Final
Draft General Plan, all of the written correspondence, verbal testimony, staff reports, and
background reports prepared, and the information contained in the Final Environmental Impact
Report on the 2005 Draft General Plan. ‘

NOVW, THEREFORE, BE IT RESOLVED that the Planning Commission of the
City of Hollister does hereby recommend that the City Council adopt the 2005-2023 General
Plan, included as Attachment A to this Resolution, and Planning Commission revisions to the
Plan, included as Attachment B to this Resolution.

BE IT FURTHER RESOLVED that the City of Hollister Planning Commission
has reviewed the Final EIR and considered the information contained therein and hereby finds
that the project, as proposed, would have those significant environmental impacts summarized
in the Final EIR, as listed in Attachmeni C to this Resolution (Summary of Potential
Environmental Impacts and Mitigation Measures, from the Final EIR).

BE IT FURTHER RESOLVED, that the Final Environmental Impact Report on
the 2005 Draft General Plan identifies three project alternatives and that the Planning
Commission considered these alternatives and, pursuant to CEQA Section 21081(c), the
Planning Commission finds that each of the alternatives to the Project described in the Final
EIR is infeasible for the following reasons: :



PC Resolution 2005-19
GPA 1-05/ Final Draft General Plan

Page 3 of 5

No Project/No Development. This alternative would result in no additional
development within the City and reflects the least amount of development of the
alternatives. This alternative would not comply with many state laws and is
therefore not a viable alternative.

No Project/1995 General Plan. This alternative would result in the continued
use of the 1995 General Plan which includes a larger Planning Area and relies on
sprawl, using more land area to accommodate the anticipated growth to 2010 than
demand will justify. This alternative would have greater environmental impacts
than the other alternatives.

Reduced Development. This alternative shows a lower-density development
within the proposed reduced Planning Area. The physical impact for this
alternative would be slightly less than the Draft General Plan, however it would
have one more significant unavoidable impact due to the potential inability to
provide adequate jobs/housing balance. It would also be substantially less likely
for the City to meet its regional housing need under this alternative. For these
reasons this alternative is not feasible.

BE IT FURTHER RESOLVED, the Final Environmental Impact Report on the

2005 Draft General Plan identifies seven unavoidable significant adverse impacts for the Draft
General Plan. These impacis cannot be fully mitigated by changes or alterations to the basic
project. The unavoidable significant impacts for the 2005 Draft General Plan are as follows:

1,

Growth and Concentration of Population.
Impacts: 4.1-3 Development consistent with the Draft General Plan would
induce substantial growth and concentration of the City’s population.

Employment Growth Rate.
Impacts: 4.1-5 Development under the Draft General Plan would result in an
expected increase in employment of 8,970 jobs over the 2000 U.S. Census figures.

Increases in Traffic Volumes.

Impacts: 4.2-1 Increase in traffic volumes will result in unacceptable levels of
service at two intersections — San Benito Street and Fourth Street; and Airline
Highway (SR 25) and Sunnyslope Road.

Roadway Capacity Deficiencies.
Impacts: 4.2-2 Roadway capacity deficiencies were identified in several areas.
These deficiencies are directly related to the future land use designations shown
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on the updated General Plan Map. The deficiencies can be grouped into several
categories of roadway capacity needs. These include a) regional commuting; b)
Northwest Hollister circulation needs; ¢) Southeast Hollister circulation needs;
and, d) additional roadway capacity serving the Industrial Park.

Seismic Ground Shaking. ‘ '
Impacts: 4.9-1 Seismic hazards in the Hollister Planning Area will expose

people and structures to potential, substantial adverse effects, including the

potential risk of loss, injury, or death involving strong seismic ground shaking. A
similar potential for seismically-induced damage affects most areas located near

"major faults within California. The Draft General Plan (Health and Safety)

contains numerous policies and programs to reduce these potential impacts to
what is defined as an “acceptable level of risk™ as determined by the City, even if
the impacts of the Draft General Plan should be considered significant and
unavoidable.

Seismic Related Ground Failure.

Impacts: 4.9-2 Seismic hazards in the Hollister Planning Area will expose
people and structures to potential, substantial adverse effects, including the
potential risk of loss, injury, or death from seismic-related ground failures of
liquefaction, lateral spreading, lurching, differential settlement, and flow failures.
The Draft General Plan (Health and Safety) contains numerous policies and
programs to reduce these potential impacts to what is defined as an “acceptable
level of risk” as determined by the City, even if the impacts of the Draft General
Plan should be considered significant and unavoidable.

Farmland Conversion. 4
Impacts: 4.11-1 Development consistent with the Draft General Plan would
result in the irrevocable conversion of Prime Farmland to urban development.
While the Draft General Plan proposes a significant reduced area of development
of farmland as compared 1o the 1995 General Plan, this would still be a significant
unavoidable impact.

BE IT FURTHER RESOLVED that upon review and consideration of the Final

EIR and other documents prepared as part of the 2005-2023 General Plan process, the
Hollister Planning Commission has weighed the benefits of the proposed project against its
unavoidable adverse environmental effects and consider those benefits to outweigh the risks
and adverse environmental effects.
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BE IT FURTHER RESOLVED that the Planning Commission recommends that
the City Council determine that the seven adverse environmental effects are "acceptable" and
make the written findings of overriding considerations, identifying the specific reasons why the

" City has determined that the economic, social or other benefits of the project outweigh the

unavoidable adverse environmental effects, pursuant to Section 15093 of the CEQA
Guidelines.

BE IT FURTHER RESOLVED that the City of Hollister Planning Commission
has considered the public record of proceedings on the proposed project and does determine
that adoption and implementation of the 2005-2023 General Plan would result in substantial
public benefits and finds that the Final Draft General Plan, (Attachment A), complies with
State law requirements, and balances economic growth which supplies jobs for existing and
future residents, achieves social diversity, and provides adequate services and facilities, while
protecting environmental resources and prudently managing traffic capacity.

PAST AND ADOPTED at a regular meeting of the Planning Commission of the
City of Hollister on the 27" day of October, 2005 by the following vote:

Recommending Certification of Final EIR:

AYES: Atencio, Alvarez, Friend, Huboi, Scott
NOES: None

ABSENT: None

ABSTAIN: None

Recommending Adoption of the Final Draft General Plan:

AYES: Atencio, Alvarez, Friend, Huboi, Scott
NOES: None '

ABSENT:  None

ABSTAIN: None /

G‘lﬁg ifman oi" the Planmn g Co\nmlsswn
of the City of Hollister

ATTEST:

Frsn Usiser [

William B. Avera, Secreta\[y
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ATTACHMENT B

FINAL Draft General Plan

Errata
November 21, 2005

Chapter One — Land Use and Community Design Element
From Planning Commission — Changes to Hollister General Plan Goals (page 1.7)

Add a new goal, “Provide for an environment that encourages healthy living”

Chapter Two — Land Use and Community Design Element
From Planning Commission — Changes to Map 2 Land Use Plan (page 2.5)

Designate the Low Density Residential parcel west of Highway 235, east of the designated school, and south
of the 2005 SOI as Mixed-Use.

Designate the Low Density Residential and General Commercial parcels west of Highway 25, south of Union
Road and between the 2005 SOI and Planning Area as Mixed-Use.

Designate the Medium Density Residential parcel in the North Gateway Overlay area as North Gateway
Commercial.

From Planning Commission — Rework Industrial Land Use Designation (page 2.10)

Industrial

This designation provides for a range of uses, from business and research parks, large individual corporate
establishments, professional and administrative offices and industrial complexes. Examples of allowed uses
in this category are computer software companies, research laboratories, copying services, printing
companies, warchousing, offices, equipment manufacturing and repair and trucking operations. Other
permitted uses include limited commercial uses that serve industrial and employment centers.

Industrial areas that fall in the North Gateway Overlay district will also allow limited commercial uses with
frontage along Highway 25 to serve passing motorists. The design guidelines described in the "Special
Planning Areas" section of this element stipulates additional criteria that development within the North
Gateway must meet.

From FEIR — Add New Implementation Measure Under 1-Year Time Frame (page 2.44)

LU.D(2) Initiate a Process to Amend the AMBAG Forecasts. Initiate a process to amend the 2004
AMBAG Population, Housing Unit and Employment Forecasts for San Benito County to make them
consistent with the City of Hollister Draft General Plan and Regional Housing Needs Determinations.

From FEIR — Add New Implementation Measure Under 2-Year Time Frame (page 2.45)

LU.H(2) Develop Guidelines for the Preparation of Lighting Plans. In order to minimize light trespass
and greater overall light levels in the city, new development and projects making significant parking lot
improvements or proposing new lighting shall be required to prepare a lighting plan for review by City
planning staff. Require design guidelines to include the following provisions for lighting plans:
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a. All light sources should be fully shielded from off-site view.
b. All lights to be downcast except where it can be proved to not adversely affect other
parcels.
c. Escape of light to the atmosphere should be minimized.
d. Low intensity, indirect light sources should be encouraged, except where other types of
lighting is warranted for public safety reasons.
e. On-demand lighting systems should be encouraged.
f. Mercury, metal halide, and similar intense and bright lights should not be permitted except

where their need is specifically approved and their source of light is restricted.

Chapter Three — Housing Element
Add the following text under Housing Element Goals and Policies after the last goal (page 3.9)

State law requires the Housing Element to include quantified objectives for the maximum number of units
that can be rehabilitated, conserved, or constructed. Policies and programs establish the strategies to achieve
these objectives. The City’s quantified objectives are described under each program. Assumptions are based
on past program performance, infrastructure constraints, construction trends, land availability, and
anticipated future program funding. The City’s housing policies and implementing programs are grouped by
the housing goals described in this section. (See the Appendix for a Summary of Housing Element Programs
and Objectives).

From Planning Commission — Add New Policy Under Goal H3 (page 3.17)

H3.9 Encourage Site Planning Conducive to Physical Activity. Encourage design and site planning of
residential developments that have features and amenities that support physical activities.

Expand Implementation Measure H.B (page 3.26)

H.B Expand Sewer and Water System Capacity to Meet Housing Needs. Develop a long-term
wastewater treatment program that allows the City to resume construction activity and provides adequate
capacity to meet projected housing needs. Identify additional water sources in order to provide adequate
water for the additional development projected under the General Plan (see programs in the Community
Services and Facilities Element).

Pursuant to the Regional Water Quality Control Board Cease and Desist Order R3-2002-0105, the City of
Hollister cannot issue building permits for any development that will increase use of capacity at the City’s
Wastewater Treatment Facility. ~ The City has been working with San Benito County and the San Benito
County Water District to develop a Water and Wastewater Master Plan for the areas within and around the
City of Hollister. As part of this plan, the City of Hollister Wastewater Treatment Facility will be identified
as the primary facility to serve this area. It is anticipated that this plan will be completed in late 2006 and
the City of Hollister Wastewater Treatment Facility Improvements are scheduled for completion in
December 2007,

Eight to six months prior to the lifting of the RWQCB Cease and Desist Order, the City Council will act on a
development schedule for all projects that have received allocations or are otherwise exempt from the City’s
growth ordinance. The City will also act on a schedule for the processing of building permits, final maps and
tentative maps. The goal of this schedule shall be to address staffing needs and to start processing
development requests in anticipation of the lifting of the RWQCB Order so that the first phase of
development permits can be issued once the order is lifted. Preference shall be given to projects that are
100% affordable.
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Implementation is expected to occur between April and June 2007. Issuance of 300 to 500 building permits
for new dwelling units is expected to occur within a year after the RWQCB Cease and Desist Order is lifted
and 220 to 320 for the subsequent years until the regserve allocations are exhausted.

Add New Implementation Measures Under 1-Year Time Frame (page 3.27)

H.C(2) Modify the Zoning Ordinance to Encourage Affordable Housing. The City will implement the
following Zoning Ordinance changes by April 2007 in order to support the development of affordable
housing in the City, and especially for lower income housing that will meet the RHNA:

(a) Reduce the minimum parcel size for lots containing second units within the residential districts within,
and adjacent to the City’s downtown.

(b) Create a new residential zoning district that includes a minimum new parcel size of 5,000 sq. fi. and
permits zero lot line development on 4,000 sq. ft. lots.

(c¢) Create a new Mixed-Use Zoning District that sets development standards for residential development
with a minimum of 1 dwelling unit per 5,000 sq. ft. of commercial space.

(d) Consider in-lieu fees or reduced parking requirements for high-density development projects and
residential dwellings in the Downtown Commercial/Mixed-Use District.

(e) Rezone properties to comply with the 2005 General Plan.

The City anticipates the development of 50 new second dwelling units in 2008 to 2009. An additional 30 to
40 dwellings units would be expected to be developed in the City’s Downtown Commercial/Mixed-Use
Designation.

H.C(5) Modify the Zoning Ordinance to Give Priority to Encourage Lot Consolidation for Affordable
Housing. The City will develop criteria and mechanisms to encourage lot consolidation that increases
development flexibility and e helps achieve the City’s affordable housing goals,

H3.D Revise Impact and Planning Fees. Assess the feasibility of establishing fees on a sliding scale so
that smaller units, including multi-family and second units, are charged lower fees while maintaining
adequate funding levels for infrastructure and public services. Complete feasibility study by January, 2007;
implement recommended impact and planning fees by June, 2007.

HL.I(2) Develop an Amnesty Program for Second Units, The City will develop an amnesty program by
June 2007 to legalize existing unauthorized dwelling units within the City residential zoning districts that
have been in existence for 10 or more years. This program will allow some exceptions to the City zoning
and building standards but will require units to comply with health and life safety standards. The City
anticipates 50-100 dwelling units to be retained and upgraded between 2007 and 2009.

H.Q Establish Resale Controls and Rent and Income Limits. Through the City’s Redevelopment
Agency, implement resale regulations for very low, low and moderate-income units that are developed under
the City’s new mandatory inclusionary program and assure that these units remain at an affordable price
level. As necessary, identify an appropriate non-profit or government agency to monitor affordable rental
housing created through the inclusionary program. (Move from 5-Year Time Frame)

Add New Implementation Measures Under 2-Year Time Frame (page 3.29)

H.C(3) Increase Allocations for Affordable Housing. The City will increase the number of allocations
reserved for affordable, senior and special needs housing from 40 to 60.
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H.C(4) Implement the Growth Management Ordinance to Give Priority to Affordable Housing. The
City will develop rating criteria for the Growth Management Ordinance by September 2007 to give priority
to projects that include affordable housing. The weighting for affordable housing should increase based on
the percentage of the project that will be affordable and for varying degrees of affordability. Delete Program
H.S on page 3.33.

H.I(3) Inventory Vacant Buildings in the Downtown. The City/Redevelopment Agency will inventory
vacant buildings in the downtown and develop a program to provide financial assistance for the provision of
affordable dwelling units within the Downtown Commercial /Mixed Use Designation.

Add New Implementation Measures Under 5-Year Time Frame (page 3.29)

H.W(2) Annex Up to 50 Acres of Land for Residential Development. Within 5 years of the lifting of the
RWQCB Cease and Desist Order, the City of Hollister shall seek to annex up to 50 acres of land designated
for Medium and High Density Residential Development and located within the City’s 2005 Sphere of
Influence, with minimum development densities of 10 dwelling units per acre for the Medium Density
development and 25 dwelling units per acre for the High Density developments. This will facilitate the
development of 500 to 800 dwellings affordable to lower and moderate incomes. The City expects this action
to occur between January 2009 - 2013.

H.W(3) Modify the Growth Management Ordinance After the Expiration of Measure U, Within six
months of the expiration of Measure U, the City will consider amending the Growth Management Ordinance
to exempt very low and lower-income affordable housing units and new dwelling units in the Downtown
Commercial/Mixed-Use Designation. Implementation is expected to occur 5-years after the RWQCB Cease
and Desist Order is lifted. (Anticipated date — January 2013).

Modify Implemeritation Measures Under On-Going Time Frame beginning on (page 3.34)

H.Z Conduct an Annual Housing Element Review, Develop a process for the assessment of Housing
Element implementation through annual review by the Hollister Planning Commission and City Council in
conjunction with State requirements for a written review by July 1 of each year (per Government Code
Section 65583(3)). Provide opportunities for public input and discussion in the review and establishment of
annual work priorities for staff, Planning Commission, and City Council. Submit an annual general plan
progress report to HCD by October 1 as required pursuant to Government Code Section 5400.

H.DD Identify New Sites for Multi-Family Infill Housing When Opportunities Arise. Identify
additional sites for multi-family land use for the development of affordable and special needs housing where
opportunities are available that will not dramatically change the visual characteristics or livability of an area.
Such sites may include, but are not limited to: (add new “g.”)

g. Provide information on housing opportunity sites that are prioritized for development according to the
City’s phasing strategy. Inform the development community about changes in the growth management
and allocation process that encourage mixed use, senior, and affordable units, and exempt second units
and legally restricted affordable units from growth control limits. Upon adoption of new land use and
growth control measures, prepare a press release for distribution to the local media. On an annual basis,
mail information on housing opportunity sites and incentives for development, such as density bonuses,
to private and non-profit developers who are active in San Benito County. On an ongoing basis, provide
information at the planning counter and by request to all interested parties.
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HEE Implement Monitoring Systems. Annually monitor and update housing development
accomplishments, including housing type and affordability level of housing units approved and built during
the planning period. Monitor general housing conditions and track the number of housing units rehabilitated
and replaced against housing program objectives. Maintain an up-to-date inventory of vacant land for
distribution to developers and non-profit organizations; mail this inventory to private and non-profit
developers on an annual basis and provide this information at the planning counter and by request to all
interested parties.

H4.X  Apply Density Bonus Zoning and Other Incentives for Affordable Housing Development.
Encourage an increase in the supply of well-designed housing for very low, low and moderate-income
households. Provide the following possible financially equivalent incentives for developments containing a
significant percentage of very low or low-income units on-site: (modify “e.”)

e. Coordination. Coordinate with service providers and other agencies as necessary to create
opportunities for the development to be built. In concert with Program H.DD, Identify New Sites
for Multi-Family Infill Housing When Opportunities Arise, annually mail information on
incentives for affordable housing development, such as density bonuses, to private and non-profit
developers who are active in San Benito County. On an ongoing basis, provide such information
at the planning counter and by request to all interested parties.

Adopt Density Bonus Ordinance by December, 2006. In concert with Program H3.F, complete feasibility
study by January, 2008 and implement recommended impact and planning fees by June, 2008, Develop
incentive package for affordable housing development, including fast track processing and flexible
development standards, by October, 2008 and conduct information campaign immediately thereafter. 2004-
2009.

H.FF Implement Plan to Expend Funding Resources. Establish specific uses of housing funds and/or
land donations generated through the inclusionary housing program, and designate the Redevelopment

Housing Coordinator position to manage the program. Establish a plan by January 2008 and update annually
thereafier.
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Chapter Four — Circulation Element
From FEIR — Add New Policy Under Goal C3 (page 4.35)

C3.2 Rail Corridor Planning. The City will coordinate with appropriate agencies to assure that
development projects planned adjacent to or near the rail corridor will be planned with safety of the rail
corridor in mind. (Lead Responsibility: Engineering)

From FEIR — Add New Implementation Measure Under On-going Timeframe (page 4.48)

C.H Collaborate with Caltrans during development review. Coordinate with Calirans and other
appropriate agencies to consider pedestrian circulation patterns/destinations and plan for grade separations,
improvements to existing at-grade rail crossings, and appropriate fencing to limit the access of trespassers
onto the railroad right-of-way.

Chapter Five — Community Services and Facilities Element
From FEIR — Add New Policy Under Goal CSF4 (page5.22)

CSF4.10 Solid Waster Management. Coordinate with the County of San Benito in addressing solid waste
management needs consistent with the Hollister General Plan. (Implementation Responsibility - City
Manager’s Office)

From Planning Commission — Add New Policy Under Goal CSF4 (page 5.24)

CSF4.15 Develop Public Information Campaigns. Collaborate with.schools, governmental agencies and
community organizations to expand existing programs and establish new outreach campaigns to promote
physical activity and nutritious meals.

Add New Implementation Measure Under 3-Year Time Frame (page 5.31)

CSF.R(2) Coordinate with San Benito County on Landfill Capacity Needs. Coordinate with San Benito
County and San Benito County Integrated Waste Management to expand landfill capacity beyond the
currently expected life of the John Smith Road Landfill. (Implementation Responsibility - City Manager’s
Office)
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2. Summary City of Hollister Genera! Plan - Droft Program EiR

2. Summary

This section summarizes the findings of the EIR. It highlights the project’s effects, identifies
the alternatives studied, and presents the impact overview discussions required by the
California Environmental Quality Act (CEQA).

This EIR considers development through to the year 2023 in Hollister and assesses the
effects of implementing the project alone and combined with other cumulative development
expected in the vicinity. Section 2.2 summarizes the environmental impacts identified in
Chapter 4 (Environmental Setting, Impacts, and Mitigation Measures) where the impacts are
discussed in detail. Topical sections in Chapter 4 list the thresholds and criteria used to
determine significance for the respective environmental subject.

2.1
Project Summary

The project is a comprehensive update of the City’s current General Plan. The updated
General Plan provides goals, policies and implementation measures intended to guide
development within the Hollister Planning Area through the year 2023. The City of
Hollister’s current General Plan was adopted in 1995, In 2002 the City determined that a
comprehensive update of the General Plan was needed to address changed conditions since
adoption of the 1995 General Plan to maintain a plan current in policy, program
implementation, and budget direction.

The Draft General Plan establishes land use designations within the Hollister Planning Area,
and will provide the basis for subsequent revisions in the current zoning ordinance. The
preferred land use concept was developed from community input gathered from community
workshops and Steering Committee meetings. It recommends the concentration of medium
and high-density residential development along major boulevards without developing the
outskirts of the City. Gateway and neighborhood retail districts are designated art key points
in the City, forming linear corridors of activity.

The Draft General Plan addresses the seven required elements of State law (land use,
circulation, housing, conservation, open space, noise and safety). A more detailed project
description and background on the Draft General Plan (“The Project”) is contained in
Chapter 3, Project Description.

August 2005 Page 2 - 3
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2. Summq Ey

~ City of Hollister General Plan - Draft Program EIR

2.3
Evaluation of Project Alternatives

The EIR examines three alternatives to the project as presently proposed. The alternatives
have been developed to the extent that the level of impact relative to the proposed plan can
be described. The range of alternatives considered are labeled as follows: (1) No Project/No
Development; (2) No Project/No Action/1995 General Plan: and, (3) a Reduced
Development alternative. The alternatives are examined in more derail in section 6 of the
EIR. They are briefly described below.

*  Alternative 1 — No Project / No Development. This alternative would reflect the
existing conditions with no additional development within the City of Hollister
Planning Area and current conditions in the City of Hollister Planning Area would
remain. The environmental impacts are described by the existing conditions as reflected
by the Draft City of Hollister General Plan, dated March 2005. This alternative reflects
the least amount of development of the alternatives analyzed.

*  Alternative 2 — No Project / No Action / 1995 General Plan. Alternative 2 (No
Project/No Action/1995 General Plan) assumes that no General Plan is adopted for the
City, and future development would continue to be guided by the existing General
Plan, adopted in 1995, and zoning. This alternative reflects growth under existing
General Plan policies, assuming feasible infrastructure improvements and community
services. The existing land use concept designates large tracts of land for single family
and rural residential development with the expectation that only a portion of these areas
would develop during the planning period. There is more land area designated to
accommodate anticipated residential development through the year 2010 than demand
will justify.

*  Alternative 3 — Reduced Development. The Alrernarive 3 (Reduced Development) land
use concept shows the potential impact of lower-density development in Hollister with a
reduced planning area boundary. The general organization of land uses is the same as the
preferred land use concept, but the intensity of residential and commercial uses is reduced. The
concept supports a smaller build-out population and places less of a burden on infrastructure
(recreational systems, street networks, water and sewer treatment) than the preferred land use
concept, though the developable areas are similar.

On the basis of the discussion of the proposed project and the three alternatives, the EIR
finds that Alternative 1 (No Project / No Development) would be the environmentally superior
alternative because it would avoid most of the environmental impacts associated with
increased development. The Guidelines also state that, if the environmentally superior
alternative is the No Project Alternative, the EIR shall also identify an environmentally
superior alternative among the other alternatives. Based on a comparison of the of the
significant environmental impacts of all the development alternatives in this exhibit,
Alternative 3 (Reduced Development) and the Draft General Plan would result in a similar
number of significant unavoidable adverse impacts and less-than-significant impacts. The
proposed project (Draft General Plan) actually results in one fewer significant unavoidable
adverse impacts and therefore would be the environmentally superior alternative.
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DEVELOPMENT SERVICES DEPARTMENT

City of Hollister
Planning Division

PLANNING COMMISSION STAFF REPORT

MEETING DATE:
APPLICATION:

PROPOSAL:

LOCATION:

STAFF PLANNER:

October 27, 2005
2005-2023 General Plan Update - GPA 1-05

A public hearing for the Planning Commission to consider
recommending the certification of the Final Environmental Impact

- Report and the adoption of the Final 2005 City of Hollister General

Plan to the City Council.
Lands within the City of Hollister and the City’s Planning Area,

Susan Heiser, Planning Manager

BACKGROUND:

RECOMMENDATION:

The City of Hollister 2004-2023 General Plan has been developed
through a three-phase public process that began in 2003 with
community workshops and visioning sessions to develop preferred
alternatives and strategies for the build-out of the City to the year
2023. This information provided the basis for the preparation of
the Working Draft General Plan that was reviewed and refined in
public sessions with the General Plan Steering Committee and
Planning Commission and was completed in August 2004. City
staff worked with the consultant team and the Planning
Commission to further refine the document, which resulted in the
release of the Public Review Draft General Plan in March 2005.

Several community workshops and meetings were held on the
Public Review Draft in April and July of 2005. Many of the public
comments that were received at these meetings, as well as those
that have been provided in writing since release of the public
review draft, have been addressed in the Final Draft that is being
presented for Planning Commission consideration.

The Planning Commission is required to hold a separate hearing
for the Final EIR before considering the Final Draft General Plan.

EXHIBIT 2
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CEQA COMPLIANCE:

Therefore staff recommends that the Planning Commission take
the following actions:

A. Public Hearing for Final EIR
1) Open the public hearing for the FEIR.
2) Take public comment.
3) Close the public hearing.
4) Discuss potential ‘changes to the FEIR.

B. Public Hearing for the Final Draft General Plan
1) Open the public hearing for the Final Draft General Plan.
2) Take public comment.
3) Close the public hearing.
4) Discuss potential changes to the Final Draft General Plan.

C. Deliberation on FEIR and Final Draft General Plan .
1) Deliberate on the final changes to the FEIR and Final Draft
General Plan.
2) Adopt the Draft Resolution recommending that the City
Council:
e Certify the Final EIR and make a Statement of
Overridding Considerations pursuant to CEQA
Section 15093; and,
s Adopt the Final Draft General Plan with the
Planning Commission revisions.

An EIR Scoping Session was held for the Hollister General Plan
on April 9, 2004, to obtain public input regarding the potential
environmental issues and concerns they may have about the
proposed project. Additionally, a Notice of Preparation for this
project was circulated through the State Clearing House and to all
responsible agencies and interested persons in August and
September 2004. Comments received as part of this process
provided the basis for the preparation of the Draft Environmental
Impact Report for the Draft General Plan.

The DEIR was circulated for a 45-day public comment period from
August 8, 2005 to September 21, 2005. During this period, a
public hearing was held by the Planning Commission on August
25, 2005. All oral and written comments received on the DEIR, as
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well as staff’s responses to these comments, have been included in
the Final EIR that is being presented for Planning Commission
consideration.

The FEIR identifies potential significant impacts that may occur as
the result of implementation of the City’s Draft General Plan.
Section 2 of the FEIR provides a summary of all potential impacts.
Mitigation measures have been incorporated into the Final Draft
General Plan when feasible, however, there are 7 significant
unavoidable impacts that cannot be mitigated to a level that would
make them less than significant. These are summarized as follows:

1.

Growth and Concentration of Population.

Impacts: 4.1-3 Development consistent with the Draft General Plan
would induce substantial growth and concentration of the City’s
population.

Employment Growth Rate.

Impacts: 4.1-5 Development under the Draft General Plan would
result in an expected increase in employment of 8,970 jobs over the
2000 U.S. Census figures.

Increases in Traffic Volumes.

Impacts: 4.2-1  Increase in traffic volumes will result in
unacceptable levels of service at two intersections — San Benito
Street and Fourth Street; and Airline Highway (SR 25) and
Sunnyslope Road.

Roadway Capacity Deficiencies.

Impacts: 4.2-2 Roadway capacity deficiencies were identified in
several areas. These deficiencies are directly related to the future
land use designations shown on the updated General Plan Map. The
deficiencies can be grouped into several categories of roadway
capacity needs. These include a) regional commuting; b) Northwest
Hollister circulation needs; ¢) Southeast Hollister circulation needs;
and, d) additional roadway capacity serving the Industrial Park.

Seismic Ground Shaking.

Impacts: 4.9-1 Seismic hazards in the Hollister Planning Area will
expose people and structures to potential, substantial adverse effects,
including the potential risk of loss, injury, or death involving strong
seismic ground shaking. A similar potential for seismically-induced
damage affects most areas located near major faults within

]
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GENERAL PLAN
DISCUSSION:

California. The Draft General Plan (Health and Safety) contains
numerous policies and programs to reduce these potential impacts to
what is defined as an “acceptable level of risk” as determined by the
City, even if the impacts of the Draft General Plan should be
considered significant and unavoidable.

6. Seismic Related Ground Failure.
Impacts: 4.9-2 Seismic hazards in the Hollister Planning Area will
expose people and structures to potential, substantial adverse effects,
including the potential risk of loss, injury, or death from seismic-
related ground failures of liquefaction, lateral spreading, lurching,
differential settlement, and flow failures. The Draft General Plan
(Health and Safety) contains numerous policies and programs to
reduce these potential impacts to what is defined as an “acceptable
level of risk” as determined by the City, even if the impacts of the
Draft General Plan should be considered significant and unavoidable.

7. Farmland Conversion.
Impacts: 4.11-1 Development consistent with the Draft General
Plan would result in the irrevocable conversion of Prime Farmland to
urban development. While the Draft General Plan proposes a
significant reduced area of development of farmland as compared to
the 1995 General Plan, this would still be a significant unavoidable
impact.

CEQA Section 1593 requires that the decision-making agency
balance the economic, legal, social, technological, or other benefits
of a proposed project and advises that if these specific benefits of a
project outweigh the unavoidable adverse environmental effects,
the adverse impact may be considered “acceptable.” In these
cases, the agency must make a statement of overriding
considerations when approving the project.  Should the Planning
Commission choose to forward the Final Draft General Plan to the
City Council for adoption, they must recommend that the Council
adopt a Statement of Overridding Considerations for the project.

The Final General Plan contains changes required by the FEIR as
well as additional information to provide clarification and
strengthen the implementation measures included in the March
Public Review Draft. An overview of the changes incorporated
into the Final Draft General Plan will be provided by the
consultant at the public hearing on October 27th.
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In addition to the changes included in the Final Draft, staff is
recommending changes to the Housing Element and Appendix A
to address issues raised by State Housing and Community
Development (HCD). These changes will be provided as an errata
‘sheet for incorporation into the final document prior to the City
sending the Housing Element on to HCD for certification. Any
additional change to the Final Draft that the Planning Commission
would like to forward té the City Council could be added to the
errata sheets.

Staff is also recommending three (3) changes to the Land Use Map
that are detailed in the table and maps included as Exhibit A.

NOTICE

This is a legislative action with the Planning Commission having authority for review and
recommendation to the City Council. The Planning Commission recommendation will be
considered by the City Council at a subsequent hearing that requires legal notification. We
anticipate that the City Council will set date of their hearing on this project on November
7, 2005. In addition to the list of interested persons currently on file with the City
Development Services Department, any person who presents evidence at the Planning
Commission hearing, in writing or orally, will receive a notice of the City Council Hearing
on the Final General Plan.
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