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1.0. EXECUTIVE SUMMARY

The California Environmental Quality Act (CEQA) (Public Resources Code 21000-21177) requires
that local government agencies, before taking action on a project over which they have discretionary
approval authority, consider the environmental consequences of such projects. An Environmental
Impact Report (EIR) is a public document designed to provide to the public and to the local and State
governmental agency decision makers an analysis of potential environmental consequences to support
informed decision making.

This Draft EIR has been prepared by County of Monterey (County) to analyze the environmental
impacts associated with the proposed Corral de Tierra Neighborhood Village Retail Project; to
propose mitigation measures for identified potential significant environmental impacts that would
minimize, offset, or otherwise reduce or avoid those impacts; and to discuss alternatives to the
Project.

This Draft EIR has been prepared pursuant to the requirements of CEQA, the State CEQA Guidelines
(California Code of Regulations Title 14, Division 6, Chapter 3, Sections 15000-15387) and County
CEQA procedures. The County is the Lead Agency, and County staff has reviewed all submitted
drafts, technical studies, and reports for consistency with-County regulations and policies. The
County has commissioned the preparation of this Draft EIR to reflect its own independent judgment.
Data for this Draft EIR was obtained from on-site field observations; discussion with affected
agencies; review of adopted plans and policies; review of available studies, reports, and data; and
specialized environmental assessments prepared for the project (e.g., hydrology, biology and traffic).

1.1. SUMMARY OF PROJECT DESCRIPTION AND LOCATION

The Project would subdivide two existing lots of record encompassing approximately 11 acres into
seven (7) lots ranging from 0.72 acres to 2.67 acres. The proposed neighborhood retail village would
include 10 retail buildings, a one-story market building (grocery store) with a mezzanine as the
“anchor”, and a two-story office building totaling 126,523 square feet (sf), and a total of 508 surface
parking spaces. The retail component, consisting of the grocery store and retail spaces, would occupy
114,185 sf. The grocery store would occupy 40,000 sf, while office building would occupy 12,338 sf.
Establishments that may be developed as part of the retail component include a drug store, hardware
store, sporting goods store, bank, florist, mail store, post office branch, video, barber/beauty salon,
dry cleaner drop-off/pick-up facility, day care center, and various small restaurants.

1.2. ALTERNATIVES TO THE PROPOSED PROJECT

The following four alternatives to the proposed project were selected for consideration as a
reasonable range of alternatives, including the No Project Alternatives and Alternative Project
Location as required by CEQA:
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e No Project Alternative (Alternative 1)
e LEED Silver: Reduced Water Consumption/Full Recharge Alternative (Alternative 2)
e Reduced Density/Redesigned Project Alternative (Alternative 3)

o Alternative Project Location (Alternative 4)

The alternatives analysis is described in greater detail in Chapter 6.0, Alternatives Analysis; however,
a summary comparison of the alternatives is provided in Table 1.A.

1.3. AREAS OF CONTROVERSY

Pursuant to CEQA Guidelines Section 15123, this Draft EIR acknowledges the areas of controversy
and issues to be resolved that are known to the County or were raised during the scoping process.
Major issues and concerns about the proposed project that have been brought to the County’s
attention include: aesthetics and visual impacts, long-term water supply and removal of the B-8
Overlay Zone, traffic, and direct project impacts to the intersections of SR-68 and Laureles Grade and
SR-68 and Corral de Tierra Road.

This Draft EIR addresses each of these areas of concern or controversy in detail, examines project-
related and cumulative environmental impacts, identifies significant adverse environmental impacts,
and provides proposed mitigation measures designed to reduce or eliminate the potentially significant
impacts.

1.4. SIGNIFICANT UNAVOIDABLE ADVERSE IMPACTS

Section 15126.2(b) of the CEQA Guidelines requires that an EIR discuss significant impacts. When
such impacts cannot be reduced to a less than significant level, the EIR must describe their
implications and the reasons why the project is being proposed in spite of the impacts. The
implementation of the Project will result in alteration of the physical environment. Chapter 4:
Existing Environmental Setting, Environmental Analysis Impacts, and Mitigation Measures of this
DEIR provides a description of the potential environmental impacts for the Project as well as
measures to reduce the environmental impacts to the maximum extent feasible. After implementation
of the project and all related mitigation measures, it has been determined that the only significant
unavoidable impacts are related to:

¢ Long-term groundwater supply and removal of the B-8 Overlay Zone; (refer to Chapter 4.7
Hydrology); and

e Direct Project impacts to the intersections of SR-68 and Laureles Grade and SR-68 and Corral de
Tierra Road (refer to Chapter 4.12).
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Table 1.A: Summary Comparison of Alternatives
Reduced
Environmental No Project LEED Silver Density/Redesigned
Topic Project Alternative Alternative Project Alternative
Project Objectives | Meets all objectives Meets none of | Meets all Meets all objectives
’ the project objectives
objectives
Aesthetics Less than significant | Less impacts Same impacts | Less impacts than Project
impacts with proposed | than Project as Project
mitigation measures
Air Quality No Impacts No Impacts No Impacts No Impacts
Biological Less than significant Less impacts Same impacts | Same impacts as Project
Resources impacts with proposed | than Project as Project
mitigation measures
Cultural No Impacts No Impacts No Impacts No Impacts
Resources

Geology and Soils

Less than significant
impacts with proposed
mitigation measures

Less impacts
than Project

Same impacts
as Project

Same impacts as Project

Hydrology and Potentially significant | Less impacts Less impacts Less impacts than Project

Water Quality impacts than Project than Project

Hazards and No Impacts No Impacts No Impacts No Impacts

Hazardous

Materials

Land Use and Potentially significant | No impacts Same impacts | Less impacts than Project

Planning impacts as Project

Noise Less than significant | No impacts Same impacts | Less impacts than Project
with proposed as Project
mitigation measures.

Population and No impacts No impacts No impacts No impacts

Housing

Public Services No impacts No impacts No impacts No impacts

Traffic and Potentially significant | Less impacts Same impacts | Less impacts than Project
Transportation impacts than Project as Project
Utilities Less than significant | Less impacts Same impacts | Same impacts as Project
impacts with proposed | than Project as Project
mitigation measures
Global Climate Less than significant | Less impacts Less impacts Less impacts than Project
Change impacts with proposed | than Project than Project

mitigation measures
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DRAFT ENVIRONMENTAL IMPACT REPORT L S A
CORRAL DE TIERRA NEIGHBORHOOD RETAIL VILLAGE

COUNTY OF MONTEREY LSA ASSOCIATES, INC.
MAY 2010

1.5. SUMMARY OF IMPACTS AND MITIGATION MEASURES

Table 1.B identifies the environmental impacts associated with implementation of the Project,
proposed mitigation measures, and the level of significance after mitigation is incorporated into the
Project’. In accordance with CEQA, Table 1.B identifies the following types of potential impacts
associated with the proposed development:

e Class I Impacts—Significant environmental impacts that cannot be fully mitigated or avoided.
The decision maker must adopt a “Statement of Overriding Considerations” as required under
CEQA Guidelines Section 15093 if the Project is approved.

e Class II Impacts—Significant environmental impacts that can be feasibly mitigated or avoided.
The decision maker must issue “Findings” under CEQA Guidelines Section 15091(a) if the
Project is approved.

¢  Class ITI Impacts—Environmental impacts which are adverse but not significant for which the
decision maker does not have to adopt “Findings” under CEQA.

o Class IV Impacts — Project impacts which are considered to be positive or of benefit to the site
or the adjacent environment.

Environmental topics addressed in this EIR include: Aesthetic Resources, Air Quality, Biological
Resources, Cultural Resources, Geology and Soils, Hazard/Hazardous Materials, Hydrology and
Water Quality, Land Use and Planning, Noise, Population, Employment, and Housing, Public
Services, Traffic and Transportation, Utilities and Energy (includes Wastewater), Global Climate
Change, and Environmental Issue Areas Determined to be Less Than Significant.

' Please note that applicable standard conditions are included in Chapter 4.0 of this EIR.
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L S A DRAFT ENVIRONMENTAL IMPACT REPORT
CORRAL DE TIERRA NEIGHBORHOOD RETAIL VILLAGE

LSA ASSOCIATES, INC. COUNTY OF MONTEREY
MAY 2010

2.0 INTRODUCTION

The Draft Environmental Impact Report (EIR) has been prepared to evaluate the environmental
impacts associated with the proposed Corral de Tierra Neighborhood Retail Village Project (Project)
at the intersection of Corral de Tierra Road and State Route 68 (SR-68) in the Toro Area in the
County of Monterey (County). The Project would require the following discretionary approvals: 1)
rezoning to remove the B-8 overlay zoning district from the Site, 2) Standard Subdivision, 3) Use
Permit, 4) General Development Plan approval, and 5) design approval. The County is the “public
agency which has the principal responsibility for carrying out or approving the project” and as such is
the “Lead Agency” for the Project under the California Environmental Quality Act of 1970 (CEQA)
and the CEQA Guidelines Section 15367. CEQA requires the Lead Agency to consider the
information contained in the Draft EIR prior to taking any discretionary action. This Draft EIR is
intended to serve as an informational document to be considered by the County and Responsible
Agencies during deliberations on the Project.

The Proposed Site (Site) has been zoned for commercial development since the early 1970s and is the
only remaining area zoned for commercial development along SR-68. In 2002, the applicants
submitted a land use application to develop the Site as a neighborhood retail village. In 2004, the
County determined that an application for the Project was complete. As a result, this Draft EIR has
been prepared in accordance with CEQA, as amended (Public Resources Code Section 21000 et seq.),
and the CEQA Guidelines for Implementation of CEQA (California Code of Regulations, Title 14,
Section 15000 et seq.). This Draft EIR also complies with the procedures established by the County
for implementation of CEQA.

Questions regarding the preparation of this document and County review of the Project should be
referred to the following person:

Mr. Luis Osorio, Senior Planner

County of Monterey, Resource Management Agency-Planning Department
168 West Alisal Street, 2nd Floor

Salinas, CA 93901

Phone: (831) 755-5177

Fax: (831) 757-9516

Email: osoriol@co.monterey.ca.us

2.1 PURPOSE AND TYPE OF EIR/INTENDED USES OF THE EIR

As previously mentioned, the County is the Lead Agency for the Project under CEQA (CEQA
Guidelines Section 15367). CEQA requires the Lead Agency to consider the information contained in
the Draft EIR prior to taking any discretionary action. This Draft EIR provides information to the
Lead Agency, responsible agencies, and other public agencies, the general public, and decision-
makers regarding the potential environmental impacts from the construction and operation of the
Project. The purpose of the public review of the Draft EIR is to evaluate the adequacy of the

P:AMOC0901 CdT Neighborhood Retail Village\DRAFT EIR\Draft EIR. 5 21.10.doc «05/21/10» 29



DRAFT ENVIRONMENTAL IMPACT REPORT L S A
CORRAL DE TIERRA NEIGHBORHOOD RETAIL VILLAGE

COUNTY OF MONTEREY LSA ASSOCIATES, INC.
MAY 2010

environmental analysis in terms of compliance with CEQA. Section 15151 of the CEQA Guidelines
states the following regarding standards from which adequacy is judged:

“An EIR should be prepared with a sufficient degree of analysis to provide decision-
makers with information which enables them to make a decision which intelligently
takes account of environmental consequences. An evaluation of the environmental
effects of a proposed project need not be exhaustive, but the sufficiency of an EIR is
to be reviewed in light of what is reasonably feasible. Disagreement among experts
does not make an EIR inadequate, but the EIR should summarize the main points of
disagreement among the experts. The courts have looked not for perfection but for
adequacy, completeness, and a good faith effort at full disclosure.”

Under CEQA, “The purpose of an environmental impact report is to identify the significant effects on
the environment of a project, to identify alternatives to the Project, and to indicate the manner in
which those significant effects can be mitigated or avoided” (Public Resources Code Section
21002.1[a]). As previously discussed in Chapter 1.0, Executive Summary, an EIR is the most
comprehensive form of environmental documentation identified in CEQA and the CEQA Guidelines
and provides the information needed to assess the environmental consequences of a Project. EIRs are
intended to provide an objective, factually supported, full-disclosure analysis of the environmental
consequences associated with a Project that have the potential to result in significant, adverse
environmental impacts.

2.2 PUBLIC REVIEW PROCESS

In compliance with the CEQA Guidelines, the County has taken steps to maximize opportunities for
the public and other public agencies to participate in the environmental review process. During the
environmental determination process, an effort was made to contact various federal, State, regional,
and local governmental agencies and other interested parties to solicit comments and inform the
public of the Project. This included the distribution of the Notice of Preparation (NOP) on

September 21, 2007 to various agencies, organizations, and interested persons throughout the County
and surrounding area. The Project was described, the scope of the environmental review was
identified, and the agencies and the public were invited to review and comment on the NOP.
Agencies, organizations, and interested parties not contacted or who did not respond to the request for
comments about the project during the NOP phase currently have the opportunity to comment during
the minimum 45-day public review period for the Draft EIR.

The Draft EIR is being distributed to responsible and trustee agencies, other affected agencies,
surrounding cities, and interested parties, as well as all parties requesting a copy of the Draft EIR in
accordance with Public Resources Code 21092(b)(3).

All comments received from agencies and individuals on the Draft EIR would be accepted during the
public review period. All comments on the Draft EIR should be sent to the following County contact:

Mr. Luis Osorio, Senior Planner

County of Monterey, Resource Management Agency-Planning Department
168 West Alisal Street, 2nd Floor

Salinas, CA 93901
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Phone: (831) 755-5177
Fax: (831) 7579516
Email: osoriol@co.monterey.ca.us

Following the close of the review period, the County would prepare responses to all comments and
would compile these comments and responses into a Final EIR. The County of Monterey Board of
Supervisors would make findings regarding the extent and nature of the impact as presented in the
Final EIR. The Final EIR will need to be certified as complete by the County prior to making a
decision to approve or deny the project. Public input is encouraged at all public hearings before the
County.

2.3 SCOPE OF THIS EIR

As required by CEQA Guidelines, Section 15126.2, this Draft EIR must consider and discuss the
significant environmental effects of the Project including: 1) direct and indirect and short- and long-
term significant effects on the environment; 2) significant environmental effects which cannot be
avoided if the Project is implemented; 3) significant irreversible environmental changes which would
be caused by the Project should it be implemented; and 4) growth inducing and cumulative impacts of
the Project.

24 FORMAT OF THIS EIR

Pursuant to CEQA Guidelines, Section 15120, this Draft EIR contains the information and analysis
required by Sections 15122—15131. Each of the required elements is covered in one of the Draft EIR
chapters described below.

Chapter 1.0: Executive Summary

Chapter 1.0 contains the Executive Summary of the Draft EIR document and lists all significant
project impacts, mitigation measures that have been recommended to reduce any significant impacts
of the Project, and the level of significance of each impact following mitigation. The summary is
presented in a matrix (tabular) format as Table 1.B.

Chapter 2.0: Introduction

Chapter 2.0 contains a discussion of the purpose and intended use of the Draft EIR, a background on
project initiation and the public review process, and a description of the EIR format.

Chapter 3.0: Project Description

Chapter 3.0 includes a discussion of the project’s location, geographical setting, the current land use
and zoning, and the project’s goals, objectives, characteristics, components, and phasing.

Chapter 4.0: Existing Environmental Setting, Environmental Analysis, Impacts, and
Mitigation Measures

Section 15123 of the CEQA Guidelines requires that the EIR Summary identify areas of controversy,
including issues raised by other agencies and the public. Areas of controversy identified during the
development of the EIR include the following:
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o Long Term Water Supply
e Proposal to remove the B-8 Overlay Zone
o Traffic Congestion and Circulation

This Draft EIR addresses each of these issues and concerns in detail. This Draft EIR examines long-
term impacts, construction-related impacts, and cumulative environmental impacts. It also identifies
significant adverse environmental impacts and proposes mitigation measures designed to reduce or
eliminate potentially significant impacts. Chapter 4.0 provides conclusions for each environmental
issue area regarding the level of significance after implementation of mitigation measures.

Chapter 5.0: Long-Term Implications of the Project

Chapter 5.0 includes CEQA-mandated discussions of the following topics as required by Section
15126 of the CEQA Guidelines: (1) significant environmental effects that cannot be avoided;

(2) significant irreversible environmental changes that would result from implementation of the
Project; and (3) growth-inducing impacts of the Project.

Chapter 6.0: Alternatives Analysis

In accordance with CEQA, the alternatives discussion in Chapter 6.0 describes a reasonable range of
alternatives that could feasibly attain most of the objectives of the project and are capable of
eliminating any significant adverse environmental effects or reducing them to a level of
insignificance. The four alternatives analyzed in Chapter 6.0 include: (1) No Project; (2) LEED
Silver: Reduced Water Consumption/Full Recharge Alternative; (3) Reduced Density/Redesigned
Alternative; and (4) Alternative Project Location.

Chapter 7.0: Mitigation Monitoring and Reporting Plan

This section contains a listing of all mitigation measures contained in the EIR, the requirements of the
mitigation measures, the applicant’s responsibility and timing for implementation of these measures,
the party responsible for verification, the method of verification, and verification timing.

Chapter 8.0: Organizations and Persons Contacted

This section contains a list of all the organizations and persons contacted during the preparation of
this Draft EIR.

Chapter 9.0: References

This chapter contains a bibliographic list of references used in the preparation of this EIR and
technical studies.

Chapter 10.0: List of Preparers

This chapter contains a list of all the individuals, by agency and company, involved in the preparation
and production of this Draft EIR.
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2.5 AGENCY USE OF THE DOCUMENT

The County, as the CEQA Lead Agency, is responsible for administering the preparation of the EIR
and will be responsible for certifying the Final EIR. Lead agency decision makers (i.e., the Board of
Supervisors) will use the Final EIR as an informational document to assist in the decision-making
process, ultimately resulting in the approval, denial or assignment of conditions to the project.

2.6 COUNTY CONTACT AND PROJECT SPONSORS

Key contact persons are as follows:

Lead Agency: County of Monterey
Resource Management Agency - Planning Department
168 West Alisal Street, 2nd Floor
Salinas, CA 93901
Contact: Mr. Luis Osorio.

Project Applicant: Omni Resources, Ltd
5 Corral de Tierra Road
Corral de Tierra, CA 93908
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3.0 PROJECT DESCRIPTION

3.1 PROJECT SITE LOCATION AND SETTING

The proposed project, herein referred to as the Project is located in an unincorporated part of
Monterey County (County) known as the Toro Area. The Toro Area is approximately 74 square miles
(sq. mi.) and is located in the north-central portion of the County, southwest of the City of Salinas and
east of the Monterey Peninsula (refer to Figure 3.1). Regional access to the Toro Area is provided by
SR-68, a two-lane highway that follows the Toro Area’s northwest boundary and US Highway 101
(US 101), which runs generally east of the Toro Area boundary. SR-68 is one of two access routes to
the Monterey Peninsula, the other being Route 1 from the north and south. The terrain of the Toro
Area varies greatly and includes ridgelines, steep ravines, rolling hills, valleys, and floodplains.
Elevations range from 40 feet (ft) to 3,600 ft above mean sea level.

The proposed project site, herein referred to as the Site, is located at the three-legged intersection of
Corral de Tierra Road and SR-68’, a County-designated Scenic Route and a State-designated Scenic
Highway respectively. The Site is approximately 10 miles east of the City of Monterey and seven
miles southwest of the City of Salinas (refer to Figure 3.2). The Site consists of two lots (APN 161-
581-001 and 161-571-003) totaling approximately 11 acres of land, and is owned by Omni Resources,
LTD. The topography of the Site is relatively flat with slopes ranging from 0 to 3%, and is
characterized by ruderal (disturbed) California annual grassland series that is interspersed with mature
Coast live oak, and other native and non-native tree species. There are currently 45 mature trees
including oak, olive, pine, cedar, eucalyptus, sycamore and walnut on the Site. Of the 45 trees located
on the Site, 21 oak, olive, and cedar trees are proposed to be retained and protected. In addition, one
large sycamore and one large eucalyptus would also be retained and protected.

The Site is surrounded by small-scale commercial uses to the west and north, and residential uses to
the east, west, and south. To the west, across Corral de Tierra Road, there is a small commercial
development consisting of a gas station, convenience market, and vacant buildings. Adjacent to the
Site, to the north and at the southeast intersection of Corral de Tierra Road and SR-68, is a real estate
office. The real estate office is on a site that was previously used as a service station but the station is
no longer in operation and the underground tanks have been removed. Additionally, there are
public/quasi-public land uses across SR-68 to the north, which include portions of the former Fort
Ord, now owned by the Bureau of Land Management, as well as the Cypress Community Church.
Adjacent to the Site to the east is the Villas residential condominium community; and to the south is a
single-family residential area. The Site is zoned for commercial development according to both the
Monterey County General Plan and the Toro Area Plan. Currently, the Site is the only remaining site
zoned for commercial development along SR-68 in the Toro Area.

' Arecent project to realign the driveway to the Cypress Community Church property north of SR-68/Corral

de Tierra Road intersection has been approved which will turn what is currently a three-legged intersection
into a four-legged intersection.
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3.2 PROJECT OBJECTIVES

The objectives of the Project are to:

o Establish a retail neighborhood shopping village and office uses to meet demands currently not
being fulfilled in this portion of the County.

e Provide a sufficient scope of goods and services to reduce the need for residents of the Toro Area
to travel on SR-68 to Salinas or Monterey for their daily needs.

o Develop the only remaining commercially zoned parcel of land in the Toro Area of the Monterey
County General Plan.

e Create a sense of place and identity where the greater Corral de Tierra Community can gather for
shopping, services, dining and social interaction.

e Create a commercial design of high quality consistent with the configuration of the Site and
compatible with the rural character of the Toro Area.

e Place a retail center centrally located between the developed areas of Serra Village and the top of
Laureles Grade Road.

o Utilize existing utility capacity available to the Site, including public utility water and sewage
treatment.

e Develop a center of adequate size and quality to be financially feasible and capable of attracting
on a sustained basis high-quality tenants consistent with the needs and desires of Toro Area
residents.

o Provide a variety of retail and office uses consistent with the commercial designation of the Site
as identified in the Toro Area Plan.

3.3 PROJECT CHARACTERISTICS

The Site is designated as Commercial by both the Monterey County General Plan - Land Use Element
and the Toro Area Plan. The Site is zoned LC-D-B-8 (Light Commercial with the Design Review and
Building Site Overlay Districts) pursuant to Title 21 of the Monterey County Code (Zoning for Inland
Areas). The B-8 overlay zoning district restricts additional development within a substantial area of
the Toro Area Plan, including the Site, because of constraints in water availability'. The Project
includes the rezoning of the Site to remove the B-8 zoning overlay to allow the proposed
development.

To create the proposed Corral de Tierra Neighborhood Retail Village, the Project includes the
subdivision of two existing lots of record encompassing approximately 11 acres into seven lots
ranging from 0.72 acre to 2.67 acres (refer to Table 3.A and Figure 3.3). The proposed retail village
would include 10 retail buildings, a one-story Market building (grocery store) with a mezzanine as the
anchor and a two-story office building, totaling 126,523 sf and a total of 508 surface parking spaces
(refer to Table 3.B). Figure 3.4 shows the proposed Conceptual Site Plan.

! Refer to Chapter 4.8.2 for background and a description of the B-8 Overlay District regulations, and

Chapter 4.8.4 for discussion of the Project’s consistency with those regulations.
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Table 3.A: Existing and Proposed Lots and Uses

Existing Lots (LC-D-B-Zone) Proposed Lots Proposed Uses (LC-D Zone)
Lot1 5.3ac. Lot1 ~247ac. Retail and Parking
Lot2 ~1.37ac.
Lot3 ~1.68 ac.
Lot2 5.6ac. Lot4 ~2.67ac. Grocery, Retail and Parking
LotS ~0.97ac.
Lot6 ~0.72 ac.
Lot7 ~1.11 ac. Office and Parking

Note: Uses shown are proposed. Other uses may be undertaken depending on market conditions and as may be allowed in
the Light Commercial Zoning District.

Table 3.B: Proposed Building Uses, Square Footage, and Heights

Building Number Building Stories
and Use Building Square Footage (Building Height )

12,000 sf (10,000 sf first story + 2,000 sf

Retail Building No. 1 mezzanine) 2 stories (31 ft)

Retail Building No. 2 4,000 sf 1 story (31 &)

Retail Building No. 3 6,200 sf 1 story (31 ft)

Retail Building No. 4 6,875 sf 1 story (23 ft)

Retail Building No. 5 4,200 sf 1 story (23 ft)
15,000 sf (9,000 sf first story + 6,000 sf second

Retail Building No. 6 story) 2 stories (31 ft)

Retail Building No. 7 7,700 sf 1 story (31 ft)

Retail Building No. 8 3,000 sf 1 story (31 ft)
40,073 sf (30,434 sf first story + 9,639 sf

Grocery Store (Market) mezzanine) 2 stories (45 ft)

Retail Building No. 9 8,037 sf 1 story (45 ft)

Retail Building No. 10 7,100 sf 1 story (45 ft)
12,338 sf (6,414 sf first story + 5,924 sf second

Office Building story) 2 stories (37 ft)

The retail component and the grocery store would occupy 114,185 sf, while the office building would
occupy 12,338 sf. Most of the retail buildings would be located on the area of the existing northern
parcel in a “village™ setting; the grocery store would occupy approximately 40,000 sf and would be
located on the southern parcel with two of the retail buildings attached to it; the office building would
occupy 12,338 sf and would be located in the southernmost portion of the Site. The parking areas are
proposed mostly in the areas fronting on both Corral de Tierra Road and SR-68 and along a truck
circulation/delivery area and fire truck access lane on the eastern boundary of the Site. Tenant mix
and area designations have been blended in response to market research and demographics.
Establishments that may be developed as part of the retail component include, but would not be
limited to, a drug store, hardware store, sporting goods store, bank, florist, mail store, post office
branch, video, barber/beauty salon, dry cleaner drop-off/pick-up facility, day care center, and various
small restaurants. Figures 3.5a, 3.5b, and 3.5¢ show the Floor Plans and Elevations.
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The Project’s design vision and concept is to create a shopping village and not a shopping center or
strip mall. The scale and organization of the buildings focus on a pedestrian core and the creation of a
variety of different public spaces. The architectural style is proposed to preserve the Site’s natural
setting and to be compatible with the rural character of the area. Building design includes some of the
features and characteristics of the ranch and farm structures of the surrounding rural areas. Buildings
would be designed as a mix of concrete masonry, cement plaster with mission texture, and horizontal
wood siding. The roofs would be made primarily of seam factory finish metal and some of the
buildings would include wood trim, rafters and wood trusses. Some of the store designs would also
include fabric awnings. Building heights would range from approximately 23 ft to 45 ft, with
architectural features, (i.e. towers), encompassing the highest parts of the buildings. The overall
imagery would create a village complex of individual buildings with a variety of massing, material
and color combinations. Figures 3.6a, 3.6b, 3.6c, 3.6d and 3.6e show renderings of the views of the
proposed buildings from SR-68 and the proposed parking areas.

The Project includes the removal of two oak trees protected under the Zoning Ordinance, including a
landmark oak tree, as well as removal of 22 trees not protected. Trees not proposed for removal
would be integrated into the Site’s landscaping with plant types and texture to enhance the public
spaces. The replacement trees would consist of Coast Live Oak or Valley Oak, minimum five gallon
size, measuring 8§ inches (in.) at 2 ft above finish grade.

A total of five driveways are proposed for vehicular access to the Site. Three driveways, including the
main access, are proposed along Corral de Tierra Road, and two driveways are proposed along SR-
68. Two of the driveways are proposed next to the service station site, one on each road. A truck
circulation/delivery area and fire truck access lane is proposed along the eastern boundary of the Site.
On site vehicular circulation is designed to allow for distinct vehicular and pedestrian zones. A
sidewalk is proposed along Corral de Tierra Road connecting the Site’s southernmost end to the
service station site on the north end. The entryways to the Site would be bracketed by various species
of trees. The proposed parking area would include a line of trees along the northeast edge of the Site
and along the northern boundary with what is now a lot with a closed service station. Linear
landscaping areas, including intermittent trees, are proposed along the Site’s frontage on Corral de
Tierra Road and SR-68. Trees would also be planted in and amongst some of the interior parking
areas. The proposed landscaping plan would create small plazas between the proposed retail buildings
that would be anchored by a large tree, such as cherry, pear or sycamore and would be surrounded by
concrete bands and a variety of smaller plants around the base. These plazas would also generally
include a fountain or bench. Figure 3.7 shows the Conceptual Landscaping Plan.

Water and sewer lines as well as three fire hydrants are available at the Site. The applicant has
received can-and-will-serve letters for provision of water and sewer collection services. The Project
includes low-flow water fixtures, drought-tolerant landscaping, the installation of sewer transmission
lines, storm drainage facilities (refer to Figure 3.4), and the installation of 6 inch sanitary sewer lines
to carry sewage from the Site to the existing 12inch sewer line located on Corral de Tierra Road along
the frontage of the property. Sewage generated by the Project would be treated at the sewer treatment
facility located on Reservation Road near Davis Road operated by California Utilities Service. The
Project would require approximately 12,700 cubic yards of grading, including approximately 6,800
cubic yards of cut and 5,900 cubic yards of fill with 900 cubic yards to be exported off site. Grading
is required for the overall preparation of the Site, including the construction of an underground storm
water retention/detention facility (described below) and grading of a small portion of the base of the
hillside to allow development of the access road along the eastern boundary of the property.
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Storm water runoff from the Project would flow through a system of storm drains and catch basins to
a proposed underground retention/detention system in the northeast corner of the Site adjacent to SR-
68 (refer to Figure 3.8). The system would include a subterranean facility comprised of modular
“stormtech chambers” 6 or 8 ft below finished grade and set back 30-50 ft from the buildings. Excess
overflow would be directed via a new 24 inch storm drain to an existing box culvert under SR-68
which carries storm water runoff to el Toro Creek. The Project would be supplied by the California
American Water Company through the use of the Ambler Park water supply wells, which are within
the Corral de Tierra subarea, approximately 500 ft southeast of the Site. All overhead utilities would
remain, while any new utilities would be placed underground per County policy requirements.

Lighting plans (refer to Figure 3.9) include poles and “cutoff” fixtures throughout the Project which
would eliminate night sky glow; poles and fixtures would blend with the design theme. Parking
lighting would be the minimum for the size of the parking area.

34 DISCRETIONARY ACTIONS
The discretionary actions requested to be taken by the County as part of the Project include:

+ Rezoning of the subject property to remove the B-8 overlay zoning district from the property’s
overall LC-D-B-8 zoning designation;

» Standard subdivision tentative map for the division of two existing lots of record of 5.3 and 5.6 ac
into seven lots of approximately 2.4, 1.3, 1.6, 0.9, and 0.7 ac respectively;

o Use permit for the development of a new approximately 126,500 square foot community;
shopping center, including approximately 114,185 sq ft of retail space and 12,388 sq ft of non-
retail space, 508 parking spaces and landscaping areas;

» General Development Plan approval;

o Design approval.
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4.0 EXISTING ENVIRONMENTAL SETTING, ENVIRONMENTAL
ANALYSIS, IMPACTS, AND MITIGATION MEASURES

The following chapter contains impact analysis sections for the environmental topics determined to be
potentially impacted by the Project. Chapter 4.0 also provides a description of the affected
environment and an analysis for each of the environmental resource areas evaluated. For each
environmental impact analyzed, the EIR includes a detailed explanation of the existing conditions,
thresholds of significance that would be applied to determine whether the project’s impacts are
significant or less than significant, analysis of the environmental impacts, and a determination of
whether the project has a significant impact. A “significant impact” or “significant effect” means “a
substantial, or potentially substantial, adverse change in any of the physical conditions within the area
affected by the project (14 California Code of Regulations [CCR] 15382).” In addition, Chapter 4.0
includes within each environmental impact analyzed a discussion of the cumulative effects of the
project when considered in combination with other projects causing related impacts as required by
Section 15130 of the California Environmental Quality Act (CEQA) Guidelines. Refer to Table 4.A
and Figure 4.1 for the list and location of development projects that were considered in the
assessment of cumulative impacts.
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Table 4.A: Cumulative Projects List

Development Status Land Use Size
New Office Development at Ryan Approved Office Chomp Medical Offices
Ranch Business Park, City of (Remainder) 138,380 sf
Monterey 6 & 8 Lower Ragsdale
Dr. (Office) 69,985 sf
Total: 202,365 sf
St. John the Baptist Greek Orthodox | Approved Church 8,300 sf
Church, City of Monterey
Calvary Chapel Expansion, City of | Approved Church 25,932 sf
Monterey
East Garrison Specific Plan —Fort Approved Residential 1,470 Units
Ord Commercial 75,000 sf
Institutional 11,000 sf
Artist Studios 100,000 sf
Parks & Open Space [ 50,000 sf
Monterra Ranch Subdivision Approved Residential 151 Units
Pasadera Subdivision Approved Residential 43 Units
Oaks Subdivision Approved Residential 11 Units
Laguna Seca Office Park — Jessen Approved Office 16,388 sf
Office Building
Tanimura Family Residential Approved Residential 73 Units
Development - Town of Spreckels
Wang Subdivision Pending Rural Residential 29 Units
Laguna Seca Office Park - Laguna Pending Residential 104 Condominium
Seca Villas Units
Monterey Horse Park — Fort Ord Pending Recreation 16 Units
September Ranch Subdivision — Pending Residential 110 Units
Carmel Valley
Rancho Canada Subdivision — Pending Residential 281 Units
Carmel Valley
Harper Canyon (Encina Hills) Pending Residential 17 Units
Subdivision

74
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4.1 AESTHETIC RESOURCES

This section assesses the effects that development of the Corral de Tierra Neighborhood Retail
Village could have on public views of the Site. The analysis considers the visual quality of the Site,
the visual quality of the viewshed, and public views of the Site. Public views are defined as views
from public locations such as roadways, parks, and public buildings.

4.1.1 Existing Environmental Setting

Regional Setting. The Project is located in the north central area of the County of Monterey known
as the Toro Area. The Toro Area lies directly south of the City of Salinas and east of the Monterey
Peninsula. Fort Ord property abuts the Toro Area on the northwest, a minor ridgeline defines the
south boundary, and the Salinas River forms the northeast boundary. The Toro Area is approximately
74 square miles (sq mi), most of which is dominated by the mountains and rolling hills of the Sierra
de Salinas Mountain Range. The terrain of the Toro Area varies greatly; it is composed primarily of
rolling grassy hills and valleys. Topography in the area includes steep ravines with slopes exceeding
75 percent, extensive hillsides with slopes exceeding 30 percent, canyon floors and ridgelines with
moderate slopes, and the flat floodplains along the Salinas River. Elevations in the Toro Area range
from 40 feet (ft) to 3,600 ft above mean sea level (amsl).

The Monterey County General Plan considers the Toro Area to be a scenic viewshed. State Route
(SR-68) was designated a State Scenic Highway in 1968 and consists of a 13.6 mile corridor from
SR-1 in Monterey to the Salinas River.

Project Setting. The Site is located at the southeast corner of the three-way intersection of SR-68 and
Corral de Tierra Road; a potential fourth leg to this intersection has been built on the north side of the
intersection at the Cypress Community Church site to improve overall vehicular circulation in the
area, which would eventually be connected to make it a four-way intersection. In addition to SR-68
being a State designated Scenic Highway, Corral de Tierra Road is a County designated Scenic Route
(County of Monterey 1983). The area surrounding the Site is typically oak savannah with grassland
consisting of both native and nonnative grasses. SR-68 passes through the low-point of the valley that
extends from the City of Monterey to the Salinas Valley and the City of Salinas. Figure 4.1.1
illustrates the Regional Visual Setting. At the southeast corner of the intersection there is a 0.68 acre
parcel that is not a part of the Site (refer to Figure 4.1.2, Local Visual Setting).

The regional landscape establishes the general visual environment of the Site, but the specific visual
environment upon which this assessment would focus is determined by defining landscape units and
the project viewshed.
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Surrounding Land Uses. Both sides of SR-68 have limited development with some commercial,
residential and commercial recreational uses, such as golf, visible from the highway. The Villas
residential golf development is located on the south side of SR-68 just east of the Site. The Villas has
63 residential units and a 10-hole golf course. Northeast of the Site at the southeast quadrant of SR-68
an older limited commercial development (Toro Café) exists on the south side of SR-68. There is also
limited commercial development consisting of three buildings immediately west of Corral de Tierra
Road at the intersection with SR-68. On the north side of SR-68 across from the Site are less than 10
single-family residences as well as the Cypress Church. The church property consists of two parcels
on a total of 21.7 acres. Further north of these uses are Ford Ord Military Reservation lands.

4.1.2 Regulatory Setting

Sensitivity regarding aesthetic issues is reflected in County land use plans and guidelines as well as
Caltrans Standard Environmental Reference (Chapter 27) for State Scenic Highways. The following
regulatory setting includes relevant policies identified in the Monterey County General Plan and the
Toro Area Plan. The consistency of the Project with relevant plan policies pertaining to aesthetic
resources can be found in Table 4.8.1, and is discussed in Chapter 4.8.5.

Monterey County General Plan. The Monterey County General Plan (1982) lists policies and
objectives with the goal of maintaining and enhancing a system of scenic roads and highways through
areas of scenic beauty.

Objective 40.2: Employ a cooperative planning effort among all public and private interests to
implement appropriate land use techniques and controls for maintaining the scenic beauty and
atmosphere of the scenic corridor.

Policy 40.2.1: Additional sensitive treatment provisions shall be employed within the scenic
corridor, including placement of utilities underground, where feasible; architectural and
landscape controls; outdoor advertising restrictions; encouragement of area native plants,
especially on public lands and dedicated open spaces; and cooperative landscape programs
with adjoining public and private open space lands.

Policy 40.2.2: Land use controls shall be applied or retained to protect the scenic corridor
and to encourage sensitive selection of sites and open space preservation. Where land is
designated for development at a density which, should maximum permissible development
occur, would diminish scenic quality, the landowner shall be encouraged to voluntarily
dedicate a scenic easement to protect the scenic corridor.

Toro Area Plan. The philosophy of the Toro Area Plan (County of Monterey General Plan,
amendment 1983) includes, among other things, preservation of the important visual elements that
give the Toro Area its identity. The Toro Area Plan identifies native trees, ridgelines, frontal slopes,
and scenic road corridors as especially critical.

Policy 7.2.1 (T): Landowners and developers shall be encouraged to preserve the integrity of
existing terrain and natural vegetation in visually sensitive areas such as hillsides and ridges.
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Policy 7.2.2 (T): Native and native compatible species, especially drought resistant species,
shall be utilized to the extent possible in fulfilling landscaping requirements imposed as
conditions of discretionary permits.

Policy 26.1.6.1 (T): Within areas of visual sensitivity as indicated on the Toro Visual
Sensitivity Map, no development shall be permitted without a finding by the Board of
Supervisors or its designee that such development will not adversely affect the natural scenic
beauty of the area. Additionally, areas of visual sensitivity shall be reviewed critically for
landscaping and building design and sighting which will enhance the scenic value of the
area.

Policy 26.1.20.1 (T): Lighting of outdoor areas shall be minimized and carefully controlled
to preserve the quality of darkness. Street lighting shall be as unobtrusive as practicable and
shall be consistent in intensity throughout the Toro Area.

Policy 40.2.4 (T): The County shall require a 100-foot building setback on all parcels
adjacent to County and State scenic routes. The 100-foot setback will also apply to areas
designated on the Toro Visual Sensitivity Map (Toro Area Plan, Figure 9) as critical
viewshed. This setback is established without causing existing structures to become
nonconforming and without rendering existing lots of record unbuildable. Critical viewshed
areas shall also have open space zoning applied to the 100-foot setback area (added 7/31/84)
(amended 5/22/90).

Policy 40.2.5 (T): The County shall require newly created parcels to have building sites
outside of the critical viewshed (added 7/31/84).

Figure 9 of the Toro Area Plan, Visual Sensitivity and Scenic Highways, referred to in Toro Area
Plan Policy 40.2.4, is provided in Figure 4.1.3, and the Critical Viewshed and Area of Visual
Sensitivity on the subject property, are provided in Figure 4.1.4.

Monterey County Zoning Ordinance. The County has provided regulations for the protection and
preservation of oak and other specific types of trees as required in the Monterey County General
Plan, area plans and master plans. The Monterey County Zoning Ordinance, Title 21 of the County
Code, provides site development standards and other development regulations for zoning categories.
The following subsections of the ordinance are applicable to the Project pertaining to aesthetic or
visual resource changes.

For development in the “Light Commercial” (LC) Zoning District, the following site development
standards, in part, pertain to building height and exterior lighting:

Section 21.18.070: Site Development Standards.

A. Structure Height and Setback Regulations.

1. The maximum structure height is 35 feet unless superseded by a structure height limit
noted on the zoning map (e.g., “LC/(24°)” would limit structure height to 24 feet.
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2. Setbacks for developments in the LC district are established by the approval of the General
Development Plan where such a plan is required.

E. Lighting Plan Requirements

All exterior lighting shall be unobtrusive, harmonious with the local area and constructed
or located so that only the area intended is illuminated and off-site glare is fully
controlled. The location, type and wattage of the exterior lighting must be approved by the
Director of Planning and Building Inspection (Resource Management Agency-Planning
Department) prior to the issuance of building permits or the establishment of the use.

Section 21.64.260: C. Regulations. Except as provided in Subsection 21.64.260F of this section, the
Jfollowing regulations apply:

1. No oak or madrone tree six inches in diameter two feet above ground level shall be
removed in the North County Area or Toro Area Plan areas without approval of the permit(s)
required in Subsection 21.64.260D.

5. No landmark oak tree shall be removed in any area except as may be approved by the
Director of Planning and Building Inspection (Resource Management Agency-Planning
Department) pursuant to Subsection 21.64.260D. Landmark trees are those trees which are
24 inches or more in diameter when measured two feet above the ground, or trees which are
visually significant, historically significant or exemplary of their species.

Subsection 21.64.260D of the Zoning Ordinance specifies the procedures required by an applicant as
part of the permit application for either removal of three or less protected trees per lot (per year), or
more than three protected trees per lot per year. The ordinance specifies that replacement ratios for
oaks shall be relocated or replaced on a one to one (1:1) ratio per tree removed.

Chapter 21.62 —Height and Setback Exceptions - Section 21.62.030 HEIGHT

Section 21.62.030 B: “Towers, poles, water tanks, and similar structures may be erected to a greater
height than the limit established for the district in which they are to be located, subject to securing a
Use Permit (ZA) in each case. Local distribution poles for utilities shall be allowed in all districts and
to greater heights than allowed for the districts without a Use Permit.”

State Scenic Highway Program. As discussed in Section 4.1.1, the Site lies adjacent to SR-68, a
State-designated Scenic Highway. Caltrans’ Standard Environmental Reference (SER) provides
guidance for analysis of a project’s potential visual effects on a designated Scenic Highway corridor
(refer to SER, Chapter 27, www.dot.ca.gov\SER\). The Project must be evaluated to determine
whether it has the potential to affect the scenic highway. The State’s visual impact evaluation process
is consistent with that of the Federal Highway Administration (FHWA). The FHWA guidance for
visual impact assessment is described below in Section 4.1.3.

P:AMOC0901 CdT Neighborhood Retail Village\DRAFT EIR\Draft EIR_5 21.10.doc «05/21/10» 87



DRAFT ENVIRONMENTAL IMPACT REPORT L S A
CORRAL DE TIERRA NEIGHBORHOOD RETAIL VILLAGE

COUNTY OF MONTEREY LSA ASSOCIATES, INC.
MAY 2010

4.1.3. Methodology

Project impacts to visual resources were determined by first defining the existing visual resources of
the Site and the surrounding landscape, and then assessing the potential for adverse visual impacts by
applying CEQA Guidelines for thresholds of significance and the policies and objectives found in the
Monterey County General Plan, the Toro Area Plan and Caltrans Standard Environmental Reference
guidelines, Chapter 27. The Planning Center prepared a visual analysis, incorporated herein, that
followed the guidelines outlined in the Visual Impact Assessment for Highway Projects, published by
the FHWA, March 1981. In accordance with those guidelines, the six steps required to assess visual
impacts were performed and are as follows:

Define the project setting and viewshed.
Identify view sheds for view simulations.
Analyze existing visual resources and viewer response.

Depict the visual appearance of project alternatives.

Assess the visual impacts of project alternatives.

AN

Propose methods to mitigate adverse visual impacts.

Areas of visual sensitivity and critical viewshed areas in the Toro area are designated in Figure 9 of
the Toro Area Plan (refer to Figure 4.1.3). As discussed further in Section 4.1.5 (Threshold 4.1.1), a
significant portion of the Site is designated as critical viewshed and a small portion is designated as
an area of visual sensitivity off of Corral de Tierra Road (refer to Figure 4.1.4). This analysis
considers the Project’s visual and aesthetic changes to the visually sensitive area consistent with
County practice and policy.

4.1.4. Impact Significance Criteria

Significance criteria for evaluating project impacts on aesthetic resources are based on Appendix G of
the CEQA Guidelines. Implementation of the Project would have a significant impact on aesthetic
resources if the Project would:

Threshold 4.1.1 Have a substantial adverse effect on a scenic vista;

Threshold 4.1.2  Substantially damage scenic resources, including, but not limited to, trees,
rock outcroppings, and historic buildings within a state scenic highway;

Threshold 4.1.3  Substantially degrade the existing visual character or quality of the site and
its surroundings; or

Threshold 4.1.4  Create a new source of substantial light or glare which would adversely
affect day or nighttime views in the area.
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4.1.5. Project Impacts
Visual Impact Assessment

The following assessment of potential visual impacts was prepared in accordance with Caltrans and
FHWA standard guidance. SR-68 is a Caltrans facility and designated State Scenic Highway as
discussed previously.

Landscape Unit. A landscape unit is a portion of the regional landscape and can be thought of as an
outdoor room that exhibits a distinct visual character. A landscape unit will often correspond to a
place or district that is commonly known among local viewers. Where Corral de Tierra Road
descends from the south approaching SR-68 and up to the SR-68 edge is the landscape unit
considered for the analysis. It is a relatively flat area with several significant oak trees, open grassland
and a white rail fence at the western edge of the road adjacent to Corral de Tierra. This “room” is
framed on the east by taller trees at the foot of a significant slope behind the Project and on the west
by a fairly abrupt slope at the western edge of Corral de Tierra Road and three commercial buildings
at the intersection with SR-68.

This landscape unit has two areas of development that are not a part of the Project. The
aforementioned adjacent corner lot has a closed gas station and a currently functioning real-estate
office and across Corral de Tierra Road to the west are the previously mentioned existing commercial
buildings at the southwest corner of Corral de Tierra Road and SR-68. Figure 4.1.5 illustrates the
view of the Landscape Unit from Corral de Tierra Road looking northeast.

Project Viewshed. A viewshed is a subset of a landscape unit and is comprised of all the surface
areas visible from an observer’s viewpoint. The limits of a viewshed are defined as the visual limits
of the views located from the Project. The viewshed also includes locations where visibility of the
Site may be affected by development of the project. Three key public view sheds that include the Site
were identified for analysis. The view sheds are the basis for the visual (or view) simulations rendered
for this EIR to simulate the change in the Site’s aesthetic and visual character with development of
the Project. Figure 4.1.6 shows the locations of the three viewsheds.

Method of Visual Resource Analysis

Identify Visual Character — Visual character is descriptive and non-evaluative which means it is
based on defined attributes that are neither good nor bad in and of themselves. A change in visual
character cannot be described as having good or bad attributes until it is compared with the viewer
response to that change. If there is a public preference for the established visual character of a
regional landscape and perception that a project would contrast that character, then potential changes
in the visual character should be evaluated.
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Assess Visual Quality — Visual quality is evaluated by identifying the vividness, intactness and unity
present in the viewshed. The FHWA states that this method should correlate with public judgments of
visual quality well enough to predict those judgments. This approach to evaluating visual quality can
also help identify specific methods for mitigating each adverse impact that may occur as a result of a
project. The three criteria for evaluating visual quality can be defined as follows:

Vividness is the visual power or memorability of landscape components as they combine in
distinctive visual patterns.

Intactness is the visual integrity of the natural and man-built landscape and its freedom from
encroaching elements. It can be present in well-kept urban and rural landscapes, as well as in natural
settings.

Unity is the visual coherence and compositional harmony of the landscape considered as a whole. It
frequently attests to the careful design of individual manmade components in the landscape.

Existing Visual Character. The landscape unit created by the surrounding roads, development and
slopes is a relatively flat, elongated site of oak savannah type. The character is that of mature oak
trees and surrounding open grassland. This grassland is typically brown in the summer and fall
turning green in winter and spring. This pattern and palette is typical of the region, both in the rolling
hills and flatlands with the exception of riparian corridors, such as the one to the north across SR-68,
typified by willows and oaks.

To the north of this landscape unit is SR-68 and its intersection with Corral de Tierra Road. Directly
adjacent to the Site, in the area located immediately at the intersection, there is a separate parcel with
a temporarily closed service station and a building used as a real estate office. Across Corral de Tierra
Road from this parcel, and at the southwest corner of Corral de Tierra and SR-68 are three existing
commercial buildings.

This landscape unit is surrounded by a combination of native slopes, mature eucalyptus and a well-
screened adjacent development to the east, a dense stand of trees to the south as the valley floor
becomes constrained by slopes that gradually increase to the south, and by an adjacent, shrub covered
native slope that declines as it reaches the existing commercial buildings at the southwest corner of
Corral de Tierra and SR-68.

Existing Visual Quality. The Corral de Tierra landscape unit is both vivid and distinct as the
majority of the year the dark green color of the oak tree foliage and trunk contrasts heavily with the
blondish, light-brown color of the surrounding grassland seen from the adjacent roadways. Again, this
oak savannah type landscape is typical of the region, both in the rolling hills and flatlands.

This landscape unit is intact with the only disruption being at the edges where it abuts the adjacent
outparcel and SR-68 on the north, windrow, slopes and eucalyptus which interrupt to the east, and a
white rail fence and Corral de Tierra Road interrupting on the west (refer to Figure 4.1.5).
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Methods of Predicting Viewer Response. Viewer response is composed of two elements: viewer
sensitivity and viewer exposure. These elements combine to form a method of predicting how the
public might react to visual changes brought about by a project.

Viewer sensitivity is defined both as the viewers’ concern for scenic quality and the viewers’
response to change in the visual resources that make up the view. Local values and goals may confer
visual significance on landscape components and areas that would otherwise appear unexceptional in
a visual resource analysis. Even when the existing appearance of a site is uninspiring, a community
may still object to projects that fall short of its visual goals.

Viewer exposure is typically assessed by measuring the number of viewers exposed to the resource
change, type of viewer activity, duration of their view, speed at which the viewer moves, and position
of the viewer. High viewer exposure heightens the importance of early consideration of design, art,
and architecture and their roles in managing the visual resource effects of a project.

Existing Viewer Sensitivity. As the landscape unit proposed to be developed is typical, distinct and
intact, viewer sensitivity to the planned development would be high. Most of the mature, existing oak
trees would be retained on-site in their original location while some would be removed and/or
relocated (this is covered in greater detail in the Biological Resources section). The loss of open
grassland in combination with the loss of the harmonious relationship between the oak trees and the
grassland are the contributing factors to the substantial change in the quality of the landscape.

Existing Viewer Groups, Viewer Exposure, and Viewer Awareness. The existing viewer groups
listed in order of significance are eastbound and westbound commuters on the SR-68 and
predominantly locals traveling Corral de Tierra Road south of SR-68. Additionally, a significant
number of tourists travel the SR-68 corridor between Salinas and Monterey.

Viewer exposure, in order of significance, is greatest from Corral de Tierra Road, SR-68 eastbound
and SR-68 westbound. Viewer awareness of the landscape is relatively high as the SR-68 corridor
opens and closes. In this type of corridor, when the views open following a period of the views being
closed by adjacent slopes and/or an adjacent dense landscape, the viewer is highly aware of elements
in the open sections of which this is one. Viewer awareness is discussed here from the three different
viewpoints as shown in Figure 4.1.6 (addressed in the analysis of view simulations section).

For the eastbound traveler on the SR-68 corridor, the view of the Site is brief as it is impeded by the
existing slope and commercial properties along the southern edge of the SR-68 coming to the
intersection of Corral de Tierra and SR-68. This view is brief as the viewer is distracted by the
signalized intersection, the closed service station and the real estate office building, and the visibility
of the Site transitions to the adjacent areas to the east. The brevity of view is also a result of traffic
speeds on the SR-68 (during non-peak traffic periods) and the elongated, north-south configuration of
the Site.

For the westbound traveler on the SR-68 corridor the view is even briefer due to the relative
narrowness of the Site along the Route and its location in an opening between the dense vegetation to
the east and the service station buildings which obstruct the view substantially. Following this
obstruction, the motorist is arriving upon the intersection of Corral de Tierra and SR-68 and must
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look at a 90-degree angle to the south to have an unobstructed view of the Site. As with the eastbound
travelers, the brevity of view is also a result of traffic speeds on the SR-68 (during non-peak periods)
and the elongated, north south configuration of the Site.

For the northbound and southbound traveler on Corral de Tierra Road viewer awareness is very high
due to the unobstructed views of the Site, the elongated, north-south configuration of the Site along
the road and the backdrop provided by trees and a small hill on the east side of the Site.

Method of Assessing Project Impacts

In accordance with the FHWA method utilized by Caltrans for visual impact assessment, the visual
impacts of a Project are determined by assessing the visual resource change due to the project and
predicting viewer response to that change.

Visual resource change is considered to be the sum of the change in visual character and change in
visual quality. The first step in determining visual resource change is to assess the compatibility of the
Project with the visual character of the existing landscape. The second step is to compare the visual
quality of the existing resources with projected visual quality after the project is constructed.

The viewer response to project changes is the sum of viewer exposure and viewer sensitivity to the
project. The resulting level of visual impact is determined by combining the severity of resource
change with the degree to which people are likely to oppose the change.

Definition of Visual Impact Levels

The following terms define visual impact levels:

Low - Minor adverse change to the existing visual resource, with low viewer response to
change in the visual environment. May or may not require mitigation.

Moderate - Moderate adverse change to the visual resource with moderate viewer response.
Impact can be mitigated within five years using conventional practices.

Moderately High - Moderate adverse visual resource change with high viewer response or
high adverse visual resource change with moderate viewer response. Extraordinary mitigation
practices may be required. Landscape treatment required would generally take longer than
five years to mitigate.

High - A high level of adverse change to the resource or a high level of viewer response to
visual change such that architectural design and landscape treatment cannot mitigate the
impacts. Viewer response level is high. An alternative project design may be required to
avoid highly adverse impacts.
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Analysis of View Simulations

Because it is not feasible to analyze all the views in which the Project would be seen, it is
necessary to select several key view simulation points that would most clearly display the
visual effects of the project from public vantage points. These simulation locations were
chosen to represent the maximum amount of receptors (viewing public) that would potentially
be affected by the project. View simulation locations are shown in Figure 4.6, Viewshed
Location Map. These are the primary viewsheds as they have the highest number of
critical/sensitive receptors of the Site.

For the Project three points were identified from which simulations of the Project were
prepared based on the site design plans provided by the applicant:

1. View Simulation 1 depicts the existing and proposed views of the Site for the
westbound SR-68 traveler at the Project boundary (refer to Figure 4.1.7).

2. View Simulation 2 depicts the existing and proposed views of the Site for the
eastbound SR-68 traveler from the intersection of SR-68 and Corral de Tierra Road
(refer to Figure 4.1.8).

3. View Simulation 3 depicts the existing and proposed views of the Site for the
northbound Corral de Tierra traveler from the southern Project boundary (refer to
Figure 4.1.9).

The simulations with the Project depicted, include trees proposed in the conceptual
landscaping plan submitted by the applicant. Tree heights are shown at the approximate size
that could be expected in five to seven years from planting the trees proposed in the plan.

View Simulation 1

View simulation 1 is shown in Figure 4.1.7. The view of the Site for the westbound SR-68
traveler does not occur until the dense stand of trees along the south side of the highway ends,
at the Site, and the contiguous tree stand located alongside the northeast Project boundary ends
at the State route. At that point the existing visual quality and character is comprised of a
continuous white rail fence and a few large fruit trees in the foreground, an open grassland
ground plane, distant trees background on the left and the existing real estate office building
and closed service station on the right. The slope above the existing commercial sites west of
Corral de Tierra Road is the background to the existing commercial site at that location.

The Project features at this location include two driveways, a sidewalk, street trees and project
identification signage in the foreground, a parking lot on the middle ground and proposed
building Nos. 1, 2 and 3 in the background. Approaching the Site from the east, the character
on the south side of the road at the Site would be obviously manmade with retail building No.
1 as the most visible feature.

100
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The visual character of the existing site is rural and natural, yet, it is not intact as manmade
elements encroach from the left (pond and grass covered areas) and right sides (real estate
office/service station) of the viewshed at this point. Combined with the existing commercial
buildings on the west side of Corral de Tierra Road, the proposed buildings may be the type of
retail development proposed which typically takes place at major road intersections where
commercial and residential development abut, as is the case here. Even though the portion of
the Site visible from this viewpoint is narrow and the time of its visibility for the traveler is
short, the changes to the visual quality and character of this portion of the Site would result in
a moderately high visual impact due to the addition of non-existing building mass and parking
areas and their visibility from the SR-68 scenic corridor.

View Simulation 2

View simulation 2 is shown in Figure 4.1.8. The existing visual quality and character, as
generally discussed earlier, consists of a diverse range of visual elements due to the lack of
development visible on the north side of SR-68 and the wide range of manmade elements on
the south side of the highway. Intersection controls, striping and the existing commercial lots
and structures dominate the viewshed with the property, a small hill and trees in the
background.

The view of the Project from this viewpoint would be essentially buffered and split by the
buildings in the closed service station site. The features of the project visible from this view
would primarily be those located in the southwestern edge of the Site, alongside Corral de
Tierra Road, to the right of the closed service station. The trees proposed along the eastern side
of Corral de Tierra Road, once mature, would be the most prominent of features visible from
this viewpoint, with the parking lot in the middle ground behind the trees and the hillside on
the Site’s southeastern boundary in the background. The entry to the project from Corral de
Tierra Road, next to the closed service station site would also be visible in the foreground and
few of the project buildings would be clearly visible from this intersection due to the linear
nature of the placement of the proposed trees.

This visual quality is not intact with many centrally located manmade elements interrupting
the unity and vividness. The visual impact of the project from this viewpoint with the three-
way signalized intersection and existing commercial uses dominating the view, would be
considered moderate due the to buffered visibility of Retail Building Nos. 1, 2, 3, 6 and 7, in
the interior portions of the Site.

View Simulation 3

View Simulation 3 is shown in Figure 4.1.9. The existing visual character is rural with no
development occurring on the slope to the west of Corral de Tierra Road (on the left side of
the viewshed) or anywhere in the immediate viewshed. The visual quality is quite intact, vivid
and a unified whole. The sole interrupting elements outside of Corral de Tierra Road itself are
the utility poles and overhead utility lines. While the white rail fence on the Site is manmade,
it is continuous, in keeping with the rural character and to some degree defines the outdoor
room (landscape unit).
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The Project features from this viewpoint are the southerly project entry, landscape edge,
walkway and trees (several existing oaks among them) in the foreground with the proposed
office building immediately behind them in the southern portion of the Project (immediate
right in View Simulation 3). The middle ground and ground plane would be dominated by
parking lot with a background of some building elements, including the proposed Market
Building, seen through the trees as the traveler moves north on Corral de Tierra towards SR-
68.

A viewer moving from the residential areas south of the Site would only be directly exposed to
commercial development when reaching the Corral de Tierra/SR-68 intersection. Proposed
landscaping and trees would filter the direct visibility of the proposed buildings in this area.
Yet, the viewer sensitivity of the Site for northbound travelers on Corral de Tierra Road,
would be expected to be moderately high as a result of changes to the existing visual resources
and designated critical viewshed, and mostly, as a result of the length and duration of the
visibility of the Site at this location. The change to the visual quality and character would be
moderately high as the intact, vivid and unified elements of the Site would be interrupted.

Thresholds of Significance Analysis

The following discussion assesses the potential visual and aesthetic changes and/or impacts that the
Project may have pursuant to the CEQA and the County’s thresholds of significance.

Threshold 4.1.1 Have a substantial adverse effect on a scenic vista

From the three key views of the Site, the existing vista of the Site is of an open, flat grassland area
dotted with trees, sloped hills in the immediate background, white fencing, and fruit trees along the
border of the Site. The Site is undeveloped and contributes to the rural character and aesthetic quality
of the area. A portion of the Site is also within an Area of Visual Sensitivity and a Critical Viewshed
as shown in the Toro Area Plan (refer to Figure 4.1.4). The general visibility of the area including the
Site is considered a scenic vista due to its undeveloped state. However, existing adjacent commercial
uses — including those located across Corral de Tierra Road to the west, the real estate office and
service station facilities adjacent to the Site, and residential development on the north side of SR-68
and northeast of the Site along SR-68- break up the its visibility and openness.

The Site is zoned for commercial development; visual impacts must be balanced with the zoning
designation. The project has been designed with the intent of being consistent with and fitting to the
rural character of the area, however, the development of the Site with 126,523 sf of buildings, surface
parking lots and landscape areas would permanently alter the visual setting and scenic nature of the
existing undeveloped site as viewed from public vantage points as discussed herein. From the State-
designated Scenic Highway, SR-68, views of the Site for both westbound and eastbound viewers
would be altered by the Project.

From View No. 1, westbound on SR-68, the visual quality of the existing site is not intact as man-
made elements (existing commercial and residential development) encroach from the left and right.
There would be a moderately high visual impact due to the addition and visibility of non-existing
building mass and parking areas. The visual impacts to this view resulting from the addition and
visibility of a parking lot and Retail Building Numbers 1 and 2 adjacent to the Highway’s scenic
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corridor would be moderately high and considered a potentially significant impact requiring
mitigation.

From View No. 2 looking southeast at the Site from the intersection of SR-68/Corral de Tierra Road,
the existing view is not intact due to the many centrally located man-made elements interrupting the
unity and vividness; the elements include the existing real estate building, parking lot at the
intersection corner adjacent to the Site, as well as the existing commercial uses across Corral de
Tierra Road north of the Site. Even though already broken by existing buildings, the existing views of
the base of the hills behind the Site to the southwest, currently open to viewers along the adjacent
roadways, would be somewhat reduced. The Project would cause a moderate impact to the view from
this vantage point due to the visibility of the mass of the proposed buildings in the interior of the
view.

The visual impacts from the project on View 3, northbound on Corral de Tierra Road would be
moderately high as the existing view from this vantage point is of an intact rural landscape, vivid and
unified. Viewer sensitivity is high and the existing rural elements would be interrupted by the Project.
The visual impact on the scenic vistas of this portion of the Site from Corral de Tierra Road would be
moderately high. As defined earlier in this section, moderate to moderately high adverse change to the
visual character of the Site can be mitigated through conventional and extraordinary design and
landscape practices. These impacts would be considered potentially significant requiring additional
mitigations or changes to the Project.

Implementation of Mitigation Measures. 4.1.1 and 4.1.2 requiring additional landscaping areas, buffer
landscaping and reduction of the size of parking areas, as well as implementation of County standard
conditions of approval in Section 4.1.8 pertaining to building materials and colors, site landscaping,
and lighting, would reduce potential aesthetic adverse impacts on the scenic vista of the visually
sensitive area and critical viewshed to less than significant levels. :

Threshold 4.1.2  Substantially damage scenic resources, including, but not limited to, trees,
rock outcroppings, and historic buildings within a state scenic highway

The Site is adjacent to a State Scenic Highway, SR-68 and a County-designated Scenic Route (Corral
de Tierra Road). The Site is not within the scenic highway right of way, but is directly adjacent to the
highway corridor. The small hillside and trees located just easterly of the Site are considered a scenic
resource visible mostly from Corral de Tierra Road. The buildings proposed at the base of this hillside
(Market Building and Retail Building Numbers 9 and 10) would impede the visibility of the base of
the hillside from the road. The Project includes removal of 22 (approximately half) of the existing
trees in the Site, including two protected oak trees one of which is a landmark tree (over 24” in
diameter), two eucalyptus, seven walnut, five olive and three sycamore trees. The Project would not
impact any other individual scenic resources; no rock outcroppings or historic buildings are on the
Site, and the small hills along the south-southeastern portion of the Site would be minimally graded.
Even though the Project would be located at the base of the hillside adjacent to the Site, and the
buildings would not protrude in the hillside, the introduction of the project to an otherwise intact site
with intact views, and the resulting changes to the viewshed, would be considered a significant
potential impact.
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The Zoning Ordinance requires that removed oak trees at least six inches in diameter at 2 ft above
ground level be replaced at a 1:1 ratio. The proposed landscaping plan includes replacement of the
two oaks, one being replaced with a specimen-sized 24-inch boxed oak. The landscaping plan also
includes a significant amount of trees along the western boundary of the Site along Corral de Tierra
Road. The plan also proposes several specimen-sized trees, accent trees in pots, plaza trees.
Landscape and water saving regulations require the use of native and drought tolerant landscape plant
species.

Implementation of Mitigation Measure 4.1.1 requiring additional landscaping areas, buffer
landscaping and reduction of the size of parking areas, as well as implementation of conditions of
approval in Section 4.1.8 pertaining to lighting and under grounding of utilities, would reduce
potential aesthetic adverse impacts on the scenic corridor of SR-68 to less than significant levels.

Mitigation measures included in this section for the Project Landscape Plan would require
replacement of lost trees. However, significant short-term aesthetic impacts would result from the loss
of mature trees on-site until the replaced trees and woody vegetation of the landscape plan matures.

Threshold 4.1.3  Substantially degrade the existing visual character or quality of the site and
its surroundings

As discussed above under Threshold 4.1.1, the Project would alter the existing views of the Site at
moderately to moderately high levels, with alterations to View No. 3 from northbound Corral de
Tierra Road being the most substantial change to the rural undeveloped condition of the Site. The
viewer sensitivity from the SR-68 and Corral de Tierra Road vantage points is considered high as
these roadways are designated scenic by the State and County, respectively.

The existing visual character has been as is (not previously developed) historically. Although the
existing commercial and residential development along SR-68 around the Site could lead viewers
from the highway to expect additional development at the Site (which typically occurs at major road
intersections where commercial and residential development abut), the visual character and quality of
the Site would be substantially impacted adversely, mostly in consideration of the high viewer
sensitivity and scenic highway and road designations. However the impacts from the development of
the project would be confined to the visual character of the Site.

Implementation of Mitigation Measure 4.1.2 requiring additional landscaping areas, buffer
landscaping and site plan modifications, as well as implementation of conditions of approval related
to lighting and under grounding of utilities, would reduce potential aesthetic adverse impacts on the
vista of the visually sensitive area and critical viewshed to less than significant levels. These
measures would reduce potential aesthetic adverse impacts of degrading the visual character or
quality of the site and/or surrounding areas.

Threshold 4.1.4  Create a new source of substantial light or glare which would adversely
affect day or nighttime views in the area

The Project would add new sources of artificial lighting on the Site for the planned commercial and
office development. The Project would add new lighting along the property edges adjacent to SR-68
and Corral de Tierra Road, within the parking lot areas on-site and with light fixtures on the proposed
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retail and office buildings. The applicant’s renderings of the Project show free standing lighting with
lantern-style lights, two per pole, on the Site. Figures 3.3 through 3.6 in Chapter 3.0 Project
Description include the applicant’s project renderings. The proposed building elevations show
additional types of on-building lights. The additional new sources of light, especially lighting of
parking areas, would create an adverse change in nighttime views of the Site and could result in a
significant source of lighting in a rural area enjoying significant darkness at night time. This would be
considered a potentially significant visual impact.

The project buildings, landscape and other infrastructural features would not cause any substantial
daytime glare that would affect the views of the Site from the public vantage points. As shown on the
proposed building architectural elevations, materials proposed for the building facing, roofs, and
architectural treatments include board and batten, painted cement plaster, metal, shake and slate
roofing (on different buildings), wood trim, fabric awnings, and horizontal shiplap wood siding.
Window glass and metal or otherwise potentially shiny materials would be required to be non-glare in
accordance with County standard conditions of approval to be considered during plan and design
review steps.

Mitigation measures in the form of design components in the project lighting plan such as downward
directional lighting, containment to areas needed for illumination on and off-site, and unobtrusive
lighting design would reduce the potentially significant impact on night time views and night time
glare to less than significant. These design components of the project lighting plan would ensure that
light spill would be contained on-site and not affect night sky visibility or residents on adjacent
hillsides.

4.1.6. Cumulative Impacts

The cumulative study area for aesthetic/visual resources includes the highway corridor along SR-68
from approximately one mile east of the Site to a quarter mile west of the Site. The Site becomes
visible within this area as viewers approach the intersection of SR-68 and Corral de Tierra Road. The
study area encompasses the view corridors of the highway and roadway and adjacent properties and
immediate hills. Other pending development projects in the SR-68 corridor are listed in Table 4.1.A
of this EIR. The majority of these foreseeable development projects are outside of the visual
cumulative study area of the Project and therefore, the cumulative aesthetic environment is not
anticipated to change substantially.

The aesthetics cumulative study area includes both developed and undeveloped lands, including oak
savannah on open grasslands, with rolling hills and flatlands, and an oak and willow lined ephemeral
creek corridor along the north side of SR-68. Interspersed among the natural environment are single-
family residences and a church property on the north side of the State highway, and a golf course
development and small commercial development on the south side of the highway. Single-family
homes dot the hills to the southwest above the Site.

The Project would result in additional man-made development along the south side of SR-68, State
Scenic Highway, at the southeast corner of the intersection with Corral de Tierra Road. The proposed
retail village would place a 126,523 square foot commercial development on a generally flat site
adjacent to low density residential and minor commercial development and hillsides. The Project
would expand the commercial uses in the immediate area, generating a more developed look and feel
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to the intersection vicinity, and adding to the visibility of mostly low residential density development
already existing along the highway corridor. The Project’s contribution to the cumulative visual effect
in the study area, however, would not be considerable given the relatively narrow visibility corridors,
the short time of visibility of the Project for road travelers, road topography and terrain features, the
short view depth of the visual study area as defined by the State highway, as well as the existence of
commercial development at the SR-68/Corral de Tierra Road Intersection. The Project is not
anticipated to substantially change the cumulative aesthetic environment in the immediate project
area and the Project’s effect on the cumulative aesthetic change to the study area would be less than
significant.

4.1.7 Level of Significance Prior to Mitigation

The Project would cause significant modification of existing views of the Site from public vantage
points along SR-68 and Corral de Tierra Road, both designated scenic corridors, as the existing site is
undeveloped open grassland with a variety of native tree species; the visual character and quality
would be substantially modified from a rural undeveloped to a developed man-made condition.

Potential impacts from new lighting on the Site would be potentially significant. The Project
buildings and other infrastructural components would not cause significant impacts from glare.

The Project is not anticipated to substantially change the cumulative aesthetic environment in the
immediate project area and the Project’s effect on the cumulative aesthetic change to the study area
would be less than significant.

4.1.8 Mitigation Measures and Standard Conditions of Approval

The following mitigation measures shall be implemented to reduce potential significant adverse
impacts of the Project associated with aesthetics.

Mitigation Measure 4.1.1: State Route 68 Scenic Corridor. Prior to issuance of a grading permit,
the County of Monterey, Resource Management Agency-Planning
Department RMA-Planning Department shall ensure that the Site plan is
modified to:

¢ Eliminate approximately eight parking spaces in the parking area
fronting on SR-68 and increase the landscaping area in this part of the
Site to a width of approximately 40 feet to provide additional
landscaping and mounding to buffer the visibility of the parking areas
and buildings from the SR-68 scenic corridor;

¢ Eliminate the proposed driveway and four parking spaces adjacent to
the existing service station site and convert the area of the driveway
into additional pedestrian and landscaping areas consistent with
applicable Toro Area Plan policies;

e Provision of an improved transit stop (bus turnout lane or bus stop)
consistent with Monterey-Salinas Transit standards and as required by
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Mitigation Measure 4.1.2:

Mitigation Measure 4.1.3:

Mitigation Measure 4.1.4:

the mitigation measures contained in the Traffic and Transportation
Chapter of the EIR;

e Reduce the total square footage of the Project to correspond with the
loss of parking spaces in this area and parking spaces that may be lost
per Mitigation Measure 4.1.2.

Corral de Tierra Road County Scenic Corridor. Prior to issuance of a
grading permit, the County of Monterey RMA-Planning Department
shall ensure that the Site Plan shall is modified to widen the landscaping
area directly in front of the Market building to include additional
landscaping and land mounding to buffer the visibility of the proposed
Market building and Retail Building numbers 9 and 10 from Corral de
Tierra Road, as well as the visibility of the parking areas fronting on this
road. If the Site plan changes required in Mitigation Measure 4.12 .4
include significant changes to parking and vehicle circulation, the
relocation of these buildings towards Corral de Tierra Road could be
considered provided that appropriate building materials and colors and
additional landscaping features such as mounding are used to buffer the
visibility of these buildings.

Building Aesthetics/Hardscape Elements. Prior to issuance of a
grading permit, the County of Monterey RMA-Planning Department
shall ensure that the building and overall project design including
exterior construction materials, colors and style blend and are consistent
with the surrounding natural setting and rural ranch properties of the
Corral de Tierra area. Specific design components for the project parking
lots shall include materials such as light colored asphalt, light colored
interlocking pavers, and/or reinforced gravel products to mimic the
existing landscape colors; dark green paint for space striping and
recycled plastic vehicle stops.

Landscape Plan. Prior to issuance of a grading permit, the County of
Monterey RMA-Planning Department shall ensure that the landscaping
plan is modified by a landscape architect to include the Site plan changes
required under Mitigation Measures 4.1.1 and 4.1.2. The plan shall include
appropriate tree species to provide maximum shading in the parking areas;
shall include native drought-tolerant and rapid growth shrub and tree
species to buffer the visibility of the Project from the scenic corridors;
xeriscape principles; and shall include such techniques and materials as
low precipitation sprinkler heads, bubblers, drip irrigation systems and
timing devices. The plans shall be in sufficient detail to identify the
location, species, and size of the proposed landscaping and shall include an
irrigation plan. The landscaping shall be installed and inspected prior to
occupancy. All landscaped areas and/or fences shall be continuously
maintained by the applicant and all plant material shall be continuously
maintained in a litter-free, weed-free, healthy condition.
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Mitigation Measure 4.1.5: Lighting Plan Specifications. A Final Lighting Plan for the Project shall
be submitted for review to the County of Monterey RMA-Planning
Department prior to issuance of any building permits. The plan would be
reviewed for adequacy and its ability to reduce lighting impacts. All
exterior lighting shall be unobtrusive, down-lit, harmonious with the local
area, and constructed or located so that only the intended area is illuminated
and off-site glare is fully controlled. Exterior lights shall have recessed
lighting elements. Exterior light sources that would be directly visible
when viewed from a common public viewing area, as defined in Section
21.06.195, shall be minimized to provide only minimum safety
requirements. The lighting shall comply with the requirements of the
California Energy Code set forth in California Code of Regulations, Title
24, Part 6. The plan shall include the following components to minimize
adverse visual effects during nighttime:

e All exterior project light lamps shall be focused downward within
the Site boundaries to avoid light spill upward to the night sky or out
on adjacent properties; this includes luminaries with a distance of 2.5
times the mounting height from the property boundary;

e The majority of the lighting on-site shall be limited to business hours
only, with minimal lighting left on during off-business hours for
security purposes. The lighting plan shall be reviewed by the County
Sheriff’s Department for consistency with security and safety
requirements;

e Project exterior luminaries with more than 1,000 initial lamp lumens
shall be shielded to direct lighting downward and within the Site; and
exterior luminaries with more than 3,500 initial lamp lumens shall
meet the Full Cutoff IESNA (Illuminating Engineering Society of
North America) Classification;

e All interior project lighting shall have a maximum candela value
such that the light falls within the buildings;

e Lamps shall be rural in style to be consistent with the rural character
of the Site and surrounding community.

Standard Condition 4.1.6: Underground Utility Lines. Prior to issuance of a grading permit, the
County of Monterey RMA-Planning Department shall verify that plan
specifications include notes specifying that all utilities shall be placed
underground.

4.1.9 Level of Significance after Mitigation

The above prescribed mitigation measures and those of the Biological Resources section would
reduce potentially significant project-related impacts to aesthetic/visual resources, visual character
and areas of visual sensitivity and critical viewshed to less than significant. Project impacts to light
and glare would be reduced to below significance with implementation of the mitigation measures for
the Lighting Plan.
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42 AIRQUALITY

This section has been prepared using methodologies and assumptions recommended in the CEQA Air
Quality Guidelines of the Monterey Bay Unified Air Pollution Control District (MBUAPCD). In
keeping with these guidelines, this section describes the existing air quality in the County, impacts of
future traffic on local carbon monoxide levels, impacts of land use related vehicular emissions that
have regional effects, and other effects of the project related to air quality. Mitigation measures to
reduce or eliminate potentially significant air quality impacts are indentified, where appropriate.

4.2.1 Existing Environmental Setting

The following discussion provides an overview of existing air quality conditions in the region and in
the County. Climate, air quality conditions, and typical air pollutant types and sources are also
described.

Climate and Topography

The project study area is located within the County of Monterey, which is located within the North
Central Coast Air Basin (NCCAB), where the MBUAPCD is charged with maintaining air quality.
The NCCAB is comprised of 5,159 square miles along the central coast and includes Monterey, Santa
Cruz, and San Benito Counties. The northwest sector of the basin is dominated by the Santa Cruz
Mountains. The Diablo Range marks the northeastern boundary and, together with the southern extent
of the Santa Cruz Mountains, forms the Santa Clara Valley, which extends into the northeastern tip of
the basin. Farther south, the Santa Clara Valley evolves into the San Benito Valley, which extends
northwest—southeast and has the Gabilan Range as its western boundary. To the west of the Gabilan
Range is the Salinas Valley, which extends from Salinas at the northwest end to King City at the
southeast end. The western side of the Salinas Valley is formed by the Sierra de Salinas Mountain
Range, which also forms the eastern side of the smaller Carmel Valley; the coastal Santa Lucia Range
defines the western side of the valley.

The semipermanent high-pressure cell in the eastern Pacific is the basic controlling factor in the
climate of the air basin. In the summer, the high-pressure cell is dominant and causes persistent west
and northwest winds over the entire California coast. Air descends in the Pacific High forming a
stable temperature inversion of hot air over a cool coastal layer of air. The onshore air currents pass
over cool ocean waters to bring fog and relatively cool air into the coastal valleys. The warmer air
aloft acts as a lid to inhibit vertical air movement. The generally northwest—southeast orientation of
mountain ridges tends to restrict and channel the summer onshore air currents. Surface heating in the
interior portion of the Salinas and San Benito Valleys creates a weak low pressure, which intensifies
the onshore airflow during the afternoon and evening.

In the fall, the surface winds become weak, and the marine layer grows shallow, dissipating
altogether on some days. The airflow is occasionally reversed in a weak offshore movement, and the
relatively stationary air mass is held in place by the Pacific high-pressure cell, which allows
pollutants to build up over a period of a few days. It is most often during this season that the north or
east winds develop to transport pollutants from either the San Francisco Bay area or the Central
Valley into the NCCAB. During the winter, the Pacific High migrates southward and has less
influence on the air basin. Air frequently flows in a southeasterly direction out of the Salinas and San
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Benito Valleys, especially during night and morning hours. Northwest winds are nevertheless still
dominant in winter, but easterly flow is more frequent. The general absence of deep, persistent
inversions and the occasional storm systems usually result in good air quality for the basin as a whole
in winter and early spring.

Air Pollutants

The federal and State governments have established ambient air quality standards (AAQS) for several
criteria air pollutants: ozone, carbon monoxide (CO), nitrogen dioxide (NO,), sulfur dioxide (SO,),
particulate matter smaller than or equal to 10 microns in diameter (PM;,), particulate matter smaller
than or equal to 2.5 microns in diameter (PM; 5), and lead. Ozone, PM,,, and PM, 5 are generally
considered to be regional pollutants, as these pollutants or their precursors affect air quality on a
regional scale. Pollutants such as CO, NO,, SO,, and lead are considered to be local pollutants that
tend to accumulate in the air locally. PMo and PM, ;5 are also considered to be localized pollutants as
well as regional pollutants. In the project study area, CO, PM;,, PM, 5, and ozone (and the ozone
precursors, nitrogen oxides [NOy] and reactive organic gases [ROG]) are of particular concern. A
complete summary of State and National AAQS is provided in Table 4.2.A, while air pollutants are
described below. Health effects of these criteria pollutants are summarized in Table 4.2.B.

Air pollutants impact sensitive receptors in the Site vicinity. For purposes of this analysis, sensitive
receptors include land uses such as residences, schools, and hospitals where building occupants are
considered to be sensitive to air pollution, such as residents, school children, hospital patients, and the
elderly. The closest sensitive receptor (a single-family residence) is located approximately 90 ft of the
Project.

Ozone. Ozone is an irritant to the respiratory tract and sensitive tissues in the eyes. As an oxidant, it
increases susceptibility to respiratory infections. Ozone also attacks synthetic rubber, textiles, plants,
and other materials and can cause substantial damage. Effects on plants, through leaf discoloration
and cell damage, can be extensive.

State and federal standards for ozone have been set for a 1-hour averaging time. The State requires
that a 1-hour ozone standard of 0.09 part per million (ppm) not be exceeded. The United States
Environmental Protection Agency (EPA) recently replaced the 1-hour ozone standard with an 8-hour
standard of 0.075 ppm (California Air Resource Board, 2008).

Ozone is not emitted directly into the air but is formed by a photochemical reaction in the
atmosphere. Ozone precursors, which include ROG and NOx, react in the atmosphere in the presence
of sunlight to form ozone. Because photochemical reaction rates increase when the intensity of
ultraviolet light and air temperature increase, ozone is primarily a summer air pollution problem.
ROG and NOy are emitted by internal combustion engines.

Carbon Monoxide. CO is a public health concern because it combines readily with hemoglobin and
thus reduces the amount of oxygen transported in the bloodstream. Effects on humans range from
slight headaches to nausea to death.
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Table 4.2.A: State and Federal Ambient Air Quality Standards (AAQS)

Pollutant Averaging California Standards * Federal Standards °
Time Concentration ° Method ¢ Primary °° Secondary ' | Method &
1-Hour 0.09 ppm3 ' No federal Same as
Ozone (03) (180 ug/m’) Ultraviolet standard Primary Ultraviolet
8-Hour 0.07 ppm Photometry 0.075 ppm Standard Photometry
(137 ug/m?) (147 ug/m’)

Respirable | _24-Hour 50 pg/m’ 150 ug/m’® Same as Inertial
Particulate Annual Gravimetric or Beta Prim Separation and
Matter Arithmetic 20 pg/m’ Attenuation - Stan. d??::l Gravimetric
(PM,o) Mean Analysis
Fine 24-Hour No Separate State Standard 35 ﬁg/ﬁ Same as Inertial
Particulate Annual Gravimetri Beta Prim Separation and
Matter Arithmetic 12 pg/m® ravimetric or B¢ 15 ug/m® S dar}:i Gravimetric
(PM,5) Mean Attenuation tandar Analysis

8-H 9.0 ppm 9 ppm
-Hour 3 . . 3 . .
Carbon (10 mg/m”) Non-Dispersive (10 mg/m’) Non-Dispersive
Monoxide 1-Hour 20 ppm_ Infrared 35 ppm3 None Infrared
(CO) (23 mg/m’) Photometry (40 mg/m™) Photometry
8-Hour 6 . 3 (NDIR) B (NDIR)
(Lake Tahog) | © PP (7 mg/m’)
Annual
. . . 0.03 ppm 0.053 ppm
Nitrogen Arithmetic 3 3 Same as Gas Phase
Dioxide Mean (56 ug/m) Ch C??S P.h ase (100 pg/m) Primary Chemiluminesc
(NOy) 1-Hour 0.18 ppm emiluminescence _ Standard ence
(338 ug/m3)
30-day 3 .
average 1.5 pg/m - - High-Volume
Lead Atomic Absorption Same as Sampler_and
Calendar _ 1.5 ug/m’ Primary Atoml_c
Quarter Standard Absorption
Annual
Arithmetic - 0.030 ppr3n -
M (80 pg/m”)
can Spectrophoto-
Sulfur 0.04 ppm . 0.14 ppm
Dioxide 24-Hour (105 pg/m®) F}Jltravmlet (365 4 g/m:;) - metry‘r
(SO,) g/m) uorescence 05 oom (Pararosaniline
2 3-Hour - - ppm | Method)
(1300 pug/m’) |
0.25 ppm
1-Hour (655 gg/ms) — -
Extinction coefficient of 0.23 per
kilometer - visibility of 10 miles or more
Visibility- (0.07-30 miles or more for Lake Tahoe)
Reducing 8-Hour due to particles when relative humidity
Particles is less than 70 percent. Method: Beta No
Attenuation and Transmittance through
Filter Tape. Federal
Sulfates 24-Hour 25 pg/m® Chromla(:;graphy Standards
Hydrogen 1-Hour 0.03 ppm Ultraviolet
Sulfide (42 pg/m*) Fluorescence
Vinyl 0.01 ppm Gas
Chloride" | 24Hour (26 pg/m’) Chromatography
Source: ARB, 2008. Notes continued on next page.
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California standards for ozone, carbon monoxide (except Lake Tahoe), sulfur dioxide (1 and 24 hour), nitrogen dioxide, suspended
particulate matter—PM.;o, PM, 5, and visibility reducing particles, are values that are not to be exceeded. All others are not to be equaled
or exceeded. California ambient air quality standards are listed in the Table of Standards in Section 70200 of Title 17 of the California
Code of Regulations.

National standards (other than ozone, particulate matter, and those based on annual averages or annual arithmetic mean) are not to be
exceeded more than once a year. The ozone standard is attained when the fourth highest eight hour concentration in a year, averaged over
three years, is equal to or less than the standard. For PM,, the 24 hour standard is attained when the expected number of days per
calendar year with a 24-hour average concentration above 150 pg/m3 is equal to or less than one. For PM, s, the 24 hour standard is
attained when 98 percent of the daily concentrations, averaged over three years, are equal to or less than the standard. Contact U.S. EPA
for further clarification and current federal policies.

Concentration expressed first in units in which it was promulgated. Equivalent units given in parentheses are based upon a reference
temperature of 25°C and a reference pressure of 760 torr. Most measurements of air quality are to be corrected to a reference temperature
of 25°C and a reference pressure of 760 torr; ppm in this table refers to ppm by volume, or micromoles of pollutant per mole of gas.

Any equivalent procedure which can be shown to the satisfaction of the CARB to give equivalent results at or near the level of the air
quality standard may be used.

National Primary Standards: The levels of air quality necessary, with an adequate margin of safety to protect the public health.

National Secondary Standards: The levels of air quality necessary to protect the public welfare from any known or anticipated adverse
effects of a pollutant.

Reference method as described by the EPA. An “equivalent method” of measurement may be used but must have a “consistent
relationship to the reference method” and must be approved by the EPA.

The CARB has identified lead and vinyl chloride as 'toxic air contaminants' with no threshold level of exposure for adverse health effects
determined. These actions allow for the implementation of control measures at levels below the ambient concentrations specified for these
pollutants.

o

- e

[

=

Table 4.2.B: Health Effects of Air Pollutants

Pollutant Health Effects Examples of Sources
Suspended Particulate o Reduced lung function o Stationary combustion of solid fuels
Matter o Aggravation of the effects of gaseous pollutants ¢ Construction activities
(PM, 5 and PM) e Aggravation of respiratory and cardio respiratory | e Industrial processes

diseases o Atmospheric chemical reactions
o Increased cough and chest discomfort
o Soiling
e Reduced visibility
Ozone o Breathing difficulties ¢ Formed by chemical reactions of air
(03) ¢ Lung damage pollutants in the presence of sunlight;
common sources are motor vehicles,
industries, and consumer products
Carbon Monoxide o Chest pain in heart patients e Any source that burns fuel such as
(CO) o Headaches, nausea cars, trucks, construction and farming
e Reduced mental alertness equipment, and residential heaters and
e Death at very high levels stoves
Lead e Organ damage e Metals processing
(Pb) ¢ Neurological and reproductive disorders ¢ Fuel combustion
o High blood pressure o Waste disposal
Nitrogen Dioxide ¢ Lung damage o See carbon monoxide sources
(NO,)
Toxic Air e Cancer o Cars and trucks, especially diesels
Contaminants o Chronic eye, lung, or skin irritation ¢ Industrial sources such as chrome
o Neurological and reproductive disorders platers
o Neighborhood businesses such as dry
cleaners and service stations
o Building materials and products

Source: ARB and EPA, 2005.
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State and federal CO standards have been set for both 1-hour and 8-hour averaging times. The State
1-hour standard is 20 ppm by volume, and the federal 1-hour standard is 35 ppm. Both State and
federal standards are 9 ppm for the 8-hour averaging period.

Motor vehicles are the dominant source of CO emissions in most areas, with electric utilities, fires,
and other mobile and miscellaneous sources contributing. High CO levels develop primarily during
winter, when periods of light winds combine with the formation of ground level temperature
inversions (typically from the evening through early morning). These conditions result in reduced
dispersion of vehicle emissions. Motor vehicles also exhibit increased CO emission rates at low air
temperatures.

Suspended Particulate Matter. Particulates can damage human health and retard plant growth. Health
concerns associated with suspended particulate matter focus on those particles small enough to reach
the lungs when inhaled. Particulates also reduce visibility and corrode materials.

The federal and State AAQS for particulate matter apply to two classes of particulates: PM, s and
PM,,.The State PM, standards are 50 micrograms per cubic meter (g/m®) as a 24-hour average and
20 pg/m’ as an annual average. The federal PM, standard is 150 pg/m’ as an annual arithmetic mean.
The federal PM, s standards are 15 p/m? for the annual average and 35 pg/m’ for the 24-hour average.
Particulate emissions are generated by a wide variety of sources, including agricultural activities,
industrial emissions, dust suspended by vehicle traffic and construction equipment, and secondary
aerosols formed by reactions in the atmosphere.

Toxic Air Contaminants. Although AAQS exist for criteria pollutants, no ambient standards exist for
toxic air contaminants (TACs). Many pollutants are identified as TACs because of their potential to
increase the risk of developing cancer or because of their acute or chronic health risks. For TACs that
are known or suspected carcinogens, the Air Resources Board (ARB) has consistently found that
there are no levels or thresholds below which exposure is risk-free. Individual TACs vary greatly in
the risk they present. At a given level of exposure, one TAC may pose a hazard that is many times
greater than another. For certain TACs, a unit risk factor can be developed to evaluate cancer risk. For
acute and chronic health risks, a similar factor called a Hazard Index is used to evaluate risk. In the
early 1980s, the ARB established a statewide comprehensive air toxics program to reduce exposure to
air toxics. The Toxic Air Contaminant Identification and Control Act (Assembly Bill [AB] 1807,
Tanner 1983) created California’s program to reduce exposure to air toxics. The Air Toxics “Hot
Spots” Information and Assessment Act (AB 2588, Connelly 1987) supplements the AB 1807
program by requiring a statewide air toxics inventory, notification of people exposed to a significant
health risk, and facility plans to reduce these risks.

4.2.2 Regulatory Setting
Federal Regulations

The primary legislation that governs federal air quality regulations is the Clean Air Act Amendments
(CAAA). The CAAA delegates primary responsibility for clean air to the EPA. The EPA develops
rules and regulations to preserve and improve air quality and delegates specific responsibilities to
State and local agencies.
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The EPA has established national AAQS for criteria pollutants (refer to Table 4.2.A). Criteria
pollutants include CO, NO,, SO,, ozone, PM;, PM; s, and lead.

If an area does not meet the federal AAQS shown in Table 4.2.A, federal clean air planning
requirements specify that states develop and adopt State Implementation Plans (SIPs), which are air
quality plans showing how air quality standards would be attained. In California, the EPA has
delegated authority to prepare SIPs to the California ARB, which in turn has delegated that authority
to individual air districts.

State Regulations

The ARB, which is part of the California Environmental Protection Agency (CalEPA), develops air
quality regulations at the State level. The State regulations mirror federal regulations by establishing
industry-specific pollution controls for criteria, toxic, and nuisance pollutants. In 1998, the State
legislature adopted the California Clean Air Act (CCAA), which established a statewide air pollution
control program in California. The ARB is also responsible for developing emission standards for
California vehicles.

Local Regulations

The MUAPCD shares responsibility with the ARB for ensuring that State and national AAQS are
achieved and maintained within the NCCAB. State law assigns local air districts the primary
responsibility for control of air pollution from stationary sources while reserving to the ARB an
oversight function. The MBUAPCD is responsible for developing regulations governing emissions of
air pollution, permitting and inspecting stationary sources of air pollution, monitoring of ambient air
quality, and air quality planning activities, including implementation of transportation control
measures.

As required by the CCAA, the MBUAPCD adopted the 1991 AQMP for the Monterey Bay Region.
The AQMP addressed attainment of the State AAQS for ozone. The AQMP recommended adoption
of 20 measures to control emissions of volatile organic compound (VOC) from stationary sources,
five measures for stationary sources of NOy, and eight transportation measures to reduce ozone
precursor emissions through reduced vehicle miles traveled. Since the 1991 AQMP was adopted,
control requirements have been updated, and the plan was revised in 1994, 1997, 2000, 2004 and
2008 to reflect these changes in control measures. The 1997 AQMP showed that the MBUAPCD
could achieve the required 20 percent reduction in both VOC and NOx emissions in the near term
without adopting any additional regulations. The 1997 AQMP also included updated Transportation
Control Measures. The 2000 AQMP concluded the North Central Coast Air Basin remained on the
borderline between attainment and nonattainment for ozone in part due to variable meteorological
conditions occurring from year to year, transport of air pollution from the San Francisco Bay Area,
and locally generated emissions.

The MBUAPCD has enacted several rules designed to limit emissions from construction activities.
They include Rule 400 for Visible Emissions, Rule 403 for Fugitive Dust, Rule 425 for Cutback
Asphalt and Rule 426 for Architectural Coatings.
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Local land use decisions have the potential to affect air quality within the region. While local
governments do not participate directly in developing the AQMP, they help develop the population
and growth forecasts used in the AQMP. Local governments also have the option of establishing local
air quality policies through amendments to the General Plan or adoption of ordinances.

4.2.3 Attainment Status

Under the Federal Clean Air Act, the NCCAB is designated a maintenance area for the federal 1-hour
ozone AAQS. The NCCAB was redesignated from a moderate nonattainment area to a maintenance
area in 1997 after meeting the federal 1-hour ozone standard in 1990. The NCCAB is designated as
an attainment area for the federal 8- hour ozone AAQS.

Prior to revision of the State AAQS for ozone, the NCCAB was close to attaining the State 1-hour
AAQS, which was reflected in the area’s nonattainment-transitional designation. However, in
November 2006 ARB issued new designations to reflect the introduction of the more stringent 8-hour
requirement and the NCCAB, like several other areas in California, was redesignated from
nonattainment-transitional to nonattainment for the State AAQS. Further, the NCCAB is designated a
nonattainment area for the State PM;o AAQS and an attainment area for the State PM, s AAQS. Table
4.2.C summarizes the attainment status of the NCCAB. Table 4.2.D summarizes air pollutant
monitoring station results in the Site vicinity for the three year period between 2006 and 2008.

Table 4.2.C: Attainment Status of the North Central Cost Air Basin, January 2009

Pollutant State Standards National Standards
Ozone (0;) Nonattainment' Attainment *
Inhalable Particulates (PM,,) Nonattainment Attainment
Fine Particulates (PM, s) Attainment Unclassified/Attainment’
Carbon Monoxide (CO) County of Monterey — Attainment Attainment
San Benito County — Unclassified
Santa Cruz County — Unclassified
Nitrogen Dioxide (NO,) Attainment Attainment
Sulfur Dioxide (SO,) Attainment Attainment
Lead Attainment Unclassified/Attainment*

Source: Monterey Bay Unified Air Pollution Control District, 2009

Notes:

! Effective July 26, 2007, the ARB designated the NCCAB a nonattainment area for the State ozone standard, which was

revised in 2006 to include an 8-hour standard of 0.070 ppm.

2 On March 12, 2008, EPA adopted a new 8-hour ozone standard of 0.075 ppm, while temporarily retaining the existing 8-
hour standard of 0.08 ppm. EPA is expected to issue new designations by March 2010.

3 In 2006, the Federal 24-hour standard for PM2.5 was revised from 65 to 35 ug/m’. Although final designations have yet to
be made, it is expected the NCCAB will remain designated unclassified/attainment.

4On October 15, 2008 EPA substantially strengthen the national ambient air quality standard for lead by lowering the level
of the primary standard from 1.5 ug/m® to 0.15 ug/m’. Initial recommendations for designations are to be made by October
2009 with final designations by January 2012.

3 Nonattainment pollutants are highlighted in Bold.
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Table 4.2.D: Ambient Air Quality at the 867 E Laurel Drive, Salinas Monitoring Station

Pollutant Standard 2006 2007 2008
Carbon Monoxide (CO)
Maximum 1 hour concentration (ppm) 2.5 2.0 2.2
R State: > 20 ppm 0 0 0
Number of days exceeded: Federal: > 35 ppm 0 0 0
Maximum 8 hour concentration (ppm) 1.0 1.2 0.9
. State: > 9 ppm 0 0 0
Number of days exceeded: Federal: > 9 ppm 0 0 0
Ozone (0s)
Maximum 1 hour concentration (ppm) 0.066 0.067 0.078
Number of days exceeded: | State: > 0.09 ppm 0 0 0
Maximum 8 hour concentration (ppm) 0.057 0.058 0.067
. State: > 0.07 ppm 0 0 0
Number of days exceeded: Federal: > 0.08 ppm 0 0 0
Coarse Particulates (PM;,)
Maximum 24 hour concentration (ug/m°) X 49 37 50
. State: > 50 ug/m 1 0 2
Number of days exceeded: Federal: > 150 g/’ 0 0 0
Annual arithmetic average concentration (ug/m°) ; 17 18 23
. State: > 20 ug/m No No Yes
Exceeded for the year: Federal: > 50 ug/m’ No No No
Fine Particulates (PM,5)
Maximum 24 hour concentration (ug/m’ 14.7 19.2 17.8
Number of days exceeded: Federal: > 35 ug/m’ 0 0 0
Annual arithmetic average concentration (ug/m’) . 7.07 7.02 7.00
. State: > 12 ug/m No No No
Exceeded for the year: Federal: > 15 ,u;/Lmz No No No
Nitrogen Dioxide (NO,)
Maximum 1 hour concentration (ppm) 0.067 0.050 0.049
Number of days exceeded: [ State: > 0.25 ppm 0 0 0
Annual arithmetic average concentration (ppm) 0.007 0.007 0.006
Exceeded for the year: | Federal: > 0.053 ppm No No No
Sulfur Dioxide (SO,)*
Maximum 1 hour concentration (ppm) 0.018 0.013 0.028
Number of days exceeded: [ State: > 0.25 ppm 0 0 0
Maximum 3 hour concentration (ppm) 0.012 0.008 0.021
Number of days exceeded: | Federal: > 0.5 ppm 0 0 0
Maximum 24 hour concentration (ppm) 0.004 0.003 0.005
. State: > 0.04 ppm 0 0 0
Number of days exceeded: Federal: > 0.14 ppm 0 0 0
Annual arithmetic average concentration (ppm) 0.001 0.001 0.001
Exceeded for the year: | Federal: > 0.030 ppm No No No

Source: ARB and EPA 2009.

ppm = parts per million

ug/m’ = micrograms per cubic meter

? Center Street, Davenport, Santa Cruz County was the closest monitoring station with SO, data.
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4.2.4 Methodology

The air analysis evaluates project construction activities and operational emissions. The analysis was
based on the CAAA, ARB air quality regulations, and the MBUAPCD’s 2008 CEQA Air Quality
Guidelines. Reasonable worst case assumptions for the Project construction and operation were used
in the analysis.

4.2.5 Impact Significance Criteria

Appendix G of the CEQA Guidelines state that a project would normally have a significant effect on
the environment if it would:

Threshold 4.2.1  Conflict with or obstruct implementation of the applicable air quality plan;

Threshold 4.2.2  Violate any air quality standard or contribute substantially to an existing or
projected air quality violation; '

Threshold 4.2.3  Result in a cumulatively considerable net increase of any criteria pollutant
for which the project region is in nonattainment under an applicable federal
or state AAQS;

Threshold 4.2.4  Expose sensitive receptors to substantial pollutant concentrations; or
Threshold 4.2.5  Create objectionable odors affecting a substantial number of people.

In addition, the CEQA Guidelines further state that the significance criteria established by the
applicable air quality management or air pollution control district may be relied upon to make the
determinations above. The MBUAPCD has specified significance thresholds within its CEQA Air
Quality Guidelines to determine whether mitigation is needed for project-related air quality impacts.
Table 4.2.E summarizes applicable quantitative thresholds that are used in the analysis of significant
air quality impacts.
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Table 4.2.E: Monterey Bay Unified Air Pollution Control District Thresholds of
Significance

Pollutant Construction Threshold Operation Threshold’
ROG (Ozone precursors) NA® 137 pounds per day
NOx (Ozone precursors) NA® 137 pounds per day
CO NA LOS at intersection/road segment

degrades from D or better to E or F or
V/C ratio at intersection/road segment
at LOS E or F increases by 10 seconds
or more or reserve capacity at
unsignalized intersection at LOS E or F
decreases by 50 or more.*

550 pounds per day (direct)

PM;o 82 pounds per day’ 82 pounds per day (on-site)
SOx NA 150 pounds per day (on-site)
Diesel Particulate Matter (DPM) Cancer incidence > 10 in a million NA

Source: Monterey Bay Unified Air Pollution Control District, 2009.

! Projects that emit other criteria pollutant emissions would have a significant impact if emissions would cause or

substantially contribute to the violation of State or national AAQS. Criteria pollutant emissions could also have a
significant impact if they would alter air movement, moisture, temperature, climate, or create objectionable odors in
substantial concentrations.

The MBUAPCD does not have significance thresholds for construction-related ozone precursors from typical
construction equipment because they are accommodated in the emission inventories of State- and federally-required air
plans and would not have a significant impact on the attainment and maintenance of ozone AAQS.

Based on the construction threshold of 82 pounds per day of PM,,, the MBUAPCD has identified levels of construction
activity that eould result in a significant impact. For construction activities with minimal earthmoving, the MBUAPCD
has identified construction sites that disturb more than 8.1 acres per day as having the potential to exceed the
MBUAPCD?’s 82 pounds per day threshold. For construction activities involving grading, excavation, and other
earthmoving activities, the MBUAPCD has identified construction sites that disturb more than 2.2 acres per day as having
the potential to exceed the MBUAPCD’s 82 pounds per day threshold.

Modeling should be undertaken to determine if the project would cause or substantially contribute (550 Ib/day) to
exceedance of CO AAQS. If not, the project would not have a significant impact.

4.2.6 Project Impacts
Threshold 4.2.1:  Conflict with or obstruct implementation of the applicable air quality plan

Consistency with the Monterey County General Plan and MBUAPCD Air Quality Management
Plan. The Project is located in the Toro Planning Area of the Monterey County General Plan
(Monterey County, 2004). The Project would be consistent with the policies included in the General
Plan (Monterey County General Plan Policies 20.1.1., and 20.2.2 through 20.2.5) and the Monterey
County Zoning for Inland Areas (Title 21).

Also, the Project would be consistent with the MBUAPCD 2008 Air Quality Management Plan
(MBUAPCD, 2008). As described in subsection 4.2.2, the Air Quality Management Plan provides
control measures to demonstrate consistency with the Clean Air Act. The Project is a commercial
shopping center development that comprises 126,500 sf of retail/office space and associated parking.
The Project would locate new commercial development on a parcel designated for commercial use.
The Project would be consistent with General Plan land use-related goals, objectives, and policies that
envision development on the Site. In this way, the Project is consistent with growth anticipated under
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the County’s General Plan and falls within the population projections prepared by the Association of
Monterey Bay Governments (AMBAG). As a result, the project would not conflict with the
MBUAPCD’s 2009 Air Quality Management Plan or create a cumulative air quality impact.

Thresholds 4.2.2: Violate any air quality standard or contribute substantially to an existing or
projected air quality violation

Construction Impacts. Construction projects using typical construction equipment such as dump
trucks, scrappers, bulldozers, compactors and front-end loaders that temporarily emit precursors of
ozone are accommodated in the emissions inventories of State and federally required air plans and
would not have a significant impact on the attainment and maintenance of ozone AAQS.

Construction activities represent temporary impacts that are typically short in duration, depending on
the size, phasing, and type of the project. Air quality impacts can nevertheless be acute during
construction periods, resulting in significant localized impacts to air quality. According to the
MBUAPCD, construction activities (e.g., excavation, grading, on-site vehicles) which directly
generate 82 pounds per day or more of PM,, would have a significant impact on local air quality,
including exposure of sensitive receptors to substantial pollutant concentrations and contribute to air
quality standard violation.

The Site consists of approximately 11 acres. The project may be constructed over a one year period
which would require the total amount of grading that would occur simultaneously of three or more
acres. This is a conservative estimate because the actual construction would likely occur more slowly.
Because of the total acreage of disturbance area, grading of the Site may contribute to the violation of
PM;, AAQS. The MBUAPCD has established a screening threshold of 2.2 acres per day of disturbed
area. Any activity equal to or above that threshold must run the URBEMIS model to ensure that
emissions of PM;,do not exceed 82 Ibs per day. In other words, the project would contribute
substantially to a violation if it would emit 82 pounds per day of PM;, or more. Based on an
URBEMIS analysis conducted for the project (refer to Appendix C of Volume II of this EIR), PM,,
emissions from dust and exhaust would be 31.57 pounds per day which is below the 82 pounds per
day threshold. Consequently, project construction would not have a significant air quality impact on
ambient PM;, concentrations. Therefore, construction ozone and PM;, emissions would not violate
any air quality standard or contribute substantially to an existing or projected air quality violation and
no mitigation measures are required.

Operational Impacts /

Regional Emissions. Table 4.2.F shows the project’s operational emissions associated with the
project. The estimates consist of area and on-road emissions, which were estimated using the
URBEMIS2007 model. The project’s operational emissions would not exceed the significance
thresholds established by the MBUAPCD.
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Table 4.2.F: Operational Emissions (Pounds Per Day)

Emission Category ROG NOx PM;, CO SOx
Area Source 0.83 1.19 0.01 1.0 0.0
Operational 33.91 53.14 40.56 388.0 0.21
Total 34.74 54.33 40.57 389.00 0.21
Threshold 137 137 82 550 150
Exceed Threshold? No No No No No

Source: LSA Associates, Inc., September 2009

Localized Emissions. As shown in Table 4.2.E, the MBUAPCD also requires an analysis of CO
emissions at nearby intersections. Based on the traffic study prepared for this EIR by Hexagon
Transportation Consultants, the Project would cause the intersection operations of State Route 68
(SR-68) and Corral de Tierra to degrade from LOS D to LOS E under Project conditions (Project plus
existing conditions). The Project would also cause the intersection of SR-68 and San Benancio to
degrade from LOS D to E under cumulative conditions (Project plus foreseeable projects plus
buildout). Therefore, an intersection CO hot-spots screening analysis was performed for these
intersections. Results are shown in Table 4.2.G and indicate that although the Project would cause the
intersection to degrade, CO levels at the intersections would not exceed the State or federal standards
for CO. The State 1-hour standard is 20 parts per million (ppm) and the federal 1-hour standard is 35
ppm. One hour CO concentrations under cumulative conditions with the Project would be 4.3, well
below the standards. Eight hour CO concentrations under cumulative conditions with the Project
would be 2.8, also well below the State and federal standards.

Table 4.2.G: CO Intersection Concentrations (Parts Per Million)

Existing Plus
Existing Project Cumulative
1- 8- 1- 8- 1- 8-
Intersection Hour | Hour | Hour | Hour | Hour Hour
SR-68 and Corral de Tierra 39 [ 24 [ 42 | 2.7 | 43 2.8
SR-68 and San Benancio 3.9 2.4 42 2.7 4.3 2.8

Source: LSA Associates, Inc., September 2009

Consequently, the Project’s regional and localized long term operational emissions are considered
less than significant and would not violate any air quality standard or contribute substantially to an
existing or projected air quality violation. Mitigation measures are not required.

Threshold 4.2.3  Result in a cumulatively considerable net increase of any criteria pollutant
for which the project region is in nonattainment under an applicable federal
or state AAQS

Construction Impacts. As shown in Table 4.2.E, the MBUAPCD does not have significance
thresholds for construction-related ozone precursors from typical construction equipment because
they are accommodated in the emission inventories of State and federally required air plans.
Thresholds associated with air plans take into account cumulative future projected development.
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Therefore, if the Project is consistent with the AQMP, which it is, the Project would also not result in
a cumulatively considerable increase in emissions of ozone precursors.

As shown in the Thresholds 4.2.2 discussion, construction of the Project would generate PM,,
emissions below the established threshold established by the MBUAPCD. Therefore, since the
Project would be within the minimum thresholds established by the MBUAPCD for PM;,
concentrations, then the Project would also not contribute significantly to cumulative air quality
impacts associated with PM;, concentrations.

Operational Impacts. As shown in the Thresholds 4.2.2 discussion, the Project would not exceed the
significance criteria for operational and area source emissions. Additionally as discussed in
Thresholds 4.2.1, the Project is consistent with the AQMP and therefore the Project would not have a
cumulative air quality impact.

Threshold 4.2.4  Expose sensitive receptors to substantial pollutant concentrations
Construction Impacts

Exposure of Residences to Naturally Occurring Asbestos (NOA) from Construction. The
Monterey County General Plan requires that projects be evaluated to determine whether they are
within identified areas of serpentine or ultramafic rock formations. Construction in areas within NOA
can expose residences to asbestos, which is a health risk (Monterey County, 2004). The General Plan
includes two maps showing areas of NOA. Areas with NOA within the County include the South
County and Big Sur. The Project is not located in an area of known NOA. Consequently, the Project
would not expose sensitive receptors to substantial concentrations of NOA.

Construction Emissions. The Project would require the use of construction equipment that emits
diesel particulate matter. However, given the short-term nature of the construction activities,
construction of the project is not expected to result in a significant health risk. In any event,
construction is not expected to result in significant impacts related to emissions. It is recommended,
however, that the Project implement best available control measures (BAMC) as recommended by the
MBUAPCD and in accordance with the Monterey County General Plan Policy 20.2.5 and to comply
with Standard Conditions 4.2.1 and 4.2.2 during construction activities to minimize potential air
quality impacts associated with construction of the Project.

Operational Impacts

Regional and Localized Emissions. Refer to impact discussion under Sections 4.2.2 and 4.2.3.

Threshold 4.2.5  Create objectionable odors affecting a substantial number of people

Heavy-duty equipment in the project area during construction would emit odors. However, the
construction activity would be short-term and would cease to occur after individual construction is

PAMOC0901 CdT Neighborhood Retail Village\DRAFT EIR\Draft EIR_5 21.10.doc «05/21/10» 127



DRAFT ENVIRONMENTAL IMPACT REPORT L S /\
CORRAL DE TIERRA NEIGHBORHOOD RETAIL VILLAGE

COUNTY OF MONTEREY LSA ASSOCIATES, INC.
MAY 2010

completed. No other sources of objectionable odors have been identified for the Project and no
mitigation measures are recommended.

4.2.7 Cumulative Impacts

Implementation of the Project would not result in any exceedances of the short-term construction or
long-term operational emission thresholds. In addition, the Project would be consistent with the
Monterey County General Plan and the MBUAPCD’s Air Quality Management Plan. Cumulative
emissions are part of the emissions inventory included in the Air Quality Management Plan for the
project area. Therefore, the Project would not result in any cumulative air quality impacts.

4.2.8 Level of Significance Prior to Mitigation

As indicated in the impacts analysis, air quality emissions associated with the Project are not expected
to exceed the established significance criteria. Therefore, mitigation measures are not required.

42,9 Mitigation Measures and Standard Conditions of Approval
The following standard conditions shall be implemented to reduce potential impacts of the Project
associated with air quality.

Standard Condition 4.2.1: Particulate Matter. Prior to issuance of a grading permit, the County of
Monterey RMA-Planning Department shall verify that the construction
plans and specifications include the following measures to reduce
particulate matter during construction operations:

e Water all active construction sites at least twice daily. Frequency
should be based on the type of operation, soil, and wind exposure

e Prohibit all grading activities during periods of high wind (over 15
mph)

e Apply chemical soil stabilizers on inactive construction areas
(disturbed lands within construction projects that are unused for at
least four consecutive days)

o Apply non-toxic binders (e.g., latex acrylic copolymer) to
exposed areas after cut and fill operations and hydro seed area

¢ Haul trucks shall maintain at least 2'0" of freeboard

e Cover all trucks hauling dirt, sand, or loose materials

o Plant vegetative ground cover in disturbed areas as soon as possible
o Cover inactive storage piles

« Install wheel washers at the entrance to construction sites for all
exiting trucks
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o Sweep streets if visible soil material is carried out from the
construction site

e Post a publicly visible sign with the telephone number and person to
contact regarding dust complaints. This person shall respond and
take corrective action within 48 hours. The phone number of the
Monterey Bay Unified Air Pollution Control District shall also be
visible to ensure compliance with Rule 402

¢ Limit the area under construction at any one time
Standard Condition 4.2.2: Diesel Emissions. Prior to issuance of a grading permit, the County of
Monterey RMA-Planning Department shall verify that the construction

plans and specifications include the following measures to reduce diesel
emissions during construction operations:

o Limit use of equipment

e Replace diesel- powered equipment with gasoline-powered, when
feasible

e Repower with current standard diesel technology

4.2.10 Level of Significance After Mitigation

As no impacts are expected to exceed the impact significance criteria, there would be no significant
impacts caused by the Project during construction or long-term operation. Standard construction
measures are prescribed pursuant to requirements of MBUAPCD (Monterey Bay Unified Air
Pollution Control District, 2009).
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43 BIOLOGICAL RESOURCES

This chapter analyzes the anticipated effects on biological resources from the Project. It describes the
biological resources present or potentially present on the Site, and discusses potential impacts to these
resources resulting from project implementation. Associated mitigation measures to offset any
impacts to biological resources are also addressed in this chapter.

LSA Associates, Inc (LSA) conducted field visits of the Site in 2004 and 2007. Previous biological
studies that have been completed on the Site that were reviewed during preparation of this report
include:

» Final Biological Assessment Report for Phelps/Corral de Tierra (Denise Duffy & Associates
(DD&A) 2007);

e Corral de Tierra, California, Red-legged Frog and California Tiger Salamander Habitat
Assessment Report (DD&A 2007); and

o Revised Forest Management Plan, Corral de Tierra (Webster & Associates Professional Foresters
2007).

These biological reports can be found in Appendix D of Volume II of this EIR.

4.3.1 Existing Environmental Setting
Physical Characteristics of the Site and Adjacent Lands

The approximately 11 acre Site (APN 161-581-001 and 161-571-003) is located southeast of the
intersection of State Route 68 (SR-68) and Corral de Tierra Road, approximately 10 miles east of
Monterey, California. The mountains and rolling hills of the Sierra de Salinas Range surround the
Site, even though the Site itself is fairly level. The Site averages 280 ft in elevation.

Biotic Characteristics of the Site and Adjacent Lands

The Site consists of vacant ruderal annual grassland with sparse mature trees (mostly nonnative) in
the overstory.

Areas adjacent to the Site are primarily rural residential/commercial development. Ornamental
landscaping is equally as prominent as native habitats on properties directly adjacent to the Site.
Biotic habitats in the Project vicinity area include annual grassland, coyote bush series, coast live oak
series, Eucalyptus series and Arroyo willow series. Seasonal drainages adjacent to the Site typically
are dominated by Arroyo willow and are tributaries of El Toro Creek. El Toro Creek is a tributary of
the Salinas River. Aquatic habitat associated with a perennial pond occurs at the golf course
immediately east of the northeast corner of the Site.

Soils

Soils of the Site consist of alluvial sediments of two series, described in Table 4.3.A. and as shown in
Figure 4.3.1.

P:\MOC0901 CdT Neighborhood Retail Village\DRAFT EIR\Draft EIR_5 21.10.doc «05/21/10» 131



CORRAL DE TIERRA NEIGHBORHOOD RETAIL VILLAGE
COUNTY OF MONTEREY LSA ASSOCIATES, INC.
MAY 2010

DRAFT ENVIRONMENTAL IMPACT REPORT L S A

Table 4.3.A: Soils of the Site

Soil Series Parent Material Drainage Hydric
Gorgonio Sandy Loam, | Course textured alluvium | Somewhat ) No
0 — 5% slopes derived from granite Excessively Drained
Santa Ynez Fine Sandy | Alluvium from shale, Moderately Well No
Loam, 15 —30% slopes | sandstone and granite Drained

Biotic Habitat (Ruderal California Annual Grassland)

The only plant communities identified on the Site is ruderal (disturbed) California annual grassland
(refer to Figure 4.3.2). The term “ruderal” refers to areas commonly disturbed by human activities.
One small structure, the pump house, remains near the southeastern boundary. An old stagecoach
wagon was observed south of SR-68 near the northeastern boundary. The majority of the grassland
has been regularly mowed; however, the portion along the southeastern perimeter is less disturbed
and has a mild slope and a tree overstory. Wetlands in the form of swales, drainages, and ponds do
not occur on the Site itself.

Disturbed annual grassland is found in all open areas and in the understory of mature native and
nonnative trees. Trees are more heavily distributed toward the eastern boundary of the Site. Seventeen
of the forty-five trees are coast live oaks (Quercus agrifolia). The remaining tree species include
California sycamore (Platanus racemosa), blue-gum eucalyptus (Eucalyptus globulus), white
stringybark (Eucalyptus eugenioides), English walnut (Juglans regia), California walnut (Juglans
californica), Monterey pine (Pinus radiata), incense cedar (Calocedrus decurrens) and European
olive (Olea europaea). Native trees that were not planted on the Site are limited to the coast live oaks.
Although California sycamore and California walnut are native to the general project vicinity area,
the habitat characteristics are not typical of native occurrence and therefore are assumed to be
planted. Furthermore, Monterey pine and incense cedar are native to California, but this part of the
County is not currently within the distributional range of these trees. A list of the trees identified on
the Site can be found in Table 4.3.B.

A few shrubs are sparsely distributed in the understory, particularly in the less disturbed eastern
portion of the Site. Native shrubs included poison oak (Toxicodendron diversilobum), big saltbush
(Atriplex lentiformis), California buckeye (desculus californica), toyon (Heteromeles arbutifolia),
and California blackberry (Rubus ursinsus).

The disturbed understory is dominated by nonnative grasses such as red brome (Bromus madritensis
ssp. rubens), ripgut (Bromus diandrus), soft chess (Bromus hordeaceus), and Italian ryegrass (Lolium
multiflorum). Non-native forbs occurring regularly in the grassland habitat include telegraph weed
(Heterotheca grandiflora), yellow star-thistle (Centauria solstitialis), and wild radish (Raphanus
sativa). Native forbs observed blooming during the November 2007 site visit were limited to
California poppy (Eschscholzia californica). Other native forbs present on the Site include Rancher’s
fireweed (Amsinckia menziesii), sky lupine (Lupinus nanus), miner’s lettuce (Claytonia perfoliata),
and vinegarweed (Trichostema sp.).
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Table 4.3.B: Trees Located on the Site

Tree
No. Common Name Species Protected and Retained Removed and Replaced
1 Coast live oak Quercus agrifolia X
2 Coast live oak Quercus agrifolia X
3 European olive Olea europaea X
4 European olive Olea europaea X
5 European olive Olea europaea X
6 European olive Olea europaea X
7 European olive Olea europaea X
8 European olive Olea europaea X
9 European olive Olea europaea X
10 European olive Olea europaea X
11 European olive Olea europaea X
12 European olive Olea europaea X
13 European olive Olea europaea X
14 Monterey pine Pinus radiata X
15 Monterey pine Pinus radiata X
16 Monterey pine Pinus radiata X
17 Coast live oak Quercus agrifolia X
18 Coast live oak Quercus agrifolia X
19 Coast live oak Quercus agrifolia X
20 Coast live oak Quercus agrifolia X
21 Incense cedar Calocedrus decurrens X
22 Incense cedar Calocedrus decurrens X
23 Coast live oak Quercus agrifolia X
24 Coast live oak Quercus agrifolia X
25 Eucalyptus FEucalyptus sp. X
26 Eucalyptus Eucalyptus sp. X
27 Coast live oak Quercus agrifolia X
28 Coast live oak Quercus agrifolia X
29 Western sycamore Platanus racemosa X
30 Western sycamore Platanus racemosa X
31 Coast live oak Quercus agrifolia X
32 Eucalyptus Eucalyptus sp. X
33 Western sycamore Platanus racemosa X
34 Coast live oak Quercus agrifolia X
35 Western sycamore Platanus racemosa X
36 Walnut Juglans spp. X
37 Walnut Juglans spp. X
38 Walnut Juglans spp. X
39 Walnut Juglans spp. X
40 Walnut Juglans spp. X
41 Walnut Juglans spp. X
42 Walnut Juglans spp. X
43 Coast live oak Quercus agrifolia X
44 Coast live oak Quercus agrifolia X
45 Coast live oak Quercus agrifolia X

Source: Forest Management Plan, DD&A, 2007.
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Ruderal grasslands such as that occurring on the Site provide suitable aestivation (summering habitat)
for a limited number of amphibians or reptiles. Western fence lizard (Sceloporus occidentalis) was
observed during the Site surveys. As very few burrows were observed on the Site, amphibians and
reptiles could be expected to be less common on the Site than on more pristine habitats in the near
vicinity. Only those amphibian or reptilian species accustomed to a fair amount of disturbance
(mowing) could currently reside there, and may include common species such as gopher snake
(Pituophis melanoleucus) and common kingsnake (Lampropeltis getulus).

A large number of avian species could reside or forage on the Site based on the type of habitat
present. Dozens of hummingbirds were observed in a large eucalyptus tree near the western boundary
of the Site. Resident birds observed in the ruderal grasslands of the Site included Brewer’s blackbird
(Euphagus cyanocephalus), American robin (Turdus migratorius), common raven (Corvus corax),
killdeer (Charadrius vociferous) and European starling (Sturnus vulgaris). In the winter, avian
species such as American pipit (Anthus rubescens) and savannah sparrow (Passerculus
sandwichensis) could occur within the Site. Raptors nesting or roosting in trees on the Site or nearby
could use the grasslands of the Site for foraging. Common raptors including red-tailed hawk (Buteo
Jjamaicensis), American kestrel (Falco sparverius) and red-shouldered hawk (Buteo lineatus) could
nest in large trees on the Site. Nocturnal species such as barn owl (7yto alba) and great horned owl
(Bubo virginianus) could also use grasslands of the Site for foraging or the large trees on the Site for
nesting.

Small mammals provide a primary source of prey for many predators. California ground squirrels
(Spermophilus beecheyi) were observed on the Site. Other small mammals including deer mice
(Peromyscus maniculatus), Western harvest mice (Reithrodontomys megalotis), California voles
(Microtus californicus) and Botta’s pocket gophers (Thomomys bottae) could all occur on the Site. In
turn they could attract carnivorous mammals such as gray fox (Uroncyor cinereoargenteus) and
coyote (Canis latrans) to the Site. Common mammals that are likely to use the nonnative grassland
for foraging include raccoon (Procyon lotor), Virginia opossum (Didelphis virginiana), striped skunk
(Memphitis mephitis), black-tailed hare (Lepus californicus), and desert cottontail (Sylvilagus
audubonii). A mule deer (Odocoileus hemionus) was observed on the Site to the east during the
November 2007 site visit.

Special Status Species and Sensitive Habitats

As discussed under Section 4.3.3 below, a search in the California Natural Diversity Data Base
(CNDDB) was conducted for the USGS 7.5° quadrangle on which the Site occurs, as well as the eight
surrounding quads. This information was used to generate a list of special status species that occur in
the project vicinity area (refer to Appendix D of Volume II of this EIR). The specific habitats
required by each species was reviewed, as well as the specific habitats and habitat conditions present
on the Site. Previous experience with these species was also taken into consideration. Based on this
evaluation, the likelihood of each species to occur on the Site was determined. Special status species
that were observed on the Site, or determined to potentially occur on the Site based on availability of
suitable habitat or other factors (i.e., at least a “Low” potential for occurrence), are discussed in more
detail below. Species determined unlikely to occur or absent from the Site based on these same
factors are documented accordingly in the list and are not discussed further in this report. Figure 4.3.3
shows the documented occurrences of special status species within a 3-mile radius of the Site.
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Bat Species. Six bats of special concern could occur on the Site. Three of these have low potential for
occurrence on the Site, including pallid bat, Townsend’s big-eared bat, and spotted bat. There are no
rocky habitats for roosting on the Site, limiting roosting habitat for the pallid bat (4ntrozous pallius).
The only structures on the Site are the old wagon and the small pumphouse, both of which provide
extremely marginal roosting habitat for the Townsend’s big-eared bat. Spotted bat (Fuderma
maculatum) requires cliffs and caves for roosting, neither of which are present on or directly adjacent
to the Site.

The remaining three special status bat species that have moderate potential to occur on the Site
frequently roost in tree cavities, such as those observed in large coast live oaks of the Site. They
include greater western mastiff bat (Eumops perotix californicus), red bat (Lasiurus blossevilli), and
Yuma myotis bat (Myotis yumanensis). There is roosting habitat for these special status bat species in
all trees proposed for removal on the Site.

Monterey Dusky-footed Woodrat. The Monterey dusky-footed woodrat (Neotoma macrotis
luciana) is a State species of special concern. This species occurs in chaparral and forest habitats with
moderate canopy cover and moderate to dense understory. Woodrats construct nests of grass, leaves,
sticks, feathers, and other materials. Habitat suitability may be limited by the availability of nest
materials.

Areas beneath trees along the eastern edge of the Site provide marginal habitat for this species. The
CNDDB does not contain any records of Monterey dusky-footed woodrat within 10 miles of the Site
and this species, or evidence of, was not observed during surveys of the Site in 2001, 2002, 2004, or
2007. Since marginal nesting and foraging habitat is present, there is low potential for this species to
occur on the Site.

Western Burrowing Owl. The western burrowing owl (Athene cunicularia) is a State species of
special concern, but is not currently protected according to provisions of either the State or Federal
Endangered Species Acts. It is protected according to provisions of the Migratory Bird Treaty Act.

The burrowing owl is a small, terrestrial owl of open prairie and grassland habitats. It inhabits
relatively flat dry open grasslands where tree and shrub canopies provide less than 30% cover. The
burrowing owl is the only owl that routinely lives and nests underground. In the western United
States, burrowing owls do not dig their own burrows, but take over burrows dug by animals such as
ground squirrels (Spermophilus spp.), prairie dogs (Cynomys spp.), and badgers (Taxida taxidus)
(Zarn 1974). Pocket gopher burrows are too small. In California, this species is found in close
association with California ground squirrels using the abandoned burrows of ground squirrels for
shelter, roosting and nesting. Burrowing owls are colonially nesting raptors, and colony size is
indicative of habitat quality. It is not uncommon to find burrowing owls in developed and cultivated
areas where California ground squirrels are active.
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Suitable nesting (i.e., burrows with an opening diameter four inches or greater) and foraging habitat is
present in the annual grassland on the Site. The CNDDB contains two records of burrowing owls
within ten miles of the Site but no burrowing owls or sign (e.g., whitewash, prey remains) were
observed at or near any of the burrows during site surveys in 2001, 2002, 2004, or 2007. While no
burrowing owls or evidence of burrowing owls was observed on the Site, individuals could readily
move on to the Site prior to site development. Transients could use ground squirrel burrows for cover
outside of the breeding season. Nesting pairs could use burrows of the Site for nesting purposes
during the breeding season. Consequently, there is moderate potential for burrowing owls to migrate
onto the Site.

Northern Harrier. The Northern harrier (Circus cyanus) is a State species of concern. Northern
harriers occur in a variety of habitats, including grasslands, grain fields, sagebrush flats, emergent
wetlands, and alpine meadows. This species usually nests in emergent wetlands or along rivers or
lakes, but may nest in grasslands, grain fields, or on sagebrush flats. Northern harrier populations
have declined dramatically in Central California due to loss of habitat. Impacts to the remaining
suitable habitat for this species are of great concern to the resource agencies.

Suitable nesting and foraging habitat for northern harriers occurs in the annual grassland on the Site.
An adult male northern harrier was observed foraging in the annual grassland east of the Site near the
pond during surveys for the SR-68 improvement project at the Corral de Tierra intersection in

May 2007 (LSA, 2007).

White-tailed Kite. The white-tailed kite (Elanus leucurus), formerly known as the black-shouldered
kite, is a State fully protected species under California Fish and Game Code. California contains the
largest number of white-tailed kites in North America. It is known to occur from the Central Valley
and the entire California coast. White-tailed kites breed in scattered trees of lowland grasslands,
agriculture, wetlands, oak-woodland, oak savannah, and riparian areas associated with open areas.
Nesting birds are protected by the Migratory Bird Treaty Act and the California Fish and Game Code.

Scattered trees within the Site provide suitable nesting habitat for white-tailed kites. The annual
grassland on the Site provides suitable foraging habitat. Seasonal wetland/riparian habitat occurring
north of the Site along the tributary to El Toro Creek might attract white-tailed kites to the Site.
Although this species was not observed on the Site, there is a high probability that the white-tailed
kite would forage and/or nest on the Site.

California Horned Lark. The California horned lark (Eremophila alpestris actia) is a State species
of special concern. This species is known from coastal regions and the San Joaquin Valley, and is a
common to abundant resident in a variety of open habitats, usually where trees and large shrubs are
absent. It occurs from grasslands along the coast and deserts near sea level to alpine dwarf-shrub
habitat above timberline. Horned larks walk along the ground in search of food. Their diet consists of
insects, spiders, snails, grass and forb seeds, and other plant matter. Horned larks build grass-lined
cup-shaped nests in depressions on the ground in open areas.

The annual grassland on the Site provides suitable nesting and foraging habitat for this species. The
CNDDB does not contain any records of California horned lark within 10-miles of the Site, and this
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species was not observed during surveys during September 2004 or November 2007. Since suitable
habitat is present, there is a moderate potential for California horned lark to occur on the Site.

Prairie Falcon. The prairie falcon (Falco mexicanus) is a State species of special concern. This
species nests on cliffs in dry, open terrain, and forages in open areas such as grassland, rangeland,
savannah, desert scrub, and agricultural fields.

The Site does not contain suitable nesting habitat for prairie falcon but the annual grassland on the
Site could provide suitable foraging habitat. The nearest CNDDB record for this species is
approximately 20 miles east of the Site in Pinnacles National Monument. There are no CNDDB
records in the Sierra de Salinas range and this species was not observed during surveys in November
2007. However, since suitable foraging habitat is present, there is low potential for prairie falcon to
occur on the Site.

Loggerhead Shrike. The loggerhead shrike (Lanius ludovicianus) is a State species of special
concern. The species is considered a common resident and winter visitor in lowlands and foothills
throughout California. Loggerhead shrikes prefer open habitats with scattered shrubs, trees, posts,
fences, utility lines, or other perches. Highest densities occur in more or less open hardwood and
mixed canopy habitats. Loggerhead shrikes are rarely found in heavily urbanized areas, but often
occur in open croplands.

Loggerhead shrikes frequent open habitats with scattered shrubs and trees where they feed on large
insects, small birds, mammals, amphibians, reptiles, fish, carrion, and various other invertebrates.
Prey is typically identified from an above ground perch. Captured prey is often skewered on a thorn,
sharp twig, or wire barb. Nests are constructed in dense shrubs or trees and are usually well
concealed.

The annual grassland and scattered trees on the Site provide suitable nesting and foraging habitat for
loggerhead shrike. The CNDDB does not contain any records of loggerhead shrike within 10 miles of
the Site and this species was not observed on the Site during surveys in September 2005 or November
2007. Since suitable foraging and nesting habitat is present, there is moderate potential for loggerhead
shrike to occur on the Site.

California Tiger Salamander. The California tiger salamander (CTS) (Ambystoma californiense) is
a federally threatened species, and as of March 2010, was listed as threatened in the State of
California. Critical habitat for CTS was designated on August 23, 2005. The Site is not located in
critical habitat for CTS; the closest critical habitat is Unit 3 - Central Coast Region, located
approximately nine miles south of the Site. Introduced Tiger Salamanders (4mbystoma tigrinum)
have been found within this part of the range of the CTS.

California tiger salamanders are large terrestrial salamanders occurring in lowland grasslands and low
foothill regions of Central and Northern California. They range from Sonoma, Colusa, and Yolo
Counties south through the Central Valley to Tulare County, and through the Coast Range into Santa
Barbara County. An isolated population also occurs in Butte County. California tiger salamanders are
typically associated with vernal pool habitats or other habitats consisting of seasonal pools or ponds
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(including man-made ponds) surrounded by grasslands. Adult CTS spend most of their lives
underground in small mammal burrows, which are a required habitat element. Adult salamanders
move to larger, longer lasting vernal pools and other seasonal pools to breed following late winter and
spring rains. Following metamorphosis, juveniles emigrate at night from drying breeding sites to
refuge sites. The USFWS considers the upper dispersal limit of CTS to be 1.4-miles (2.2 kilometers)
from the nearest breeding habitat. Any burrows within that 1.4 miles (2.2 kilometers) could
potentially provide aestivation habitat for CTS. Research based on adult capture data suggests that
50%, 90% and 95% of adults were within 164, 536, and 678 yd (150, 490, and 620 m respectively) of
the pond, respectively. For subadults, 95% were within 689 yd (630 m) of the pond, but that 85% of
this life stage was concentrated between 219 and 656 yd (200 and 600 m) from the pond (Trenham
and Shaffer 2005). Furthermore, CTS are known to disperse between ponds in a complex during their
lifetime (Trenham et al 2001).

CTS are threatened by loss of suitable pools for breeding and, specifically, the degradation of
complexes of long-lasting pools. Introduction of exotic and transplanted predatory fishes, including
mosquitofish, can eliminate developing embryos or larvae from a pool. CTS are very rarely found in
any pond with fish. Bullfrogs and crayfish are also known CTS predators. Loss of refuge habitat
adjacent to breeding sites and poisoning of burrowing mammals are significant threats to CTS.
Artificial barriers that prevent or seriously impede migration can also be threats to certain
populations.

An amphibian site assessment was completed for the Site in January 2007 by DD&A and a habitat
assessment for California red-legged frog (CRLF) and CTS was completed for the Site by LSA in
2007. The assessment followed the USFWS interim guidance from 2003 (Interim Guidance on-site
Assessment and Field Surveys for Determining Presence or a Negative Finding of the California
Tiger Salamander). The assessment for CTS and CRLF were done concurrently on November 2,
2005. DD&A assessed dominant habitats within 3.1 miles of the Site and determined that annual
grassland, native grassland, oak savannah, and oak woodland were dominant. Other habitats included
coyote bush scrub, coastal scrub, coastal prairie, freshwater marsh, maritime chaparral, mixed conifer,
riparian, wetland, sparsely vegetated/bare soil, urban non-vegetated, and valley needlegrass. This
report was submitted to the USFWS requesting a determination regarding the necessity of additional
studies to establish presence/absence. An LSA biologist spoke with Chris Diel, USFWS biologist,
regarding the project on April 15, 2010. Mr. Diel stated that given the length of time since the original
habitat assessment was conducted, an additional habitat assessment following the USFWS 2003
Interim Guidance on-site Assessment and Field Surveys for Determining Presence or a Negative
Finding of the California Tiger Salamander would be required. This requirement is described under
Mitigation Measure 4.3.4.

The Site is within the historic range of CTS. There are no documented occurrences from the Site.
However, there are 12 known occurrences within 3.1 miles of the Site, all north of SR-68 within lands
of Ford Ord and Laguna Seca (refer to Figure 4.3.3). The closest documented occurrence lies
approximately 1/3 mile to the north. Suitable breeding habitat occurs approximately 492-yards (450-
meters) north of the Site in an un-surveyed ephemeral pond. Should known occurrences be the only
occurrences in the Project vicinity area, SR-68 could serve as a barrier for dispersal. SR-68 represents
a potential barrier for dispersal (>30 cars per hour at any given time). In addition, no roadkill records
of CTS have been documented on SR-68 (CDFG, 2007).

P:\MOC0901 CdT Neighborhood Retail Village\DRAFT EIR\Draft EIR_5 21.10.doc «05/21/10» 145



DRAFT ENVIRONMENTAL IMPACT REPORT L S A
CORRAL DE TIERRA NEIGHBORHOOD RETAIL VILLAGE

COUNTY OF MONTEREY LSA ASSOCIATES, INC.
MAY 2010

According to the Spreckels USGS 7.5 quadrangle, there are at least three ponds within the 1.4 miles
(2.2 km) distance south of the Site, all within heavily managed lands associated with the golf course.
None of these ponds were surveyed because of inaccessibility. The pond located approximately 150 ft
east of the northeastern corner of the Site was inundated during all of LSA’s visits and appears to be
perennial. There are two others that have not been surveyed within the 1.4 miles (2.2 km) distance to
the south. If any of the three ponds are ephemeral (seasonal) in nature, they would be suitable
breeding (aquatic) habitat for CTS. Densely vegetated areas would not be considered barriers to
dispersal between the ponds and the Site, although CTS tend to favor grassland for dispersal. Should
CTS breed in any of these ponds, it is possible they could disperse onto the Site and aestivate in
burrows located on the Site. Annual grassland on the Site is suitable to marginal upland aestivation
habitat due to the presence of a few ground squirrel burrows and gopher burrow complexes which
could be used as refugia during aestivation. Therefore, there is low-moderate potential for CTS to
occur on the Site.

California Red-legged Frog. The California red-legged frog (CRLF) (Rana aurora draytonii) is a
federally threatened species and a State species of concern. Critical habitat for CRLF was initially
designated in March 2001, but was subsequently vacated (with the exception of one-unit in the Sierra
Nevada) pursuant to a November 6, 2002, court order by the U.S. District Court for the District of
Columbia. A revised critical habitat designation was finalized on April 13, 2006. Per the revised
critical habitat designations, the Site is not located in critical habitat. The nearest critical habitat is
Unit MNT-2, located approximately 3.8 miles southwest of the Site in the Carmel Valley. There are
no documented occurrences of the CRLF within 5 miles (8 km) of the Site (CNDDB, 2007).

The CRLF inhabits lowlands and foothills in or near permanent sources of deep water. This frog
prefers ponds or creeks with extensive shoreline vegetation but would disperse 1.0 mile or more
during and after rain events. Ruderal grasslands of the Site provide suitable upland habitat. The Site
does not contain any suitable breeding habitat (creeks, ponds, pool, or wetlands) for the CRLF.

A site assessment was completed for the Project in 2007 in accordance with Revised Guidance On-
Site Assessment and Field Surveys for California Red-legged Frog (USFWS, 2005) (DD&A, 2007).
Suitable breeding habitat occurs within close proximity of the Site. Potential aquatic habitat for CRLF
within a one-mile radius of the Site includes a pond on private property to the northeast and at least
three ponds on the Rancho El Toro golf course to the east and south. The ephemeral tributary to El
Toro Creek that lies north of SR-68 has minimal riparian vegetation and does not frequently pond,
providing only marginal habitat for CRLF. Northeast of the Site, El Toro Creek supports dense
willow riparian vegetation that would be suitable for CRLF foraging or dispersal if they are present in
the area. Dominant habitats present within .6 mi (1 km) of the Site include annual grassland, oak
savannah, and oak woodland (DD&A, 2007). Several protocol-level and other surveys for CRLF have
been conducted in or near the Site between 2003 and 2007 with negative findings. A habitat
assessment for CRLF and CTS was completed by LSA for the Corral de Tierra and SR-68
intersection improvement project (LSA, 2007), with negative findings.

Considering the lack of documented presence in the vicinity and the absence of suitable breeding
habitat on the Site, there is a low probability that CRLF occur on the Site.
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Western Spadefoot Toad. The western spadefoot toad (Spea hammondi) is a California species of
special concern. Historically, the western spadefoot toad ranged from Redding to northwest Baja
California. In California this species was found throughout the Central Valley and in the Coast
Ranges from San Francisco to Mexico. Breeding habitat for this species includes temporary pools or
ephemeral drainages; breeding occurs from January to May. Water temperatures within these pools
must stay between 48° and 86° degrees Fahrenheit in order to serve as suitable breeding habitat. Eggs
are deposited on emergent vegetation or detritus. Once pools begin to dry, western spadefoot toads
use “spades” on their hind feet to burrow into the ground. Once fully concealed, these toads enter a
period of subterranean hibernation until the following wet season, often eight to nine months.

The ephemeral drainage approximately 500 ft east-northeast of the Site provides suitable breeding
(aquatic) habitat for western spadefoot toad. The ponds adjacent to the Site on golf course lands may
provide suitable breeding habitat, if they are ephemeral in nature. California annual grassland on the
Site provides suitable upland habitat. The CNDDB contains one record for this species within 10
miles of the Site. Consequently, there is low potential for western spadefoot to occur on the Site.

Potential Jurisdictional Waters. Jurisdictional waters include rivers, creeks, and drainages with a
defined bed and bank that may carry at most ephemeral flows. Jurisdictional waters include lakes,
ponds, reservoirs, and wetlands. Such waters may be subject to the regulatory authority of the U. S.
Army Corps of Engineers (Corps), the California Department of Fish and Game (CDFG) and the
California Regional Water Quality Control Board (RWQCB). Potential jurisdictional waters on the
Site are absent. There is no evidence of hydrophytic vegetation, hydric soils, or wetland hydrology on
any portion of the Site.

Natural Communities of Special Concern. Natural communities of special concern are those that
are of limited distribution, distinguished by significant biological diversity, home to special status
plant and animal species, or are of importance in maintaining water quality or sustaining flows.
Examples of natural communities of special concern in the vicinity of Toro Planning Area could
include, among others, vernal pools, various types of riparian forest, and oak woodland (Sawyer and
Keeler-Wolf, 1995). Due to its abundance in the direct and regional Project vicinity, California annual
grasslands would not be considered a natural community of special concern. The low concentration of
native oak trees on the Site (limited to 15 trees) would not qualify this mixed savannah to be
considered oak woodland habitat.

4.3.2 Regulatory Setting
Special-Status Species

Special-status plants and wildlife are those species that are: 1) listed as rare, threatened, or
endangered by USFWS or CDFG under State or federal endangered species acts; 2) are on formal
lists as candidates for listing as threatened or endangered: 3) are on formal lists as species of concern;
or 4) are otherwise recognized at the federal, State, or local level as sensitive.

Federal Endangered Species Act. Under the Federal Endangered Species Act (FESA), it is unlawful
to “take” any species listed as threatened or endangered. “Take” is defined as to “harass, harm,
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pursue, hunt, shoot, wound, kill, trap, capture, or collect, or attempt to engage in any such conduct.”
An activity is defined as “take” even if it is unintentional or accidental. Take provisions under FESA
apply only to listed fish and wildlife species under the jurisdiction of the USFWS and/or the National
Oceanic & Atmospheric Administration, National Marine Fisheries Service (NMFS). Consultation
with USFWS or NMFS is required if a project “may affect”, or result in “take” of, a listed species.

When a species is listed, the USFWS and/or NMFS, in most cases, must officially designate specific
areas as critical habitat for the species. Consultation with USFWS and/or NMFS is required for
projects that include a federal action or federal funding if the project would modify designated critical
habitat.

Magnuson-Stevens Fishery Conservation and Management Act. Under the Magnuson-Stevens
Fishery Conservation and Management Act (MSA), essential fish habitat (EFH) must be designated
in every fishery management plan. EFH includes “...those waters and substrate necessary to fish for
spawning, breeding, feeding, or growth to maturity.” The MSA requires consultation with NMFS for
projects that include a federal action or federal funding and may adversely modify EFH.

Bald Eagle and Golden Eagle Protection Act. It is unlawful to import, export, take, sell, purchase,
or barter any eagle, their parts, products, nests or eggs according to the federal Bald Eagle and Golden
Eagle Protection Act (16 USC Sec. 668 et seq.)

Migratory Bird Treaty Act and California Department of Fish and Game Code. The Migratory
Bird Treaty Act (MBTA) prohibits actions that would result in “take” of migratory birds, their eggs,
feathers, or nests. “Take” is defined in the MBTA to include by any means or in any manner, any
attempt at hunting, pursuing, wounding, killing, possessing or transporting any migratory bird, nest,
egg, or part thereof. More than 800 species of birds are protected under the MBTA.

Migratory birds are also protected, as defined in the MBTA, under Section 3513 of the California
Fish and Game Code. In addition, Section 3503 of the California Fish and Game Code prohibits the
take, possession, or needless destruction of the nest or eggs of any bird, except as otherwise provided
by the California Fish and Game Code or other regulation.

California Endangered Species Act. Under the California Endangered Species Act (CESA), it is
unlawful to “take” any species listed as rare, threatened, or endangered. “Take” means to “hunt,
pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture, or kill.” CESA take
provisions apply to fish, wildlife, and plant species. Take may result whenever activities occur in
areas that support a listed species. Consultation with CDFG is required if a project would result in
“take” of a listed species.

California Native Plant Protection Act. The California Native Plant Protection Act (CNPPA)
preserves, protects and enhances endangered and rare plants in California. Specifically, it prohibits
import, take, possession or sale of any native plant designated by the CDFG Commission as rare or
endangered, except under certain circumstances designated by the Act.
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Jurisdictional Waters. Jurisdictional waters include most drainage features (rivers, streams), open
water features (lakes, ponds), and wetlands (marshes, seeps). Jurisdictional waters are often regulated
by one or more government agencies, as described below.

Army Corps of Engineers. Under Section 404 of the Clean Water Act (CWA), Corps regulates the
discharge of dredged or fill material into waters of the U.S. Waters of the U.S. are those waters that
have a connection to interstate commerce, either direct via a tributary system or indirect through a
nexus identified in the Corps regulations. In non-tidal waters, the lateral limit of jurisdiction under
Section 404 extends to the ordinary high water mark (OHWM) of a waterbody or, where adjacent
wetlands are present, beyond the OHWM to the limit of the wetlands. The OHWM is defined as “that
line on the shore established by the fluctuations of water and indicated by physical characteristics
such as a clear natural line impressed on the bank, shelving, changes in the character of the soil,
destruction of terrestrial vegetation, the presence of litter and debris, or other appropriate means that
consider the characteristics of the surrounding area” (33 CFR 328.3). In tidal waters, the lateral limit
of jurisdiction extends to the high tidal line (HTL) or, where adjacent wetlands are present, beyond
the HTL to the limit of the wetlands.

Wetlands are defined as “those areas that are inundated or saturated by surface or ground water at a
frequency and duration sufficient to support, and that under normal circumstances do support, a
prevalence of vegetation typically adapted for a life in saturated soil conditions.” Nonwetland waters
essentially include any body of water, not otherwise exempted, that displays an OHWM.

Regional Water Quality Control Board. Under Section 401 of the CWA, the State Water Resources
Control Board must certify all activities requiring a 404 permit. The RWQCB regulates these
activities and issues water quality certification for those activities requiring a 404 permit. In addition,
the RWQCB has authority to regulate the discharge of “waste” into waters of the State pursuant to the
Porter-Cologne Water Quality Control Act (PCWQCA).

California Department of Fish and Game. The CDFG, through provisions of Sections 1600-1616
of the State of California Code of Regulations, is empowered to issue agreements for any alteration of
a river, stream, or lake where fish or wildlife resources may be substantially adversely affected.
Streams (and rivers) are defined by the presence of a channel bed and banks, and the conveyance of at
least ephemeral flows. CDFG regulates wetland areas only to the extent that those wetlands are part
of a river, stream, or lake as defined by CDFG.

CDFG has jurisdiction over streams and lakes and any riparian habitat present within those areas.
Riparian habitat includes willows, cottonwoods, and other vegetation typically associated with the
banks of a stream or lake shoreline. In most situations, wetlands associated with a stream or lake
would fall within the limits of riparian habitat. Thus, defining the limits of CDFG jurisdiction based
on riparian habitat would automatically include any wetland areas. CDFG has not defined wetlands
for jurisdictional purposes. Wetlands not associated with a lake, stream, or other regulated area are
generally not subject to CDFG jurisdiction.
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Local Plans and Regulations

Local jurisdictions are required to include in their general plans discussion of elements that relate to
biological resources, often within the categories land use, conservation, and open space. The Site falls
within the jurisdiction of the Toro Area Plan, a part of the Monterey County General Plan. Both the
Monterey County General Plan and the Toro Area Plan were referenced in this analysis for guidance
related to biological resources. Policies in the General Plan seek to protect natural areas and to
preserve the diversity of habitats in the County.

Monterey County Tree Ordinance

The County has provided regulations for the protection and preservation of oak and other specific
types of trees as required in the Monterey County General Plan, area plans and master plans. The area
located within the Toro Area Plan is subject to the provisions of the Monterey County Zoning
Ordinance — Title 21, Section 21.64.260. This section of the Ordinance requires the acquisition of a
permit prior to the removal of oak trees and other protected trees with a diameter of six inches or
more when measured 2 ft above the ground level; removal of landmark oak tree requires a
discretionary permit pursuant to Subsection 21.64.260D of the Ordinance. Landmark oak trees are
those trees that are 24 inches or more in diameter when measured 2 ft above the ground, or trees that
are visually significant, historically significant, or exemplary of their species.

CDFG Protection of Oak Woodlands

Oak protection legislation (SB 1334) signed by Governor Schwarzenegger in January of 2005
establishes that the conversion of oak woodlands within County jurisdictions of the State be subject to
CEQA review, and that significant impact to oak woodlands be mitigated. The legislation defines
“oak woodland” as a tree habitat with five or more oak trees per acre. “Conversion” has been defined
as the cutting or removing of 30 percent or more of the canopy from oak woodland, and changing the
land use such that the converted acreage could no longer sustain oak woodland in the future. The
legislation also identifies a number of mitigation options, which individually or in combination could
reduce a project’s impact to oak woodlands to a less than significant level.

As a public trust and commenting agency under CEQA, Region 4 of the California Department of
Fish and Game has now established guidelines for identifying appropriate mitigation measures for
potentially significant project effects to individual oaks, as well as oak woodlands. These guidelines
implicitly provide for a tree survey that identifies likely impacts to oaks from a given project. They
also provide for the planting of replacement oaks at various ratios tied to the size class of the affected
oaks.

4.3.3 Methodology
Literature Search

Prior to performing any fieldwork, database searches were conducted of the California Natural
Diversity Database (CNDDB 2007), and California Native Plant Society (CNPS) Online Inventory
(CNPS 2007), referencing the Spreckels, Chualar, Salinas, Natividad, Mt. Carmel, Seaside, Carmel
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Valley, and Rana Creek 7.5-minute USGS quadrangles. A species list from the USFWS, Ventura
Field Office, was also requested and utilized in preparation of this chapter.

The special status species lists obtained from the CNDDB, CNPS, and USFWS were reviewed to
determine which species that occur in the vicinity could potentially occur on the Site (refer to
Appendix D of Volume II of this EIR). In addition, special status species that were not included on
the lists and/or have not been recorded in the area but could potentially occur on the Site based on
habitat suitability are also included in the table. Furthermore, the information gathered through the
literature search and the field surveys was used to assess potentially significant impacts to biological
resources associated with the Project.

Three biological resources reports have been previously prepared for the Project: Biological
Assessment Report for Phelps/Corral de Tierra (Denise Duffy and Associates, Inc, November 2007);
Forest Management Plan, Corral de Tierra (Webster & Associates Professional Foresters 2005); and
Corral de Tierra California Red-legged Frog and California Tiger Salamander Habitat Assessment
Report (Denise Duffy and Associates, Inc. January 2007). Prior to conducting any fieldwork, the
previous biological reports prepared for the Project were reviewed. In addition, a habitat assessment
for CRLF and CTS for the SR-68/Corral de Tierra Intersection improvement project was conducted in
April of 2007 (LSA 2007). The project area associated with the intersection project is located directly
north of the proposed retail village. As appropriate, the findings from these reports were utilized
during preparation of this analysis.

Field Surveys

A field survey was conducted on September 3, 2004 by Senior Biologist Micaele Maddison with the
purpose of conducting a peer review of Denise Duffy and Associates, Inc. (DD&A) biological
studies. An additional survey was conducted on November 8, 2007, and included general biological
surveys, plant communities mapping, and special status species habitat assessment.

Surveys were conducted on foot throughout the Site. Vegetation was characterized and mapped in
accordance with 4 Manual of California Vegetation (Sawyer and Keeler-Wolfe, 1995), as
appropriate, and all habitats on the Site were inspected to determine if they were suitable to support
special status species. An inventory was taken of all wildlife and plant species observed. Lists of flora
and fauna observed on the Site during site surveys can be found in Appendix D of Volume II of this
EIR.

4.3.4 Impact Significance Criteria

This section provides an analysis of the Project impacts that may occur with development of the Site.
The evaluation of impacts is based on the resources present, or reasonably likely to be present, on the
Site and the Project as described herein.

Potential significant impacts associated with biological resources have been evaluated using the
following criteria:

Threshold 4.3.1 Have a substantial effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive or
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special status species in local or regional plans, policies, or regulations,
or by the California Department of Fish and Game or U.S. Fish and
Wildlife Service;

Threshold 4.3.2 Have a substantial adverse effect on any riparian habitat or other
sensitive natural community identified in local or regional plans,
policies, regulations or by the California Department of Fish and Game
or U.S. Fish and Wildlife Service;

Threshold 4.3.3 Have a substantial adverse effect of federally protected wetlands as
defined by Section 404 of the Clean Water Act (including, but not
limited to, marsh, vernal pool, coastal, etc.) through direct removal,
filling, hydrological interruption, or other means;

Threshold 4.3.4 Interfere substantially with the movement of any resident or migratory
fish or wildlife species or with established native resident or migratory
wildlife corridors, or impede the use of native wildlife nursery sites;

Threshold 4.3.5 Conflict with any local policies or ordinances protecting biological
resources, such as a tree preservation policy or ordinance; or

Threshold 4.3.6 Conflict with the provisions of an adopted Habitat Conservation Plan,
Natural Community Conservation Plan, or other approved local,
regional, or state habitat conservation plan.

The significance criteria identified above are based on CEQA Guidelines Appendix G and
Section 15065. A number of other agencies have promulgated criteria and definitions relevant to the
implementation of CEQA significance criteria, as described below.

CEQA Section 15206 states that a project is of statewide, regional, or area wide significance if it has
the potential to substantially affect sensitive wildlife habitats including, but not limited to, riparian
lands, wetlands, bays, estuaries, marshes, and habitats for rare and endangered species, as defined by
Fish and Game Code Section 903. CEQA Section 15380 further provides that a plant or animal
species may be treated as rare or endangered even if not on one of the official lists if, for example, it
is likely to become endangered in the foreseeable future.

A project could be considered to have a significant adverse impact on biological resources if it would
result in substantial disruption to, or destruction of, any special status species, its habitat, or breeding
grounds. A project would also be considered to have a significant impact if it would result in a
substantial loss of important plant or animal species; would cause a change in species composition,
abundance, or diversity beyond that of normal variability; would result in the direct or indirect
measurable degradation of sensitive habitats (e.g., wetlands, riparian corridors, vernal pools, oak
woodlands); or would result in loss of a significant plant community.
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A project would normally have a significant impact on the environment if it would physically affect
communities or species protected by adopted environmental plans and goals of the community(ies)
where it is located. Any action that would conflict with these policies might be considered a
significant impact.

4.3.5 Project Impacts
4.3.5.1 Impacts Considered Less Than Significant

The following impacts were determined to be less than significant and, as a result, no mitigation is
warranted.

Threshold 4.3.1 Have a substantial effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive or
special status species in local or regional plans, policies, or regulations,
or by the California Department of Fish and Game or U.S. Fish and
Wildlife Service

Special Status Wildlife. Impacts would be considered less than significant to special status species
that could forage on the Site due to the presence of suitable foraging habitat, but would not breed
there due to the absence of suitable breeding habitat. The Project would result in the conversion of
approximately 11 acres of annual grassland habitat to commercial uses that would be permanently
unusable for most native flora and fauna. After a thorough analysis of cumulative projects in the
vicinity, suitable foraging habitat for these species is, and would continue to be, relatively common in
the vicinity. The Project would not, by itself, substantially affect regional populations. Therefore,
Project impacts to the special status wildlife species below do not meet the CEQA threshold for
significance.

Special Status Bats. Three special status bats including pallid bat, Townsend’s big-eared bat,
and spotted bat, have low potential to forage on the Site, but would not roost there as suitable
habitat is absent. Should any of these bats be foraging on the Site during construction, they
would most likely avoid the Site during construction and operation. Therefore, no temporary
or permanent impacts are anticipated to these three bat species.

Monterey Dusky-footed Woodrat. Marginal habitat occurs beneath a few trees located
along the eastern boundary of the Site for the Monterey dusky-footed woodrat. Since no
woodrat nests were observed on the Site during preliminary site surveys in 2001, 2002, 2004,
and 2007, it is highly unlikely that this species would take residence on the Site prior to
construction or during operation. There is a low potential for this species to occur on the Site.
Therefore, no temporary or permanent impacts are anticipated to this species as a result of the
Project.

Prairie Falcon. Prairie falcon could forage on the Site but would not nest there since suitable
habitat in the form of rock cliffs is not present. Prairie falcon would most likely avoid
foraging on the Site during construction or operation, and therefore, no temporary or
permanent impacts are anticipated to this species.
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Special Status Plants. Suitable habitat for several special status plants occurs in California annual
grassland habitat on the Site, including Hickmans’s onion, Congdon’s tarplant, Monterey
spineflower, robust spineflower, Hutchinson’s larkspur, Santa Cruz tarplant, marsh microseris,
hooked popcorn-flower, Santa Cruz microseris, and Santa Cruz clover. However, since surveys
conducted in 2001, 2002, 2004 and 2007 on the Site resulted in negative findings, these species are
considered absent from the Site. No temporary or permanent impacts would occur to these special
status plants.

Threshold 4.3.2 Have a substantial adverse effect on any riparian habitat or other
sensitive natural community identified in local or regional plans,
policies, regulations or by the California Department of Fish and Game
or U.S. Fish and Wildlife Service

The Project would result in the conversion of approximately 11 acres of annual grassland habitat to
commercial uses that would be permanently unusable for most native flora and fauna. No riparian
habitat or other sensitive natural community occurs on the Site. Of the 15 oak trees that occur within
the nonnative grassland habitat, two cannot be avoided, as discussed further below. Due to the
relatively small amount of annual grassland (and few oaks) that would be removed by the Project, the
loss of this community is considered a less than significant impact.

Threshold 4.3.3 Have a substantial adverse effect of federally protected wetlands as
defined by Section 404 of the Clean Water Act (including, but not
limited to, marsh, vernal pool, coastal, etc.) through direct removal,
filling, hydrological interruption, or other means

No evidence of wetlands or other waters were observed on the Site during site surveys in 2001, 2002,
2004, and 2007. Roadside drainage ditches were absent from the perimeter of the Site. The relatively
flat nature of the Site allows precipitation to percolate into soils or evaporate prior to draining off-site.
Wetlands within proximity of the Site include the pond on the golf course (approximately 150 ft east
of the sites northeastern boundary) and a seasonal drainage (approximately 100 ft north of the Site
across SR-68). These nearby wetland areas are not located on the Site, but are near enough such that
misdirected runoff could indirectly impact these adjacent wetlands. At the time that this EIR section
was being prepared, no erosion control plan had yet been prepared. Preparation of an erosion control
plan as outlined in Chapter 4.5 Geology and Soils shall dictate a drainage scenario that shall ensure
that on-site runoff is directed away from these nearby wetland areas. This erosion control plan is
required per Policy 3.1.1 of the County Building Code and is described under Mitigation Measure
4.5.3. Therefore, no temporary or permanent impacts would occur to wetlands or other waters.

N

Threshold 4.3.4 Substantial interference with the movement of any resident or migratory
fish or wildlife species or with established native resident or migratory
wildlife corridors, or impede the use of native wildlife nursery sites

Many terrestrial animals need more than one biotic habitat in order to complete all of their biological
activities. With increasing encroachment of humans on wildlife habitats, it has become important to
establish and maintain linkages for animals to be able to access locations containing different biotic
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resources that are essential to maintaining their life cycles. Terrestrial animals use ridges, canyons,
riparian areas, and open spaces for movement between their required habitats. Formal studies of
wildlife movement on the Site were not necessary, since no portion of the Site lies within an
identified wildlife corridor, although some wildlife species may pass through the Site occasionally.

Migratory corridors adjacent to the Site might include the tributary to El Toro Creek that lies
approximately 100 ft north of the Site on the other side of SR-68. The annual grassland of the Site
may facilitate the movement of wildlife. However, given the relatively steep topography surrounding
the Site, it is more likely that migrating species would follow the riparian corridor. Furthermore, the
tributary to El Toro Creek is outside of the Site and would not be blocked or constricted by the
Project. SR-68 lies between the Site and the tributary, which suggests that any wildlife using the
tributary as a corridor is already accustomed to any human related impacts (i.e. noise, traffic, etc.) that
the Project may incur. Since the applicant does not propose to block or constrict the channel of the
tributary to El Toro Creek, it is unlikely that the Project would have significant adverse impacts on
the movements of wildlife.

Implementation of the Project could impede the use of native wildlife nursery sites (e.g., roosting
habitat for bat species), as discussed further below under potentially significant impacts.

Threshold 4.3.5 Conflict with the provisions of an adopted Habitat Conservation Plan,
Natural Community Conservation Plan, or other approved local,
regional, or state habitat conservation plan

No Habitat Conservation Plans, Natural Community Conservation Plans, or other approved local,
regional, or State habitat conservation plans have been approved within the Toro Area of the County
of Monterey. Therefore, the Project would not conflict with any approved plan and there would be no
impacts.

4.3.5.2 Potentially Significant Impacts

The following impacts were determined to be potentially significant, and as a result, feasible
mitigation measures would be required.

Threshold 4.3.1 Have a substantial effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive or
special status species in local or regional plans, policies, or regulations,
or by the California Department of Fish and Game or U.S. Fish and
Wildlife Service

Special Status Wildlife. Impacts would be considered significant to 11 special-status wildlife species
that could breed on the Site due to the presence of suitable breeding habitat.

Special Status Bats. Three special-status species of bat have moderate potential to roost in
mature trees on the Site, including greater western mastiff bat, red bat, and Yuma myotis bat.
Although no bats, or evidence of, were observed on the Site during surveys, absence of bats
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cannot be verified from reconnaissance level surveys. Trees with large cavities can support
fairly large numbers of bats (100-300), while other smaller trees may provide habitat for one
male, or one female and her pups. Should bats be roosting in trees during removal activities,
the Project could result in impacts to any of these species. Should large numbers of bats be
present, the Project could have an effect on regional populations of any of the three bat species
potentially roosting in trees of the Site from time to time. Disturbance of active maternal roost
sites could lead to bat mortality, which would be a violation of California Fish and Game
Code. Implementation of the Project would constitute a significant impact to these species
pursuant to CEQA, should any of these special status bats be harmed during tree removal.

Western Burrowing Owl. Although no evidence of burrowing owl was observed during
preliminary site surveys, suitable breeding habitat occurs in the form of ground squirrel
burrows throughout the Site. The Project would remove potential nesting (i.e., burrows) and
foraging habitat (i.e., annual grassland) for burrowing owls. If burrowing owls migrate onto
the Site prior to construction, the Project could directly impact any owls present. This would
be considered a significant impact pursuant to CEQA.

Northern Harrier. Although none were seen during the site surveys, annual grassland on the
Site provides suitable foraging and breeding habitat for Northern harrier. The Project would
remove potential nesting and foraging habitat (i.e., annual grassland) for Northern harrier. If
harriers migrate onto the Site prior to construction, the Project could directly impact Northern
harrier, if present. This would be considered a significant impact pursuant to CEQA.

White-tailed Kite. Annual grassland on the Site provides suitable foraging habitat occurs in
the form of annual grassland for white-tailed kite. Although none were seen during site
surveys, this species could nest in trees on the Site. Implementation of the Project would
constitute a significant impact to these species pursuant to CEQA, should white-tailed kite be
harmed during tree removal.

California Horned Lark. Annual grassland on the Site provides suitable foraging and
nesting habitat for California horned lark. The Project would remove potential nesting and
foraging habitat (i.e., annual grassland) for California horned lark. If horned lark migrates
onto the Site prior to construction, the Project could directly impact horned lark, if present.
This would be considered a significant impact pursuant to CEQA.

Loggerhead Shrike. Suitable foraging and nesting habitat occur on the Site. The Project
would remove potential nesting and foraging habitat (i.e., annual grassland) for loggerhead
shrike. If shrikes migrate onto the Site prior to construction, the Project could directly impact
loggerhead shrike, if present. This would be considered a significant impact pursuant to
CEQA.

California Tiger Salamander. Twelve occurrences of CTS have been documented within
3.1 miles of the Site (refer to Figure 4.3.3), the nearest of which is approximately 1/3 mile
north of the Site. The Project would not affect aquatic habitat for CTS, since none is present
within the Site. The Project would impact 11 acres of California annual grassland which
contains a few ground squirrel burrows and gopher burrows providing marginal to suitable
aestivation habitat for CTS. If CTS disperses onto the Site prior to construction, the Project
could directly impact CTS, if present. Potential impacts would be limited to burying or
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collapsing burrows or burrow entrances during grading and other construction activities. Any
impact to this species would be considered a significant impact pursuant to CEQA.

Based on the biological studies completed for the Project, there is a remote possibility that
CTS are present on the Site and could potentially be affected by Project construction. Should
CTS be present, acquisition of a 2081 permit from CDFG and an HCP from USFWS would
be required. A similar scenario has recently occurred at the nearby SR-68/Corral de Tierra
intersection improvement project (LSA, 2009). Similar grassland habitat of much smaller
amount would be impacted from the SR-68 interchange improvement project, which is
located directly north of the Site, across SR-68. For the SR-68 intersection project, the CDFG
considered CTS potentially present and therefore the County of Monterey, the lead agency
for the project, assumed presence of CTS without conducting protocol level surveys and
moved forward with the project accordingly. Therefore, Mitigation Measure 4.3.4 is
warranted to ensure that a current assessment is undertaken to determine the
presence/absence of CTS on the Site and to ensure CTS are not harmed from project
implementation.

California Red-legged Frog. No CRLF occurrences have been documented within five
miles of the Site. There is low potential for the CRLF to aestivate in ground squirrel or
gopher burrows on the Site. However, if CRLF disperses onto the Site prior to construction,
the Project could directly impact CRLF, if present. Potential impacts would be limited to
burying or collapsing burrows or burrow entrances during grading and other construction
activities. This would be considered a significant impact pursuant to CEQA.

Western Spadefoot Toad. There is low potential for the Western spadefoot toad to breed in
ground squirrel burrows on the Site. The Project would remove potential aestivation habitat
for Western spadefoot. If spadefoot disperses onto the Site prior to construction, the Project
could directly impact Western spadefoot, if present. Potential impacts would be limited to
burying or collapsing burrows or burrow entrances during grading and other construction
activities. This would be considered a significant impact pursuant to CEQA.

Threshold 4.3.4 Have a substantial interference with the movement of any resident or
migratory fish or wildlife species or with established native resident or
migratory wildlife corridors, or impede the use of native wildlife nursery
sites

As discussed above under Section 4.3.5.1, Less Than Significant Impacts, the Project would not result
in a significant impact to movement of resident or migratory wildlife species. However, the Project
would result in the removal of trees, and other vegetation (e.g., annual grassland) that could provide
suitable nesting habitat for raptors and/other birds. Disturbance during the nesting season could result
in nest abandonment or failure, and the use of the Site for native wildlife nursery sites would be
impeded. This would be considered a significant impact pursuant to CEQA.
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Threshold 4.3.5 Conflict with any local policies or ordinances protecting biological

resources, such as a tree preservation policy or ordinance

As outlined in the Forest Management Plan (Webster & Associates, 2007), implementation of the
Project would remove 22 trees (refer to Appendix D of Volume II of this EIR), including two coast
live oaks, five olive trees, two eucalyptus, seven walnuts, three Monterey pines, and three western
sycamores. Nine trees would be removed for construction of the access road, nine would be removed
for construction of the parking lot, and four would be removed for construction of retail/office
buildings. The remaining 23 trees on Site would be retained.

Chapter 21.64.260 (Preservation of Oak and Other Protected Trees) of the County’s Zoning
Ordinance contains provisions for the removal of protected trees. Protected trees in the area of the
Toro Area Plan include madrone and oak trees six-inches in diameter when measured 2 ft above
ground. The Site contains a total of 45 trees, 17 of which are oak trees. The Project includes removal
of two oak trees 56- and eight-inches in diameter respectively which qualify as protected; the 56-inch
diameter tree also qualifies as a “landmark” tree as defined in the Ordinance (Chapter 21.64.260 C 5).
The predominant plant community on the Site is ruderal (disturbed) annual grassland which has been
regularly mowed. Existing trees are sparse and comprised of large diameters oaks, sycamores and non
native planted trees. The Site does not contain more than five or more oak trees per acre and therefore
the oak trees are not subject to the provisions of California State Senate Bill 1334 which provides for
additional protective measures for oak trees in California.

Chapter 21.64.260 D 5 of the Ordinance requires that the following findings be made to approve
removal of protected trees: 1) the tree removal is the minimum required under the circumstances of
the case, and 2) that the removal would not involve the risk of adverse environmental impacts such as
soil erosion, water quality, ecological impacts, noise pollution, air movement and wildlife habitat.
Only two of the 17 existing oak trees would be removed; given the condition of the Site as ruderal
(disturbed) annual grassland and the arrangement of the buildings within the constraints of the Site to
create a village environment, this would be the minimum oak tree removal required for development
of the Project. The oak trees in the Site do not constitute oak woodlands as defined in SB 1334 and
the dominating plant community is non protected annual (ruderal) grassland. The Forest Management
Plan completed for the Project concludes that the oak tree removal would not result in environmental
impacts on the Site as addressed in the Ordinance. Therefore the findings for approval of the oak tree
removal can be made and the removal would be consistent with the Ordinance. A condition of
approval would be applied to the Project requiring tree replacement per provisions of the Ordinance
and also requiring protection of raptor and migratory bird nesting.
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Table 4.3.C: Trees Proposed to be Removed From the Site

Diameter at
Tree 2-ft above Approximate
Number Species Common Name | ground level Height Health and Impact
8 Olea europaea European olive 6" 12' Healthy: Remove for access road
9 Olea europaea European olive 10" 15' Healthy: Remove for access road
10 Olea europaea European olive 10" 12' Healthy: Remove for access road
11 QOlea europaea European olive 3" 15' Healthy: Remove for access road
12 Olea europaea European olive 10" 10' Healthy: Remove for access road
13 Olea europaea European olive 6" 15 Healthy: Remove for access road
Healthy: Remove for office
14 Pinus radiata Monterey Pine 36" 75' building
Healthy: Remove for office
15 Pinus radiata Monterey Pine 40" 80' building
Healthy: Remove for office
16 Pinus radiata Monterey Pine 40" 80' building
25 Eucalyptus sp. Eucalyptus 60" 60' Healthy: Remove for access road
26 Eucalyptus sp. Eucalyptus 12" 25' Healthy: Remove for access road
27 _Quercus agrifolia Coast live oak 8" 20' Healthy: Remove for access road
Western
30 Platanus racemosa sycamore 36" 35 Healthy: Remove for access road
Western
33 Platanus racemosa sycamore 14"&18" 30' Healthy: Remove for parking
Western
35 Platanus racemosa sycamore 26" 40' Healthy: Remove for parking
36 Juglans sp. Walnut 34" 40' Healthy: Remove for parking
Juglans sp. Walnut Poor, sparse foliage, heart rot:
37 12" 15' Remove for parking
Juglans sp. Walnut Healthy foliage, heart rot: Remove
38 12" 18' for parking
Juglans sp. Walnut Healthy foliage, heart rot: Remove
39 12" 15' for parking
Juglans sp. Walnut Healthy foliage, heart rot: Remove
40 12" 18' for parking
Juglans sp. Walnut Healthy foliage, heart rot: Remove
41 12" 15' for parking
Juglans sp. Walnut Poor, sparse foliage, heart rot:
42 12" 15' Remove for parking
Healthy, heavily pruned crown:
45 Quercus agrifolia Coast live oak 56"(DBH) 25' Remove for retail building #7

Source: Forest Management Plan, Denise Duffy & Associates, 2007

4.3.6 Cumulative Impacts

Cumulative impacts are defined in the California Environmental Quality Act (1999), as ‘two or more
individual effects which, when considered together, are considerable or...compound or increase other
environmental impacts” (CEQA Guidelines, § 15355.). Stated another way, “a cumulative impact
consists of an impact which is created as a result of the combination of the project evaluated in the
EIR together with other projects causing related impacts” (CEQA Guidelines, § 15130, subd. (a)(1).)
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Seventeen Development projects within the Toro Area were reviewed to evaluate potential
cumulative impacts resulting from the Project (refer to Table 4.A and Figure 4.1). A majority of the
projects are located along the SR-68 corridor, where the Project would be developed, and could result
in impacts to annual grassland (and associated wildlife species) similar to the Project. As a result,
when considered within the context of Project along the SR-68 corridor, the Project could potentially
contribute to the cumulative loss of annual grassland. However, considering the small amount of
annual grassland that would be impacted by the Project relative to the amount of these resources
occurring in the regional vicinity, and because the existing habitat is considered marginal for most
species of native plants and animals due to the past and present land use practices, the Project would
not substantially contribute to cumulative effects for annual grassland (and associated wildlife).

4.3.7 Level of Significance Prior to Mitigation

The Project would cause potentially significant adverse impacts related to 11 special-status animal
species (three species of bat, Western burrowing owl, Northern harrier, white-tailed kite, California
horned lark, loggerhead shrike, California tiger salamander, California red-legged frog and western
spadefoot), and nesting birds. Mitigation measures are prescribed below.

4.3.8 Mitigation Measures and Standard Conditions of Approval

The following mitigation measures shall be implemented to reduce potentially significant adverse
impacts of the Project associated with biological resources.

Mitigation Measure 4.3.1: Special Status Bat Species. Prior to issuance of grading permit, the
applicant shall contract with a qualified biologist to conduct
preconstruction surveys for bats; such surveys shall be conducted at least
30 days before any construction or grading regardless of the time of year.
Tree removal and construction shall occur in late fall to minimize the
likelihood of impacting individuals within one or more species of bats.
To be in compliance with Fish and Game Code 1801, the applicant shall
have a qualified biologist examine the trees within 100 feet of the
development area on the Site for use by bats. If no bats, or evidence of,
are found during preconstruction surveys, a survey report shall be
prepared that documents the findings of the surveys, and requirements
for avoidance, minimization, mitigation, and monitoring. The contract
between the biologist and the applicant must be submitted for review and
approval by the County of Monterey RMA-Planning Department prior to
issuance of any permits.

If bats are found to be using the trees as night roosts, construction can
proceed during daylight hours with no impact, so long as trees used by
roosting bats are not directly impacted. In the event that trees to be
removed are being used as day roosts, a plan shall be developed under
the consultation of a qualified biologist to exclude bats from these areas
before construction can proceed. Construction related activities shall be
prohibited within the exclusion zone until the bats have abandoned the
roost site. Passive exclusion measures that allow bats to leave but not
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Mitigation Measure 4.3.2:

return to the roost would be allowed unless the roost site supports a
maternity colony. Exclusion measures would only be allowed at
maternity roost sites when the young have fledged. A qualified biologist
shall monitor each roost one per week in order to track the status of each
roost and inform the project applicant when a roost site has been cleared
for construction. Once all bats have been evicted, tree removal can
resume. Weekly monitoring reports shall be prepared by the bat biologist
and submitted to the County of Monterey RMA-Planning Department.

Nesting Birds. The following measures shall be implemented to mitigate
for potential impacts to nesting birds (including but not limited to
Northern Harrier, white-tailed kite, California horned lark, and
loggerhead shrike):

4) Should construction occur during the nesting season (February 21
through August 22), the applicant shall contract with a qualified
biologist to conduct preconstruction surveys for nesting raptors The
biologist shall submit a report documenting the results of the
preconstruction surveys, avoidance, minimization, mitigation and
monitoring requirements. The contract between the biologist and the
applicant must be submitted for review and approval by the County
of Monterey RMA-Planning Department prior to the issuance of any
building and grading permits.

5) If possible, all trees, brush and other potential nesting habitat that
would be impacted by project construction shall be removed during
the non-nesting season (August 22 through February 21). These
specific dates and survey distances have been established by the
County of Monterey RMA-Planning Department, per the August 7,
2009 Tree Assessment Workshop.

6) If suitable nesting habitat cannot be removed during the non-nesting
season and project construction is to begin during the nesting season
(February 22 through August 21), prior to initiating construction-
related activities, all suitable nesting habitat within the limits of work
and a 500-foot buffer shall be surveyed by a qualified biologist.
Surveys shall be conducted no more than 14 days prior to the start of
work. The qualified biologist shall locate active nests within 300 feet
of the footprint of development. If no nesting is discovered,
construction can begin as planned. If an active nest is discovered, a
buffer shall be established on the Site around the nest and delineated
using orange construction fence or equivalent. Buffers for raptor
nests shall be 300 feet; buffers for non-raptor nests shall be 100 feet.
The buffer shall be maintained in place until the end of the breeding
season or until the young have fledged, as determined by a qualified
biologist. The active nest sites within the exclusion zone shall be
monitored by the qualified biologist on a weekly basis throughout
the nesting season to identify any signs of disturbance. These
protection measures shall remain in effect until the young have left
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Mitigation Measure 4.3.3:

the nest and are foraging independently or the nest is no longer
active. A report shall be prepared at the end of the construction
season detailing the results of the preconstruction surveys. The report
shall be submitted the California Department of Fish and Game
(CDFG) by November 30 of each year.

Construction beginning during the non-nesting season and continuing
into the nesting season shall not be subject to these measures.

Alternatively, CDFG may be consulted to determine if it is appropriate to
decrease the specified buffers with or without implementation of other
avoidance and minimization measures (e.g., having a qualified biologist
on-site during construction activities during the nesting season to
monitor nesting activity).

Burrowing Owl. Prior to issuance of a grading permit, the following
measures shall be implemented to mitigate for potential impacts to
burrowing owl:

7) Prior to issuance of a grading permit, the applicant shall contract
with a qualified biologist to conduct burrowing owl presence and
absence surveys. Preconstruction surveys shall be completed and if
necessary, avoidance and minimization measures shall be
implemented. The biologist shall submit a report documenting the
results of the preconstruction surveys, avoidance, minimization,
mitigation and monitoring requirements. The contract between the
biologist and the applicant must be submitted for review and
approval by the County of Monterey RMA-Planning Department
prior to the issuance of any building and grading permits.

8) Burrowing Owl presence and/or absence surveys shall be conducted
in accordance with the California Department of Fish and Game
(CDFGQG) Staff Report on Burrowing Owls (CDFG, 1995). The
protocol requires four surveys during the nesting season (April 15
through July 15) and four surveys during the winter season
(December 1 through January 31). If the survey results are negative,
measures 3 and 4 are not required.

9) If burrowing owls are found to be occupying burrows within the Site
in either season, and if occupied burrows are to be removed or lost as
part of the Project, compensation for loss of foraging habitat shall be
required in accordance with the CDFG Staff Report on Burrowing
Owls (CDFG, 1995). Compensation shall consist of preservation of
6.5 acres of suitable foraging habitat for each breeding pair or
unpaired winter resident. Preservation of this habitat shall be
accomplished through:

a) Acquisition of suitable habitat and recording a conservation
easement over the property. Preparation of a management
plan and establishment of an endowment in an amount to be
determined by the County and CDFG for maintenance and
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management of the mitigation site in perpetuity shall also be
established;

b) purchasing sufficient credits at an approved conservation
bank;

¢) acombination of the above methods, or
d) another method acceptable to CDFG.

10) Prior to issuance of a grading permit or other project-related
disturbance of the Site, the Project proponent shall provide evidence
that adequate mitigation has been provided for the loss of burrowing
owl foraging habitat, as described above.

11) No more than 30 days prior to any ground disturbing activities, a
qualified biologist shall conduct a preconstruction survey for
burrowing owls. A preconstruction survey is not necessary if the last
presence and/or absence survey was conducted within 30 days of the
start of ground disturbing activities. If ground-disturbing activities
are delayed or suspended for more than 30 days after the initial
preconstruction surveys, the Site shall be resurveyed. All surveys
shall be conducted in accordance with the CDFG Staff Report on
Burrowing Owls (CDFG, 1995). If no burrowing owls are present,
construction can begin as planned. Construction beginning during the
non-nesting season and continuing into the nesting season shall not
be subject to these measures.

12) If the preconstruction surveys identify burrowing owls on the Site
during the non-breeding season (September 1 through January 31),
burrowing owls occupying the Site shall be evicted from the Site by
passive relocation as described in the CDFG Staff Report on
Burrowing Owls (CDFG 1995).

13) If the preconstruction surveys identify burrowing owls nesting on the
Site during the breeding season (February 1 through August 31), a
250-foot buffer shall be established on the Site around the nest
burrow and delineated using orange construction fence or equivalent.
The buffer shall be maintained in place until the end of the breeding
season or until a qualified biologist determines through non-invasive
methods that 1) the birds have not begun egg laying, or 2) juveniles
from the occupied burrows are foraging independently and are
capable of independent survival. Once the fledglings are capable of
independent survival, the burrow(s) can be destroyed.

Mitigation Measure 4.3.4: California Tiger Salamander. Prior to issuance of any grading or
building permit for the project, the applicant shall retain a qualified
biologist to conduct a Site Assessment following the Fish and Wildlife
Service (USFWS) 2003 Interim Guidance on Site Assessment and Field
Surveys for Determining Presence or a Negative Finding of the
California Tiger Salamander. Written documentation of the Site
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Mitigation Measure 4.3.5:

Assessment results shall be provided to the USFWS and California
Department of Fish and Game (CDFG) within two weeks of completion
of the Site Assessment. Additional California tiger salamander (CTS) site
assessment/survey requirements may be required by USFWS and CDFG
pending the results of the Site Assessment.

If the USFWS and CDFG determine that no further CTS surveys are
warranted, construction may proceed at any time with implementation of
the prescribed CTS avoidance and minimization measures described
below.

Avoidance and Minimization Measures:

3) Exclusion fencing shall be installed along the limits of work
associated with construction of the retail village to prevent
encroachment into adjacent California tiger salamander upland
habitat to be preserved. Fencing shall consist of silt fence or
equivalent material, and shall be installed such that no openings are
present. Additionally, the bottom three inches of fence shall be
buried. The exclusion fencing shall be maintained in good condition
until project construction is complete.

4) Following completion of work, areas of potential California tiger
salamander upland habitat in the project area that are denuded during
project construction shall be revegetated with locally occurring
native species as described in the Landscape Plan.

California Red-legged Frog and Western Spadefoot Toad. Prior to
issuance of a grading permit, the project applicant shall retain a qualified
biologist to ensure implementation of the following avoidance and
minimization measures pertaining to California red-legged frog (CRLF)
and western spadefoot. The contract must be submitted for review and
approval by the County of Monterey RMA-Planning Department prior to
issuance of any permits.

4) Exclusion fencing shall be installed along the limits of work
associated with construction of the retail village to prevent
encroachment into adjacent upland habitat to be preserved. Fencing
shall consist of silt fence or equivalent material, and shall be
installed such that no openings are present. Additionally, the bottom
three inches of fence shall be buried. The exclusion fencing shall be
maintained in good condition until project construction is complete.

5) Following completion of work, areas of potential upland habitat on
the Site that are denuded during Project construction shall be
revegetated with locally occurring native species as described in the
Landscape Plan.
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6) All burrows in the area to be disturbed shall be surveyed during the
dry season for presence of aestivating CRLF or spadefoot. Surveys
shall be conducted at each burrow either by hand excavation or
surveying with a fiber optic camera. Written documentation of the
survey results shall be provided to the United States Fish and
Wildlife Service (USFWS) within two weeks of completion of the
surveys.

4.3.9 Level of Significance After Mitigation

Potential significant adverse impacts to biological resources from the Project would be mitigated to
levels less than significant with implementation of the above mitigation measures.
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44 CULTURAL RESOURCES

This section evaluates the Project’s potential impacts to cultural resources. Cultural resources are
sites, buildings, structures, objects, and districts over 50 years old that may have traditional or cultural
value for the historical significance they possess. The California Environmental Quality Act (CEQA)
requires that effects to cultural resources by discretionary projects be considered in the planning
process. The findings and information in this section summarize the results of a technical study
prepared for the Project by Archaeological Consulting, Salinas (Doane, Breschini, and Haversat
2001). The Archaeological Consulting report is contained in Appendix E of Volume II of this EIR.
Additional information and findings were also obtained from cultural resources studies prepared by
LSA for the State Route 68 (SR-68)/Corral de Tierra Road Intersection Improvement Project (Goetter
2007), which is immediately adjacent and to the north and west of the Corral de Tierra Neighborhood
Retail Village Site.

4.4.1 Cultural Setting

This section describes the baseline conditions and cultural setting for the Site, as determined and
developed by records searches at the Northwest Information Center and the Native American
Heritage, a literature review, and a field survey.

Records Searches

Northwest Information Center. A records search was completed by the Northwest Information
Center (NWIC) of the California Historical Resources Information System, Sonoma State University,
Rohnert Park, of the Site and adjacent areas. The NWIC, an affiliate of the State of California Office
of Historic Preservation, is the official State repository of cultural resources records and reports for
the County of Monterey.

The records search at the NWIC did not indicate any recorded cultural resources within the Site. Five
prehistoric archaeological sites are recorded within one kilometer of the Project. These sites are
located along the intermittent creeks of the El Toro Creek drainage. CA-MNT-9 is located southwest
of the Site and west of the creek on a small rise. CA-MNT-3, CA-MNT-4/267, CA-MNT-10 are
found northeast of the Site on or at the confluences of the creeks on the south side of SR-68. Native
American burials have been reported from CA-MNT-3 and CA-MNT-4/267.

No previous cultural resources surveys have been conducted of the Site.

Native American Heritage Commission. On February 13, 2007, LSA submitted a project
description and location map for the SR-68/Corral de Tierra Road Intersection Improvement Project
to the Native American Heritage Commission (NAHC) in Sacramento requesting a review of their
sacred lands file for any Native American cultural resources that might be affected by the proposed
intersection improvement. The SR-68/Corral de Tierra Road Intersection Improvement project is
immediately adjacent to the current Site.
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Debbie Pilas-Treadway, NAHC Environmental Specialist 111, responded in a faxed letter on February
22, 2007, that a review of the sacred lands file did not “indicate any Native American cultural
resources in the immediate project vicinity.”

Literature Review

Archaeological Consulting reviewed publications and maps for archaeological, ethnographic,
historical information about the Site and its vicinity. The 1947 U.S. Geological Survey map depicts
an area of orchard on the northern end of the Site; the remainder is undeveloped land.

The California Inventory of Historic Resources (1976), California Historical Landmarks, and the
National Register of Historic Places were checked for listed cultural resources which might be present
in the Site; none were discovered. '

Field Survey

Archaeological Consulting conducted an archaeological field survey of the Site on May 16, 2001. The
survey consisted of a “general surface reconnaissance” of all areas which could reasonably be
expected to contain visible cultural resources, and which could be viewed without major vegetation
removal or excavation. Standard transects at regular intervals to maximize soil visibility were walked
across the entire Site and trowel scrapings were made to facilitate soil visibility where it was deemed
necessary due to vegetation coverage.

None of the materials frequently associated with prehistoric cultural resources in the area (dark
midden soil, shell fragments, broken or fire-altered rocks, bones or bone fragments, flaked or ground
stone, etc.) were noted during the survey.

There was no evidence of historic-period resources observed on or adjacent to the Site.

Prehistoric Setting

The first well-documented settlement along the central coast took place during the Early Holocene
(ca. 9000-5000 B.C.) (e.g., Jones et al. 2002), and early sites clustered around estuaries (Erlandson
1994). The finds obtained from early sites attest to an economy focused on the procurement of
shellfish and seeds. Milling equipment, such as manos and metates, are abundant, as are shellfish
remains. These Early Holocene settlers are variously thought to be quite mobile (e.g., Dietz and
Jackson 1981; Glassow 1991), or predisposed toward year-round occupation (Jones et al. 2002).

Along the central coast, resource procurement intensified during the Middle Holocene (ca. 5000-2000
B.C.). The use of mortars and pestles became common (Glassow, Wilcoxon, and Erlandson 1988;
Glassow 1991; Jones 1996; Jones and Waugh 1995), and new types of fishing gear, such as shell
fishhooks, probably appeared. The scale of exchange also increased; obsidian artifacts became much
more common during the Middle Holocene (Jones 1996; Jones and Waugh 1995). Such exchange
may have maintained relationships among neighboring groups. The groups that used these sites were
still apparently quite mobile (Breschini and Haversat 1997; Dietz and Jackson 1981) but returned to
the same general areas repeatedly over time.
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The intensification that began during the Middle Holocene increased during the Late Holocene (ca.
2000 B.C.-historic), influencing both settlement and subsistence patterns. Near Monterey Bay, sites
dating to the first half of the Late Holocene period are typically large and contain deep, dense midden
deposits (Breschini and Haversat 1997). Variability during the second half of the Late Holocene
period, however, disrupted this intensive adaptation. Drought (and perhaps other) environmental
changes afflicted groups living throughout western North American (Jones et al. 1999). Many
settlements were abandoned during this period (Jones and Kennett 1999), and exchange declined
precipitously (Jones et al. 1999). A variety of site types appeared in disparate locations during this
period (Breschini and Haversat 1997).

CA-MNT-4/267, approximately 1/8-mile east of the Site, was occupied primarily during the Early
Period (3500-1000 B.C.), with a Late Period (A.D. 1200-1769) component present above 100
centimeters below surface (Pulcheon 2007a). CA-MNT-4/267 was one of the settlements that may
have been abandoned for a period of time due to prolong and severe droughts (Jones 1999; Jones and
Kennett 1999).

Ethnographic Setting

During the Late Holocene, either the Rumsen or Ensen occupied the region surrounding the Site
(Milliken 1981). The Rumsen and Ensen spoke a Costanoan language. The Costanoan occupied the
San Francisco and Monterey Bay areas, between Carquinez Strait and Point Sur, and their
descendants prefer to be called Ohlone (Margolin 1978), although they are often referred to by the
name of their linguistic group, Costanoan. The inland boundary of Ohlone territory has not been
precisely determined, but was approximately 50 miles from the coast (Kroeber 1925:462).

The family household was the basic social unit and numbered between five and 15 individuals
(Broadbent 1972), with households grouping together to form villages. Villages were aggregated into
tribelets, “a politically independent land-holding group...with less than a hundred to perhaps four
hundred and occasionally five hundred people” (Kroeber 1962:30). Tribelets exchanged trade goods
such as obsidian, shell beads, and baskets; participated in ceremonial and religious activities together;
intermarried; and could have extensive reciprocal obligations to one another involving resource
collection.

Ethnohistoric accounts attest to the wide variety of resources exploited by groups of this region,
including both coastal and inland resources (Broadbent 1972; Fages 1911; Menzies 1924). For the
Ohlone, as with other California Native American groups, the acorn was an important food resource.
The Ohlone used a range of other plant resources including hazelnuts, buckeye, tarweed, chia,
manzanita berries, gooseberries, toyon berries, and thistle. Animals consumed by various Ohlone
groups included black-tailed deer, antelope, mountain lion, raccoon, rabbit, squirrel, wood rat, mouse,
geese, ducks, doves, quail, steelhead, salmon, reptiles, and grasshoppers.

Intensive Hispanic exploration of the Monterey Bay area began in the late eighteenth century. Ohlone
culture was radically transformed when European settlers moved into northern California. These
settlers set up the mission system and exposed the Ohlone to diseases from which they had no
immunity. After the secularization of the missions in 1834, many native people moved to ranchos,
where they worked as manual laborers (Levy 1978).
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Historic Setting

The Site is located on a portion of the 5,688-acre Rancho El Toro, granted to Jose Ramon Estrada in
1835 by Governor Castro. Estrada had attended school in Monterey and was administrator of Santa
Clara for two years. In 1852 Charles Walters filed claim to the grant, but did not receive title to the
land until 1862. The grant, located on the south side of the Salinas River, along El Toro Creek, was
one of 32 private land grants in the Salinas Valley (California State Archives 2005; Hoover, et al.
1990:222).

SR-68, which borders the Site to the north, was once a stagecoach route between Monterey and
Salinas (California Department of Parks and Recreation 1976:116). Situated midway between the two
towns, the lands surrounding the Site were used for agricultural purposes for many years. The Peter
Guidotti Ranch, north of the Site, and the Ferrini Ranch, to the east, were settled by early-day
Monterey ranching families who were related. The lands are no longer under family ownership and
have been subdivided over the ensuing years (Haney 1995:17, 19).

The land north of SR-68 was once part of Fort Ord, a cavalry post founded in 1917 that became a
U.S. Army training post during World War II. Fort Ord was deactivated as a military installation in
1994 (Global Security 2007; Waite 1995:24), and today is the home of California State University,
Monterey Bay with extensive lands owned by other federal, State and County agencies.

Today the land in the immediate vicinity contains residences, a gasoline service station, a church, and
a deserted motel. Though the area is being increasingly developed, the area continues to maintain a
rural environment.

4.4.2 Regulatory Setting

This section describes the cultural resource requirements of CEQA, the California Health and Safety
Code, Public Resources Code, and the 1982 Monterey County General Plan.

CEQA Requirements

CEQA defines a “historical resource™ as a resource which meets one or more of the following criteria:
1) listed in, or determined eligible for listing, in the California Register of Historical Resources
(California Register); 2) listed in a local register of historical resources as defined in Public Resources
Code (PRC) Section 5020.1(k); 3) identified as significant in a historical resource survey meeting the
requirements of PRC Section 5024.1(g); or 4) determined to be a historical resource by a project’s
lead agency (Public Resources Code Section 21084.1 and CEQA Guidelines Section 15064.5(a)). A
historical resource consists of:

“Any object, building, structure, site, area, place, record, or manuscript which a lead
agency determines to be historically significant or significant in the architectural,
engineering, scientific, economic, agricultural, educational, social, political, military, or
cultural annals of California.... Generally, a resource shall be considered by the lead
agency to be ‘historically significant’ if the resource meets the criteria for listing on the
California Register of Historical Resources” CEQA Guidelines Section 15064.5(a)(3).
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In accordance with CEQA Guidelines Section 15064.5(b), a substantial adverse change in the
significance of a historical resource is a significant effect on the environment.

CEQA requires a Lead Agency to determine if an archaeological cultural resource meets the
definition of a historical resource, a unique archaeological resource, or neither (CEQA Guidelines
Section 15064.5(c)). Prior to considering potential impacts, the Lead Agency must determine whether
an archaeological cultural resource meets the definition of a historical resource in CEQA Guidelines
Section 15064.5(c)(1). If the archaeological cultural resource meets the definition of a historical
resource, then it is treated like any other type of historical resource in accordance with CEQA
Guidelines Section 15126.4. If the archaeological cultural resource does not meet the definition of a
historical resource, then the lead agency determines if it meets the definition of a unique
archaeological resource as defined at CEQA Section 21083.2(g). In practice, however, most
archaeological sites that meet the definition of a unique archaeological resource would also meet the
definition of a historical resource (Bass, Herson, and Bogdan 1999:105). Should the archaeological
cultural resource meet the definition of a unique archaeological resource, then it must be treated in
accordance with CEQA Section 21083.2. If the archaeological cultural resource does not meet the
definition of a historical resource or an archaeological resource, then effects to the resource are not
considered significant effects on the environment (CEQA Guidelines Section 15064.5(c)(4)).

California Health and Safety Code Section 7050.5

California Health and Safety Code (HSC) Section 7050.5 states that in the event of discovery or
recognition of any human remains in any location other than a dedicated cemetery, there shall be no
further excavation or disturbance of the Site or any nearby area reasonably suspected to overlie adja-
cent remains until the coroner of the County in which the remains are discovered has determined
whether or not the remains are subject to the coroner’s authority. If the human remains are of Native
American origin, the Coroner must notify the Native American Heritage Commission within 24 hours
of this identification. The Native American Heritage Commission would identify a Native American
Most Likely Descendant (MLD) to inspect the Site and provide recommendations for the proper
treatment of the remains and associated grave goods.

Public Resources Code Section 5097.5

Public Resources Code (PRC) Section 5097.5 provides for the protection of cultural and
paleontological resources. This PRC section prohibits the removal, destruction, injury, or defacement
of archaeological and paleontological features on any lands under the jurisdiction of State or local
authorities.

County of Monterey

The Natural Resources chapter of the 1982 Monterey County General Plan (General Plan) includes
Goal 12, which is intended “to encourage the conservation and identification of the County’s
archaeological resources” (p. 33). The General Plan incorporates policies to implement this goal. The
County’s policies that shall be used to implement Goal 12 and that are potentially applicable to the
current project include the following:
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o Policy 12.1.1: The County shall take such action as necessary to compile information on the
location and significance of its archaeological resources so this information may be incorporated
into the environmental or developmental review process.

o Policy 12.1.3: All projects, including land division, within high sensitivity zones shall require an
archaeological field inspection prior to project approval.

o Policy 12.1.4: All major projects (i.e., 2.5 acres or more) that are proposed for moderate
sensitivity zones, including land division, shall require an archaeological field inspection prior to
project approval.

o Policy 12.1.6: Where development could adversely affect archaeological resources, reasonable
mitigation procedures shall be required prior to project approval.

e Policy 12.1.7: All available measures, including purchase of archaeological easements, dedication
to the County, tax relief, purchase of development rights, consideration of reasonable project
alternatives, etc., shall be explored to avoid development on sensitive archaeological sites.

4.4.3 Methodology

The existing conditions for cultural resources on the Site were determined through background
research and field survey, as described in Section 4.4.1. Background research was conducted to: (1)
identify previously recorded or otherwise known cultural resources and cultural resource studies in or
adjacent to the Site; and (2) obtain information about the archaeology, ethnography, and history of the
Site. Background research consisted of records searches conducted at the NWIC of the California
Historical Resources Information System and the NAHC, Sacramento and a review of archaeological,
ethnographic, and historical literature of the Site and vicinity. A general surface reconnaissance field
survey was conducted of the Site to identify unrecorded cultural resources.

4.4.4 Impact Significance Criteria

The criteria of significance are thresholds for determining whether an impact is significant under
CEQA. Implementation of the Project would have a significant impact on cultural resources if it
would:

Threshold 4.4.1: Cause a substantial adverse change in the significance of a historical
resource as defined in CEQA Guidelines Section 15064.5. Specifically,
substantial adverse changes include physical demolition, destruction,
relocation, or alteration of the resource or its immediate surroundings such
that the significance of the historical resource would be materially impaired;

Threshold 4.4.2: Cause a substantial adverse change in the significance of an archaeological
resource pursuant to CEQA Guidelines Section 15064.5; or

Threshold 4.4.3: Disturb any human remains, including those interred outside of formal
cemeteries.
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44.5 Project Impacts

Threshold 4.4.1: Cause a substantial adverse change in the significance of a historical
resource as defined in CEQA Guidelines Section 15064.5

The background research and field survey did not identify historical resources within or immediately
adjacent to the Site. Therefore, the proposed construction of the retail village and installation of
appurtenant wastewater and potable water lines are not anticipated to impact any known historical
resources. However, archaeological sites that qualify as historical resources under CEQA have been
identified near the Site, and the possibility of buried archaeological deposits within the Site cannot be
discounted. Such buried deposits may qualify as historical resources under CEQA (Section
15064.5(a)). Significant impacts associated with the potential for discovering unknown buried
archaeological deposits within the Site would be avoided by implementation of Standard Conditions
4.4.1 and 4.4.3.

Potential impacts to significant archaeological deposits could occur during project ground-disturbing
activities associated with the initial development of the Site, e.g., site grading and utilities trenching.
Under CEQA archaeological sites are valued for scientific information, although sites can also have
traditional or sacred values to Native Americans. Should significant archaeological deposits be
encountered, these shall be treated in accordance with Standard Condition 4.4.3.

Threshold 4.4.2: Cause a substantial adverse change in the significance of an archaeological
resource pursuant to CEQA Guidelines Section 15064.5

The background research and field survey did not identify archaeological resources within or
immediately adjacent to the Site. Therefore, the proposed construction of the retail village and
installation of appurtenant wastewater and potable water lines are not anticipated to impact any
known archaeological resources. The possibility of buried archaeological deposits within the Site,
however, cannot be discounted because of the archaeological sites identified within the Site’s vicinity.
Such buried deposits may qualify as unique archaeological resources under CEQA (Section
21083.2(g)). Significant impacts to archaeological resources would be avoided by implementation of
Standard Condition 4.4.1.

Potential impacts to significant archaeological deposits could occur during project ground-disturbing
activities associated with the initial development of the Site, e.g., site grading and utilities trenching.
Under CEQA archaeological sites are valued for scientific information, although sites can also have
traditional or sacred values to Native Americans. Should significant archaeological deposits be
encountered, these shall be treated in accordance with Standard Condition 4.4.3.

Threshold 4.4.3: Disturb any human remains, including those interred outside of formal
cemeteries

The background research and field survey did not identify human remains within or immediately
adjacent to the Site. Therefore, the proposed construction of the retail village and installation of
appurtenant wastewater and potable water lines are not anticipated to impact any known human
remains. Archaeological sites containing human remains have been identified along El Toro Creek,
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however, and the possibility of buried human remains within the Site cannot be discounted. Should
human remains be encountered, these shall be treated in accordance with Standard Condition 4.4.2.

4.4.6 Cumulative Impacts

Seventeen pending development projects within the Toro Area were reviewed to evaluate potential
cumulative impacts resulting from the Project (refer to Table 4.A and Figure 4.1).

Historical and Archaeological Resources

No significant architectural historical resources are within or immediately adjacent to the Site.
Therefore, the Project would not cause any significant contribution to cumulative impacts upon such
resources.

No archaeological sites have been identified within or immediately adjacent to the Site. There is a
potential, however, that subsurface archaeological sites that may qualify as either historical or unique
archaeological resources could be impacted by project activities. Should historical or unique
archaeological resources be discovered during project ground-disturbing activities, potential
cumulative impacts could occur.

Human Remains

No human remains have been identified within or immediately adjacent to the Site. There is a
potential, however, that human remains could be impacted by project activities. Should human
remains be discovered during project ground-disturbing activities, potential cumulative impacts could
occur.

4.4.7 Level of Significance Prior to Mitigation

The Project would not have a significant impact on known historical resources, archaeological
resources, or human remains on or near the Site. Should historical or archaeological resources or
human remains be encountered during ground-disturbing activities, impacts would potentially be
significant without implementing the required standard conditions. Implementation of the following
County of Monterey standard conditions would reduce any potential significant impacts on historical
or archaeological sites or on human remains to a less than significant level.

4.4.8 Mitigation Measures and Standard Conditions of Approval

The following standard conditions shall be implemented to reduce potential impacts of the Project
associated with cultural resources.

Standard Condition 4.4.1: Historical or Archeological Materials. Ground-disturbance
associated with project activities shall be monitored by a qualified
archaeologist. Archaeological monitors must be empowered to halt
construction activities at the location of the discovery to review
possible archaeological materials and to protect the resource while
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the finds are being evaluated. Archaeological monitors must be
empowered to halt construction activities at the location of the
discovery to review possible archaeological material and to protect
the resource while the finds are being evaluated. Monitoring would
continue until, in the archaeologist’s judgment, cultural resources are
not likely to be encountered. If archaeological materials are
discovered while an archaeological monitor is not on-site, these shall
be treated in accordance with the County of Monterey’s standard
condition for the accidental discovery of archaeological materials, as
described in Standard Condition 4.4.2 below.

If deposits of prehistoric and/or historical archaeological materials
are discovered during project activities, all work within 25 feet of the
discovery should be redirected until the archaeological monitor
assesses the situation, consults with agencies as appropriate, and
provides recommendations for the treatment of the discovery. It is
recommended that adverse effects to such deposits be avoided by
project activities. If such deposits cannot be avoided, they shall be
evaluated for their eligibility for listing in the National and
California registers. If the resources are not eligible, avoidance is not
necessary. If the resources are eligible, they would need to be
avoided by adverse effects or such effects must be mitigated.

Upon completion of the assessment, the archaeologist shall prepare a
report documenting the methods and results, and provide
recommendations for the treatment of the archaeological materials
discovered. This report shall be submitted to the County of Monterey
RMA-Planning Department, the project proponent, and the Northwest
Information Center.

Standard Condition 4.4.2: Human Remains. Ground disturbing activities associated with project
activities shall be monitored by a qualified archeologist. If human
remains are encountered, these remains shall be treated in accordance
with California Health and Safety Code Section 7050.5.

If human remains are encountered by project activities, construction
activities shall be halted and the construction supervisor shall notify the
County of Monterey Coroner immediately. If the remains are of Native
American origin, the Coroner shall notify the Native American Heritage
Commission (NAHC) within 24 hours of this identification, and a
qualified archaeologist shall be contacted to assess the situation. The
NAHC shall identify a Native American Most Likely Descendent (MLD)
to inspect the Site and provide recommendations for the proper treatment
of the remains and associated grave goods. The County of Monterey
shall ensure that the treatment recommendations of the consulting
archaeologist and MLD are implemented prior to project construction or
actions that could adversely affect the remains in question.
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Upon completion of the assessment, the archaeologist shall prepare a
report documenting the methods and results, and provide
recommendations regarding the treatment of the human remains and any
associated cultural materials, as appropriate and in coordination with the
recommendations of the MLD. This report shall be submitted to the
County of Monterey RMA-Planning Department, the project proponent,
and the Northwest Information Center.

Standard Condition 4.4.3: Archeological Sites. The County of Monterey’s standard condition for
the accidental discovery of archaeological sites shall be a condition for
issuance of the Development Permit and would be implemented in the
event an archaeological monitor is not on-site. The standard condition
does not identify specific mitigation measures that shall be employed in
the event that an archaeological deposit is discovered during ground-
disturbing project activities. Mitigation options, however, are presented
below and shall be included as a condition for issuance of the
Development Permit. The standard condition states:

“If, during the course of construction, cultural, archaeological, historical
or paleontological resources are uncovered at the site (surface or
subsurface resources) work shall be halted immediately within 50 meters
(165 feet) of the find until a qualified professional archaeologist can
evaluate it. The Monterey County Resource Management Agency (RMA)-
Planning Department and a qualified archaeologist (i.e., an archaeologist
registered with the Register of Professional Archaeologists) shall be
immediately contacted by the responsible individual present on-site. When
contacted, the project planner and the archaeologist shall immediately visit
the site to determine the extent of the resources and to develop proper
mitigation measures required for the discovery.”

The preferred mitigation measure shall be avoidance of the resource. If
the resource cannot be avoided, it shall be evaluated for its California
Register of Historical Resources eligibility. If the resource is not eligible,
avoidance is not necessary, and work may proceed without further study
or protection of the resource. If the resource is eligible, adverse effects
on the deposit must be avoided or such effects must be mitigated.
Mitigation can include archaeological excavation of the deposit,
laboratory analysis of materials, and preparation of a report of findings
for distribution to the County of Monterey RMA-Planning Department
and the Northwest Information Center; curation of materials to allow for
future scientific research; presentation of findings at a professional
conference; and an interpretive display of recovered archaeological
materials at a local library, museum, or school.

4.4.9 Level of Significance After Mitigation

Implementation of the standard conditions described above would reduce potential impacts to
historical resources, archaeological resources, and human remains to a less than significant level.
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45 GEOLOGY AND SOILS

This section of the EIR addresses the findings of the geotechnical investigation prepared for the
Project and examines the potential impacts related to geology and soils resulting from implementation
of the Project. This section also addresses the potential for the Site to experience impacts based on the
existing geologic site conditions, including slope stability, ground settlement, soil conditions, and
local and regional seismic conditions. Documents reviewed and incorporated as part of this analysis
include: Geotechnical Report Corral De Tierra Development, Monterey County, California (Fugro
West, Inc. 2007), included as Appendix G to this EIR, Geotechnical Feasibility Study, Proposed
Shopping Center, Highway 68 and Corral de Tierra Road, Monterey County, California (Twining
Laboratories, Inc. 2000), Assessment of the Potential Impact of the Proposed On-site Stormwater
Disposal System on Liquefaction and Seismic Settlement Corral de Tierra Commercial Project
Highway 68 and Corral de Tierra Road Monterey County, California (Moore Twining 2009)the 1982
Monterey County General Plan, the Toro Area Plan, and the Monterey County Soil Survey Report
(1978).

4.5.1 Existing Environmental Setting

Regional Setting. The Project lies within the Sierra de Salinas mountain belt within the northern
portion of the Santa Lucia Range of the Coast Ranges province of California. The Coast Ranges
geologic/geomorphic province is characterized by north-northwest trending mountain belts extending
from approximately Santa Maria northward to the California-Oregon border (Fugro West, 2007). The
Coast Ranges contain Mesozoic-age to recent sedimentary, metavolcanic, metamorphic, volcanic, and
granitic rocks. The Sierra de Salinas mountain belt consists of pre-Cretaceous (Mesozoic-age) granitic
basement rocks of the Salinian block that are uncomfortably overlain by Tertiary to recent
sedimentary bedrock units and sediments estimated to be over 3,000 ft thick (United States
Geological Survey, 2000).

Local Setting. The Site is located in the northern portion of the Corral de Tierra Valley at the
confluence with the northeast-draining El Toro Valley (Fugro West, 2007). In the vicinity of the Site,
the Corral de Tierra alluvial valley is about 300 to 500 ft wide and bordered by low-lying rolling hills
with slopes ranging from about 20 percent to 50 percent. The hillsides along the southeast portion of
the Site are 70 ft at the highest point. Geologic mapping suggests that the low-lying hills in the
Project vicinity are comprised of Pleistocene to Pliocene undifferentiated continental deposits that are
equivalent to the Paso Robles Formation (refer to description of Paso Robles Formation below). The
Corral de Tierra Valley is underlain by alluvial sediments that consist of Holocene to recent,
unconsolidated, sediment (Fugro West, 2007).

Subsurface Conditions. The subsurface conditions encountered on the Site generally consisted of
alluvial soils overlying Paso Robles Formation. Descriptions of the subsurface conditions are as
follows: '

Alluvium: The alluvium encountered consisted primarily of interbedded layers of firm to very
stiff silt and clay as well as loose to medium dense sand, silty sand, and clayey sand (Fugro
West, 2007). The alluvium found was consistent in its material type, thickness, and
consistency. The typical thickness of the alluvium at the base of the slope that borders the
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easterly boundary of the Site was approximately 5 to 10 ft. Near the base of the slope the
alluvium appears to pinch out and is in surface contact with the Paso Robles Formation. The
alluvium was encountered at a maximum depth of 50 ft near Corral de Tierra Road and SR-68.

Paso Robles Formation: The Paso Robles Formation can be differentiated from the alluvium
by layers of stiff fine-grained material and very dense sand. The Paso Robles Formation is
visible along the hillsides that border the easterly side of the Site, but within the project limits it
is concealed by alluvium. The surface of the Paso Robles Formation beneath the alluvium
appears to slope downward, deepening to the north and west away from the hillside (Fugro
West, 2007). The Paso Robles formation was encountered at depths of 5 to 10 ft near the base
of the hill and at 40 to 45 ft closer to Corral de Tierra Road and SR-68.

Seismicity. Monterey County is traversed by a number of active and potentially active faults. A fault
is described as the area where two tectonic or continental plates meet. Based on criteria established by
the California Geologic Society (CGS), earthquake faults may be characterized as active, potentially
active, or inactive. Active faults are those having the greatest potential for disturbance and show
evidence of displacement within the last 11,000 years. Potentially active faults are those that show
evidence of displacement within the last 11,000 to 3 million years ago. Faults showing no evidence of
displacement within these time frames are considered inactive. Some of the significant faults
considered active or potentially active by the California Geologic Survey within about a 20 mile
radius of the Site are listed in Table 4.5.A. In addition, Table 4.5.A presents the approximate
distances from the Site to the faults and the estimated maximum earthquake magnitude.

The nearest known active fault is the Rinconada Fault, located approximately 3.8 miles northeast of
the Site. Other active faults within the Project vicinity include the Monterey Bay-Tularcitos Fault,
San Gregorio Fault, Zayante-Vergeles Fault, and the San Andreas Fault. A brief discussion of the
fault systems is presented below.

» Rinconada Fault: The Rinconada Fault is a right lateral strike-slip fault and is approximately
120 km in length. The Rinconada Fault is the nearest known active fault in the vicinity of the
Project. It is located approximately 3.8 miles northeast of the Site and has a maximum earthquake
magnitude of 7.5 maximum earthquake magnitude (Mw).

e Monterey Bay-Tularcitos Fault Zone: The offshore Monterey Bay Fault Zone is an
approximately six miles (10 km) wide series of generally parallel, northwest-southeast trending
fault strands, ranging from less than three to over nine miles long. The fault zone bisects the
Monterey Bay continental shelf and may merge with the San Gregorio fault in northern Monterey
Bay. The Monterey Bay Fault Zone is approximately 5.3 miles from the Site and has a maximum
earthquake magnitude of 7.3 Mw.

« San Gregorio Fault Zone: A major active fault zone within Monterey County, it is a right-lateral
strike slip fault zone, approximately one to two miles wide. The San Gregorio Fault Zone, located
approximately 14 miles from the Site, has a maximum earthquake magnitude ranging from 6.9 to
7.4 Mw.

o Zayante-Vergeles Fault: The Zayante-Vergeles fault lies west of the San Andreas Fault and
trends about 50 miles northwest from the Watsonville lowlands into the Santa Cruz Mountains.
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The Zayante-Vergeles fault is approximately 18 miles from the Site and has a maximum
earthquake magnitude of 7.0 Mw.

e San Andreas Fault Zone: Extending more than 700 miles, the San Andreas Fault is the longest
and most significant system in California. The San Andreas Fault System, located approximately
21 miles from the Site, has a Mw ranging from 6.2 to 7.8 depending on the various segments of
the fault system.

Seismic Mapping. Beginning in 1997, the California Division of Mines and Geology (CDMG) has
produced “Seismic Hazard Evaluation Reports” for the areas shown on selected USGS topographic
maps (7.5-minute series) within the State of California. The stated purpose of these reports/maps is to
identify potential seismic hazards for use by city and county planning agencies in their permitting and
land use planning process. The Alquist-Priolo Fault Zone is based on information from the Seismic
Hazard Evaluation Reports. The Site does not lie within an Alquist-Priolo fault rupture hazard zone,
however, as discussed above, the Site is proximal to a number of faults (refer to Table 4.5.A) that are
considered active or potentially active (Fugro West, 2007).

Potential Seismic Hazards. Earthquakes can cause two types of hazards: primary and secondary.
Primary seismic hazards include ground-shaking and ground displacement. Primary hazards can in
turn induce secondary hazards, which include ground failure (ground lurching, lateral spreading, and
slope failure), liquefaction, seismic-induced water waves (tsunamis and seiches), and dam failure.

Table 4.5.A: Faults Considered Significant by State of California Geological Survey

Maximum Earthquake
Distance Magnitude
Fault (miles) (Mw)

Rinconada 3.8 7.5
Monterey Bay — Tularcitos 53 7.3

San Gregorio - various segments 14 6.9t07.4
Zayante-Vergeles 18 7.0

San Andreas — various segments 21 6.21t07.8

Source: (Fugro West, 2007)
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Primary Seismic Effects

Ground-shaking and Ground Displacement. Seismic hazards may result from seismic shaking
(ground-shaking) or ground displacement (surface rupture). Structural damage due to ground-
shaking is caused by the transmission of earthquake vibrations from the ground to a structure.
Variables that determine the extent of damage are: the characteristics of underlying earth
materials, design of the structure, quality of materials and workmanship used in construction,
location and magnitude of the earthquake, and duration and intensity of the shaking. The most
destructive effects of an earthquake are usually seen where the ground is unstable, and structures
are poorly designed and constructed.

Surface rupture occurs when the ground surface is displaced due to movement along a fault plane
during an earthquake. A fault rupture hazard can occur when structures or facilities are located
directly on an active fault. The State of California precludes building on active faults under the
Alquist-Priolo Earthquake Fault Zoning Act.

Secondary Seismic Effects. Secondary earthquake hazards such as liquefaction, lateral spreading,
dynamic settlement, and landsliding are generally associated with relatively high intensities of
ground-shaking. Liquefaction, lateral spreading, and dynamic settlement are associated with shallow
groundwater conditions and loose, sandy soils or alluvium.

Seismically-Induced Ground Settlement. This type of secondary seismic effect can result in
damage to property when an area settles to different degrees over a relatively short distance. The
sinking or settlement of a structure, fill prism, or other imposed load is usually the result of
compaction or consolidation of the underlying soil.

Ground Lurching. Ground lurching occurs as the ground is accelerated during a seismic event.
Ground lurching occurs due to detachment of underlying straigraphic units, allowing near-surface
soil to move differentially from underlying soil. The effects of ground lurching can damage
facilities and buried pipelines.

Lateral Spreading. Lateral spreading is slope instability that results from liquefaction of the
subsurface soils. Lateral spreading typically develops on sloping ground or a steep slope, such as
along a drainage or a river bank that has been weakened by saturation.

Liquefaction. Soil liquefaction is the process in which loose, saturated, sandy soil loses internal
strength as a result of increased pore water pressure caused by seismic shaking. These soils
transform from a solid to a liquid state as a result of reduced, effective stresses within the soil
mass. This phenomenon is typically induced by strong ground-shaking associated with
earthquakes.

Tsunamis and Seiches. Tsunamis and seiches are inundations (i.e., flooding) by oceanic or
freshwater waves generated by a sudden disturbance in a body of water. Typically, oceanic
tsunamis are the result of sudden vertical movement along a fault rupture in the ocean floor,
submarine landslides or subsidence, or volcanic eruption. The sudden displacement of water sets
off large waves called tsunamis. Seiches are seismically induced waves that surge back and forth
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in an enclosed body of water. Inundation of water onto land can occur as a result of both seiches
and tsunamis.

Non-Seismic Geologic Effects

Subsidence and Collapse. Subsidence and collapse refers to broad-scale changes in the elevation
of the land. Common causes of land subsidence are pumping water, oil, and gas from
underground reservoirs; peat oxidation; dissolution of limestone aquifers (sinkholes); collapse of
underground mines; drainage of organic soils; and initial wetting of dry soils (hydrocompaction).
Subsidence is also caused by heavy loads generated by large earthmoving equipment.

Landslides. Landslides are generally gravity-driven, mass movements of loose soil and rock.
Steep, saturated slopes are particularly susceptible to landslides.

Expansive Soils. Expansive soils contain types of clay minerals that occupy considerably more
volume when they are wet or hydrated than when they are dry or dehydrated. Volume changes
associated with changes in the moisture content of near-surface expansion soils can cause uplift
or heave of the ground when they become wet or, less commonly, cause settlement when they dry
out. Repeated cycles of wetting and drying in the vicinity of slopes composed of expansive soils
can produce incremental lateral and downslope movements known as “slope creep.”

Erosion. Erosion is the gradual wearing away of land surface materials such as rocks, sediments
and soils. Erosion occurs by the action of water, wind, or construction activities. Sheet and rill
erosion is the removal of layers of soil from the surface by rainfall and runoff. Graded cut and fill
slopes associated with site development are particularly susceptible to sheet and rill erosion.

Hydrocollapse Potential. Hydrocollapse describes soils that are prone to settling when subjected
to wetting or saturation. Hydrocollapse can result in differential settlement that can impact
buildings, flatwork or pavement, particularly if the wetting or infiltration of water does not occur
in a uniform manner.

Flooding, Tsunamis and Inundation. Flooding occurs when a very large amount of water from
a source such as a river or a broken pipe overflows onto a previously dry area. A tsunami is a
series of waves usually caused by earthquakes. Inundation of water onto land can occur as a result
of both flooding and tsunamis.

4.5.2 Regulatory Setting
State.

The Alquist-Priolo Special Studies Zones Act of 1972. The criteria most commonly used to
estimate fault activity in California are described in this Act, which addresses only surface fault-
rupture hazards. This Act was passed in 1972 to mitigate the hazards associated with surface
rupture to structures for human occupancy. Surface rupture is the most easily avoided seismic
hazard. Earthquake fault zones are regulatory zones around active faults. The legislative
guidelines to determine fault activity status are based on the age of the youngest geologic unit
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offset by the fault. An active fault is described by the CDMG as a fault that has had surface
displacement within Holocene time (about the last 11,000 years). A potentially active fault is
defined as any fault that showed evidence of surface displacement during Quaternary time (last
1.6 million years). Offshore faults, such as those located in the Monterey Bay, are not classified
under this Act. The Site does not lie within an Alquist-Priolo fault rupture hazard zone.

The Seismic Hazards Mapping Act. These regulations were promulgated for the purpose of
protecting the public from the effects of strong ground-shaking, liquefaction, landslides, or other
ground failures or hazards caused by earthquakes. Special Publication 117, Guidelines for
Evaluating and Mitigating Seismic Hazards in California (CDMG 1997), constitutes the
guidelines for evaluating seismic hazards other than surface fault-rupture and for recommending
mitigation measures.

County. Prior to the issuance of building permits, the County ensures that structural design shall
comply with the current edition of the Uniform Building Code (UBC) Seismic Zone IV and County
Building Codes applicable to structure design and construction. Compliance with these codes
minimizes the potentially damaging effect of severe ground-shaking originating from earthquakes in
the region.

The following General Plan policy generally applies to geology and soil issues associated with the
Project:

Policy 3.1.1 Erosion control procedures shall be established and enforced for all private and
public construction and grading projects.

4.5.3 Methodology

This section of the EIR addresses the potential for structural damage to occur due to the local geology
underlying the Site, as well as slope instability, ground settlement, unstable soil conditions, and
regional seismic conditions. Geologic conditions affecting the Site are summarized from compiled
information and analyses, particularly the geotechnical report prepared specifically for the Project
EIR titled Geotechnical Report Corral De Tierra Development, Monterey County, California, by
Fugro West, 2007, Appendix G of Volume II of this EIR.

4.5.4 Impact Significance Criteria

Based on Appendix G in the CEQA Guidelines, a project would have a significant impact related to
geology and soils including the risk of loss, injury, or death if the project exposes people or structures
to the following conditions:

Threshold 4.5.1  Expose people or structures to potential, substantial adverse effects,
including the risk of loss, injury, or death involving;

o Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the State Geologist for the area or based on other substantial
evidence of a known fault (refer to Division of Mines and Geology Special Publication 42);
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o Strong seismic ground-shaking;
e Seismic-related ground failure, including liquefaction; and

o Landslides;
Threshold 4.5.2  Result in substantial soil erosion or the loss of topsoil;

Threshold 4.5.3  Be located on a geologic unit or soil that is unstable or that would become
unstable as a result of the project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction or collapse; or

Threshold 4.5.4  Be located on expansive soil, as defined in Table 18-1-B of the Uniform
Building Code, creating substantial risks to life or property.

4.5.5 Project Impacts

The following impacts of the Project have been identified based on project characteristics, statutory
requirements, and the significance thresholds defined above.

Threshold 4.5.1  Expose people or structures to potential, substantial adverse effects,
including the risk of loss, injury, or death involving

o Fault Rupture, Fault Rupture is the displacement of the ground surface created by movement
along a fault plane during an earthquake. A fault rupture hazard can exist when structures or
facilities are located directly on an active fault, and rupture of that fault could displace the ground
surface upon which the building or facility is located. The State of California precludes building
on active faults in accordance with the Alquist-Priolo Earthquake Fault Zoning Map issued by the
State Geologist.

The Site is not located in a currently designated Alquist-Priolo Earthquake Fault Hazard Zone and
no known active or potentially active faults have been mapped through the Site (Fugro West,
2007). Consequently, there would be no significant impacts exposing people or structures to
potential, substantial adverse effects, including the risk of loss, injury, or death as a result of fault
rupture on-site.

e Strong seismic ground-shaking. The Site is located within a seismically active area (Uniform
Building Code Seismic Zone IV). No known faults transverse the Site. However, the Site is
proximal to a number of faults that are considered active or potentially active. Geologic and
seismic evidence indicates the potential for strong seismic shaking and ground lurching due to the
close proximity of the Site to fault zones. Therefore, the potential exists for strong ground motion
to affect the Project during the design lifetime. Ground-shaking and/or ground lurching generated
by Project fault movement has the potential to damage building foundations and structures, a
potentially significant impact. Therefore, in order to inform the design and construction of the
Project, additional geotechnical reports shall be required. The reports shall address the site
preparation and grading, foundation design, estimated differential settlement due to foundation
and seismic loading, and the design of the site retaining walls supporting the adjacent slope.
Because the effects of ground motion can be mitigated through design and construction
procedures, potential seismic ground-shaking impacts would be reduced to less than significant
levels with implementation of Mitigation Measures 4.5.1, 4.5.2, and 4.5.4.
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¢ Seismic-related ground failure, including liquefaction. The Paso Robles Formation that
underlies the alluvium and is exposed on the easterly border of the Site is comprised of soil that is
generally not susceptible to liquefaction or seismic settlement. Therefore, there would be no
significant impacts related to liquefaction within the Paso Robles Formation. However, the
alluvial soils at the Site have a variable potential for seismically induced settlement and
liquefaction. The potential for liquefaction is primarily within layers of loose to medium dense
sand encountered between the groundwater table (at 15 ft) and at depths of approximately 20 ft
below the ground surface. Liquefaction and seismic settlement could result in an estimated two to
four inches of differential settlement at the Site from a design basis earthquake (DBE)'.
Therefore, there is a potential for significant impacts associated with liquefaction and seismic
settlement within the alluvial soils to occur at the Site.

« Miitigation for liquefaction and seismic settlement typically consists of removing the soil that is
prone to liquefaction and seismic settlement and replacing it with properly compacted
(engineered) fill, deeply compacting the soils in-place, or supporting structures on deep
foundations bearing below the settlement-prone soil. Because the impacts associated with
liquefaction and seismic settlement can be mitigated through design construction procedures,
potential project-related impacts would be reduced to less than significant with implementation of
Mitigation Measures 4.5.4 and 4.5.5.

e Liquefaction is a concern that also must be addressed with respect to the proposed
retention/detention system, to determine if the additional water that would be retained would
result in increased risk of ground settlement. Moore Twining (2009) provided an assessment of
this increased risk and determined that the proposed retention system would not require
significantly different mitigation measures than what had been proposed in the Twining (2000)
Report and that the potential impact from liquefaction is considered low.

o Landslides. The Site is relatively flat, and is not in an area of high susceptibility to landslides.
However, landsliding is common in the Paso Robles Formation and several landslides are located
near the Project vicinity. Landsliding is not expected to impact the foundation support or
structures associated with development of the Site. However, the hills in the Project vicinity on
the easterly edge of the Site are located in areas of high susceptibility to landslide and erosion
hazards. The retaining walls proposed along the easterly border of the Site would support an
existing slope that shows evidence of surficial slope instability. A final geotechnical report shall
be prepared for the Project that provides specifications for the design of the retaining walls,
taking into consideration the adjacent slope conditions. Because the Project has the potential to
expose people or structures on the Site to landslides, the project-related impact associated with
landslides is potentially significant. The impact of substantial adverse effects from landslides
would be reduced to a less than significant level with the implementation of Mitigation Measure
4.5.4.

Threshold 4.5.2  Result in substantial soil erosion or the loss of topsoil

Graded cut and fill slopes associated with the site development would be prone to sheet and rill
erosion (Fugro West, 2007). Erosion potential during construction in most of the Site is minimal due

A design basis earthquake is the earthquake of maximum intensity at the Site which may occur on the Site
or within 200km of the Site. The design basis earthquake is assessed using historic earthquake data and
includes data such as calculated maximum accelerations and duration.
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to limited topographical variation and drainage courses. Nevertheless, standard construction practices
such as site drainage and landscape improvements should be applied as required by the County. These
practices would reduce any potential for erosion during construction. The impact of substantial soil
erosion or the loss of topsoil would be reduced to less than significant levels with implementation of
Mitigation Measure 4.5.3.

Threshold 4.5.3  Be located on a geologic unit or soil that is unstable or that would become
unstable as a result of the project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction or collapse

e Landslides. Refer to discussion regarding landslides under Threshold 4.5.1 above.

e Lateral Spreading. The existing ground surface at the Site is relatively flat. The Site is not
bordered by slopes that would allow for lateral spreading conditions. The likelihood of impact on
the Site by lateral spreading is less than significant and no mitigation is required.

o Subsidence. The Site is not in an area where extraction of fluids is known to have resulted in
subsidence or collapse. If the groundwater levels remain as they are currently, the impact of
subsidence or collapse at the Site is less than significant. If dewatering or lowering of the
groundwater is expected, there could be a significant impact to the Site. A final geotechnical
report shall be required to assess significant impacts associated with subsidence at the Site of the
Project. Significant impacts associated with dewatering or lowering of the groundwater would be
reduced to less than significant with the implementation of Mitigation Measure 4.5.4.

o Liquefaction. Refer to previous discussion under Threshold 4.5.1.

o Collapse. The near surface soils encountered at the Site are comprised of silty sand and may be
subject to hydrocollapse. Hydrocollapse could result in differential settlement that can impact
buildings, flatwork or pavement. Studies of the on-site soil suggest that the soil prone to
hydrocollapse is typically less than 5 ft thick. The soil could be removed by grading to remove
the loose soil and replace it as compacted fill. Impacts associated with hydrocollapse would be
reduced to less than significant with implementation of Mitigation Measures 4.5.1 and 4.5.4.

e Ground lurching. The Site is within a seismically active region of Central California. Ground
lurching can damage facilities and buried pipelines. The area is prone to moderate to large
earthquakes and therefore there is potential for ground lurching to impact the Site. Ground
lurching is generally not a geologic hazard that can be prevented, and therefore is mitigated by
implementing preparedness measures. The potential impact of ground lurching would be reduced
to less than significant with the implementation of Mitigation Measures 4.5.1, 4.5.2, and 4.5.4.

Threshold 4.5.4  Be located on expansive soil, as defined in Table 18-1-B of the Uniform
Building Code, creating substantial risks to life or property

Soils near the surface of the Site consist predominantly of silty sand having a very low potential for
expansion. The impacts associated with expansive soils are considered to be less than significant.
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4.5.6 Cumulative Impacts

The area analyzed for potential cumulative impact associated with geology and soils includes: (1) the
area that could be affected by the Project and associated activities; and 2) the areas affected by other
projects whose activities could directly or indirectly affect the geology and soils of the Site. Projects
listed on Table 4.A, Cumulative Projects List, and shown on Figure 4.1, Cumulative Project
Locations that occur adjacent to, or very close to, the Site were considered as part of the cumulative
study area for geology and soils.

The impacts of the Project associated with seismic-related ground-shaking, liquefaction and seismic
settlement, landslides, erosion, subsidence, collapse, and ground lurching are project-specific and can
be mitigated to less than significant levels on a project-by-project basis as required by standard
County procedures and proposed mitigation measures (Mitigation Measures 4.5.1 through 4.5.5).
Therefore, the Project would not significantly contribute to cumulative impacts associated with
geologic and soils hazards.

The Project has no known impacts associated with rupture of a known earthquake fault on or adjacent
to the Site, lateral spreading, or, soil expansion. Therefore, the Project would not have a significant
contribution to cumulative impacts resulting from geologic and soils hazards within the cumulative
impact study area.

4.5.7 Level of Significance Prior to Mitigation

Seismic-related ground-shaking, liquefaction and seismic settlement, landslides, subsidence, collapse,
and ground lurching from earthquakes produced by local faults could impact buildings and
foundations constructed as part of the Project. Grading during site development could cause erosion
or loss of topsoil on the Site. No other project-related impacts are expected to exceed the CEQA
impact significance criteria for geologic and soils constraints.

4.5.8 Mitigation Measures and Standard Conditions of Approval

The following mitigation measures and standard conditions shall be implemented to reduce
potentially significant adverse impacts of the Project associated with seismic ground-shaking, ground
lurching, and erosion.

Mitigation Measure 4.5.1 Uniform Building Code for Seismic Zone IV. Prior to the issuance
of a building permit, the project engineer shall prepare and submit
project design specifications to the County of Monterey RMA-
Planning Department for review and approval. The project design
specifications shall be in accordance with the requirements of the
Uniform Building Code’s current edition for Seismic Zone IV. The
requirements state that all buildings are to be founded on undisturbed
native soils and/or accepted engineering fill to prevent resonance
amplification between soils and the structure.

Mitigation Measure 4.5.2 Ground Lurching. Prior to issuance of a building permit, the
applicant shall submit operation and emergency response plans to the
County of Monterey, Health Department, Environmental Health
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Division for review and approval. The plans shall consider the
potential for ground lurching to occur in response to seismic events,
and the potential for lurching to damage lifelines, utilities, and
structures. The operation and emergency response plans shall include
an employee-training plan; an evacuation plan; a checklist for
emergency response including responsible parties; a facility site
plan; a storage map for hazardous materials; and a records
management plan.

Mitigation Measure 4.5.3 Erosion Control Plan. Prior to issuance of a grading permit, the
contractor shall prepare and submit an erosion control plan to the
County of Monterey RMA-Planning Department for review and
approval. The erosion control plan shall include the following
measures:

o QGraded cut and fill slopes shall be vegetated or landscaped in a
manner that would reduce the potential for soil erosion following
construction.

o Site drainage shall be provided to control surface water, direct
water away from slopes, and control surface water discharge.

Mitigation Measure 4.5.4 Design Level Geotechnical Report. Prior to issuance of a grading
permit, the applicant shall submit a design-level Geotechnical Report
to the County of Monterey RMA-Planning Department for review
and approval. The Geotechnical Report should specifically address
the site preparation and grading, foundation design, estimated
differential settlement due to liquefaction, foundation and seismic
loading, and the design of the Site’s retaining walls that would
support the adjacent slope.

Mitigation Measure 4.5.5 Building Construction Plans. Prior to the issuance of a building
permit, the project engineer shall prepare and submit project building
construction plans including design specifications consistent with the
design level geotechnical engineering investigation to the County of
Monterey RMA-Planning Department for review and approval. The
project design specifications shall detail the design and construction
of the buildings and the method to be used (e.g., removing the
alluvial soil that is prone to liquefaction and seismic settlement and
replacing it with properly compacted (engineered) fill, deeply
compacting the soils in-place, or supporting structures on deep
foundations bearing below the settlement-prone soil to address
impacts associated with potential liquefaction and seismic settlement
associated with alluvial soils on-site.

4.5.9 Level of Significance after Mitigation

Implementation of Mitigation Measure 4.5.1 through Mitigation Measure 4.5.5 would reduce
potentially significant impacts of geology and soils constraints to levels below significance.
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4.6 HAZARDS AND HAZARDOUS MATERIALS

This section considers potential impacts associated with hazards and hazardous materials resulting
from development of the Project. In addition, the analysis considers potential risks to tenants and
visitors of the proposed Corral De Tierra Neighborhood Retail Village from on- and off-site sources
of hazards and hazardous materials.

Hazardous materials can threaten human health and/or the environment through routine emissions
and/or accidental releases. Hazardous materials include materials that are toxic, corrosive, flammable,
reactive, irritating, and/or strongly sensitizing. According to the State of California
(http://www.dtsc.ca.gov/LawsRegsPolicies/index.cfm), a hazardous material is defined as:

"a substance or combination of substances which, because of its quantity,
concentration, or physical, chemical or infectious characteristics, may either: 1)
cause, or significantly contribute to, an increase in mortality or an increase in
serious irreversible, or incapacitating irreversible illness; or 2) pose a substantial
present or potential hazard to human health or environment when improperly
treated, stored, transported, or disposed of or otherwise managed."

A detailed analysis of environmental hazards associated with geology and flooding is located in
Chapter 4.5 Geology and Soils.

4.6.1 Existing Environmental Setting

The Site consists of two lots totaling approximately 11 acres, which are owned by Omni Resources,
LTD. Most of the Site is relatively level and occupied by an open, fenced undeveloped pasture of
ruderal (disturbed) California annual grassland series interspersed with mature Coast live oak, and
other native and nonnative tree species (refer to Figure 4.3.2). Based on a review of aerial
photography (1956, 1971, 1998), the area was used for agriculture (livestock grazing) from 1956
through at least 1971, when construction of the Corral de Tierra Country Club and Golf Course
occurred on nearby pasture land. Gasoline service stations were constructed northwest of the Site at
about the same time (LSA, 2007).

Currently, the Site is designated as Commercial by both the County Toro Area Land Use Plan, and is
designated as “Light Commercial” in the County Zoning Ordinance. Developments near the Project
include the Cypress Community Church at the northeast quadrant of SR-68 and Corral de Tierra
Road; the Corral de Tierra Country Club and single-family residences to the south and east; and an
existing gasoline service station currently being utilized as a real estate office immediately to the west
of the Site. An active gasoline station (Corral de Tierra Services) and vacant buildings occur west of
the Site on the other side of Corral de Tierra Road (LSA, 2007). A non-operational gasoline service
station was located adjacent to the northwest corner of the Site and was the subject of a leaking
underground storage tank investigation in the early 1990s. The tank was removed and the site was
closed in 1993 (this issue is addressed in more detail in Section 4.6.5 Project Impacts). North of the
Site, across SR-68, are public lands of the former Fort Ord military base now owned by the Bureau of
Land Management. The closest commercial airport is located approximately five miles from the Site
in Monterey (Monterey Peninsula Airport).

A power line parallels SR-68, along the Site’s northern property line, but does not cross the Site.
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The irregular southeast property line runs along the base of a natural ridge roughly parallel to El Toro
Creek, which is to the east of the Site. El Toro Creek is tributary to the Salinas River, which
ultimately flows west to Monterey Bay and the Pacific Ocean. In an Initial Site Assessment for SR-68
and Corral de Tierra Road intersection, groundwater was reported at depths ranging between 16.8 and
87 ft below ground surface, based on water levels in a well located approximately 0.25 mile southeast
of the Site. Groundwater was described as flowing from southwest to northeast (LSA, 2007).

4.6.2 Regulatory Setting
Federal Regulations

Comprehensive Environmental Response, Compensation, and Liability Act. The Comprehensive
Environmental Response, Compensation, and Liability Act (CERCLA), also known as Superfund,
was passed to facilitate the cleanup of the nation’s toxic waste sites. In 1986, CERCLA was amended
by the Superfund Amendment and Reauthorization Act Title IIT (community right-to-know laws).

Superfund Amendments and Reauthorization Act. In 1986, Congress established the “innocent
landowner defense” in the 1986 amendments to CERCLA known as the Superfund Amendments and
Reauthorization Act (SARA). To establish innocent landowner status, the landowner “must have
undertaken, at the time of acquisition, all appropriate inquiry into the previous ownership and uses of
the property consistent with good commercial and customary practice in an effort to minimize
liability.” In an effort to clarify what constitutes “all appropriate inquiry,” the American Society for
Testing and Materials (ASTM) has developed a standard that provides specific definition of the steps
one should take when conducting a “due diligence” environmental site assessment for commercial
real estate.

In relation to the discussion in this section, SARA pertains primarily to emergency management of
accidental releases. It requires formation of State and local emergency planning committees, which
are responsible for collecting material handling and transportation data for use as a basis for planning.
Chemical inventory data is made available to the community at large under the “right-to-know”
provision of the law. In addition, SARA also requires annual reporting of continuous emissions and
accidental releases of specified compounds. These annual submissions are compiled into a nationwide
Toxics Release Inventory (TRI).

Hazardous Materials Transportation Act. The Hazardous Materials Transportation Act is the
statutory basis for the extensive body of regulations aimed at ensuring the safe transport of hazardous
materials on water, rail, highways, in the sky, or in pipelines. It includes provisions for material
classification, packaging, marking, labeling, placarding, and shipping documentation.

Resource Conservation and Recovery Act. The Resource Conservation and Recovery Act (RCRA)
enables the EPA to administer a regulatory program that extends from the manufacturing of
hazardous materials to their disposal, thus regulating the generation, transport, treatment, storage, and
disposal of hazardous waste at all facilities and sites in the nation. RCRA was amended in 1984 by
the Hazardous and Solid Waste Act.
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Hazardous and Solid Waste Act. The Hazardous and Solid Waste Act (HSWA) specifically
prohibits the use of certain techniques for disposal of some hazardous wastes. Individual States may
implement hazardous waste programs under RCRA with EPA approval. The California Hazardous
Waste Control Law is administered by the California EPA to regulate hazardous wastes.

Toxic Substances Control Act. The Toxic Substances Control Act (TSCA) provides the EPA the
ability to track industrial chemicals that are produced or imported into the U.S. The EPA has
subsequently developed a comprehensive list of such chemicals. As such, these chemicals may be
screened and reporting or testing may be required of any that are deemed to pose a risk to the
environment.

Clean Water Act. The Federal Water Pollution Control Act (later referred to as the Clean Water Act
[CWAY]) established the structure for regulating discharges of pollutants into waters of the U.S. and
provided the EPA with the authority to implement pollution control programs for industry. The Act
was amended to require that the discharge of pollutants into waters of the U.S. from any point source
be effectively prohibited unless the discharge is in compliance with a National Pollutant Discharge
Elimination System (NPDES) permit.

State Regulations

The California Hazardous Waste Control Law. The Hazardous Waste Control Law (HWCL) is the
primary hazardous waste statute in the State of California. The HWCL lists 791 chemicals and
approximately 300 common materials that may be hazardous; establishes criteria for identifying,
packing, and labeling hazardous wastes; prescribes management controls, establishes permit
requirements for treatment, storage, disposal, and transportation, and identifies some wastes that
cannot be disposed in landfills. The HWCL exceeds federal requirements by mandating source
reduction planning and a much broader requirement for permitting facilities that treat hazardous
waste. It also regulates a number of types of wastes and waste management activities that are not
covered by federal law with RCRA.

The California Hazardous Material Management Act. The Hazardous Materials Management Act
(HMMA) requires that businesses handling or storing amounts of hazardous materials above certain
thresholds prepare a Hazardous Materials Business Plan (HMBP), which includes an inventory of
hazardous materials stored on-site (above specified quantities), an emergency response plan, and an
employee-training program. Businesses that use, store, or handle 55 gallons of liquid, 500 pounds of a
solid, or 200 cubic feet of a compressed gas at standard temperature and pressure require HMBPs.
Plans must be prepared prior to facility operation and are reviewed/updated biennially (or within 30
days of a change).

California Code of Regulations. Most State and federal regulations and requirements that
apply to generators of hazardous waste are spelled out in the California Code of Regulations
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(CCR), Title 22, Division 4.5. Title 22 contains the detailed compliance requirements for
hazardous waste generators; transporters; and treatment, storage, and disposal facilities.
Because California is a fully authorized State according to RCRA, most RCRA regulations
(those contained in 40 Code of Federal Regulations [CFR] 260 et seq.) have been duplicated
and integrated into Title 22. However, because the Department of Toxic Substance Control
(DTSC) regulates hazardous waste more stringently than the U.S. Environmental Protection
Agency, the integration of California and federal hazardous waste regulations that make up
Title 22 do not contain as many exemptions or exclusions as does 40 CFR 260. As with the
California Health and Safety Code, Title 22 also regulates a wider range of waste types and
waste management activities than does the RCRA regulations in 40 CFR 260. To aid the
regulated community, California compiled the hazardous materials, waste and toxics-related
regulations contained in CCR, Titles 3, 8, 13, 17, 19, 22, 23, 24, and 27 into one consolidated
“Toxics” section in CCR Title 26. However, the California hazardous waste regulations are
still commonly referred to as Title 22.

California Emergency Services Act. Government Code 8550-8692 provides for the assignment of
functions to be performed by various agencies during an emergency to the end that the most effective
use may be made of all manpower, resources, and facilities for dealing with any emergency that may
occur. The coordination of all emergency services is recognized by the State to mitigate the effects of
natural, man-made, or war-caused emergencies which result in conditions of disaster or extreme peril
to life, property, and the resources of the State, and generally to protect the health and safety and
preserve the lives and property of the people of the State.

Local Regulations

County of Monterey Health Department, Hazardous Materials Management Services. The
Hazardous Materials Management Services of the County of Monterey Health Department is
responsible for conducting compliance inspections for regulated facilities in the County of Monterey.
These facilities handle hazardous materials, generate or treat hazardous waste, and/or operate
underground storage tanks. The Certified Unified Program Agency (CUPA), of which the Hazardous
Materials Management Services is a part, strives to prevent environmental hazards from occurring
and to protect the public and resources from environmental hazards when they occur. This balanced
approach utilizes education and effective enforcement procedures to minimize the potential risk to
human health and the environment.

4.6.3 Methodology

Potential hazards and hazardous materials at the Site were evaluated through document review and a
database search. The information obtained through the document review and database search were
applied to the impact significance criteria below to assess potential project-related impacts.

Document Review

Reports, letters, and other documents pertaining to the Project provided by the applicant, the County
of Monterey RMA-Planning Department, or otherwise available, were reviewed in order to determine
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the potential hazards and hazardous materials at the Site (these documents are available from the
County of Monterey upon request). Based upon review of these documents, the following were the
only documents with substantial information regarding hazards and hazardous materials as they relate
to the Site:

e Background information compiled in a letter from Brian Finegan to the County of Monterey
RMA-Planning Department (dated November 20, 2007); and,

e Areport titled, “Hazardous Waste Initial Site Assessment”, prepared by LSA in August 2007 for
the SR-68/Corral de Tierra Road intersection project.

The findings of the documents reviewed as they impact the Site are discussed in Section 4.6.5 Project
Impacts.

Regulatory Database Search
The regulatory databases that were reviewed for this evaluation included the following:

o State Water Resources Control Board (SWRCB), Geotracker Database at
http://www.geotracker.swrcb.ca.gov/search;

e California Department of Toxic Substances Control (DTSC), EnviroStor Database at
http://www .envirostor.dtsc.ca.gov/public; and

o California Environmental Protection Agency (EPA), Cortese List Data Resources at
http://www.calepa.ca.gov/SiteCleanup/CorteseList/default.htm.

The findings of the regulatory database search are discussed in Section 4.6.5 Project Impacts.

4.6.4 Impact Significance Criteria

Significance criteria for evaluating potential project impacts related to hazards and hazardous
materials are derived from the CEQA Guidelines Appendix G. For the purposes of this EIR, the
Project would represent a significant environmental impact if it would do one or more of the
following:

Threshold 4.6.1 Create a significant hazard to the public or the environment through the
routine transport, use, or disposal of hazardous materials;

Threshold 4.6.2  Create a significant hazard to the public or the environment through
reasonably foreseeable upset and accident conditions involving the release of
hazardous materials into the environment;

Threshold 4.6.3 Emit hazardous emissions or handle hazardous or acutely hazardous
materials, substances, or waste within one-quarter mile of an existing or
proposed school;
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Threshold 4.6.4  Be located on a site which is included on a list of hazardous materials sites
compiled pursuant to Government Code Section 65962.5 and, as a result,
would create a significant hazard to the public or the environment;

Threshold 4.6.S  For a project located within an airport land use plan or, where such a plan
has not been adopted, within two miles of a public airport or public use
airport, result in a safety hazard for people residing or working in the
project area;

Threshold 4.6.6  For a project within the vicinity of a private airstrip, would the project
result in a safety hazard for people residing or working in the project area;

Threshold 4.6.7 Impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan; or

Threshold 4.6.8  Expose people or structures to a significant risk of loss, injury or death
involving wildland fires, including where wildlands are adjacent to
urbanized areas or where residences are intermixed with wildlands.

4.6.5 Project Impacts

Threshold 4.6.1 Create a significant hazard to the public or the environment through the
routine transport, use, or disposal of hazardous materials

According to information compiled in a letter from Brian Finegan to the County of Monterey, RMA-
Planning Department (Finegan, 2007), the Project consists of a commercial/retail center and would
not involve the transport, use, and/or disposal of significant amounts of hazardous material.
Hazardous substances may be sold in consumer containers or used in de minimis quantities in
cleaning and maintenance operations at the Site. The amounts of hazardous materials proposed to be
handled are anticipated to be well below reportable quantities and threshold planning quantities under
federal and State regulations, as listed in 40 CFR Ch.1 Section 117.3 (http://www.access.gpo.gov/
nara/cfr/waisidx_05/40cfr117_05.html), and do not pose a significant risk of hazardous materials
impacts to the Site as long as they are handled consistently with their labeling. However, in the event
that future commercial tenants at the Site use hazardous materials in excess of reportable quantities or
threshold planning quantities (such as dry cleaners conducting on-site cleaning or automotive shops
with waste oil collection services), the hazardous materials transport, use, storage and disposal
associated with these facilities would be subject to federal, State, and local regulations and permitting
as described in Standard Condition 4.6.1. The potential for hazardous materials to occur on the Site
during construction are addressed under Threshold 4.6.2. With implementation of Standard Condition
4.6.1, the Project would not create significant hazards to the public or the environment through the
routine transport, use, or disposal of hazardous materials.

194 P:\MOC0901 CdT Neighborhood Retail Village\DRAFT EIR\Draft EIR _5 21.10.doc «05/21/10»



L S A DRAFT ENVIRONMENTAL IMPACT REPORT
CORRAL DE TIERRA NEIGHBORHOOD RETAIL VILLAGE

LSA ASSOGIATES, INC. COUNTY OF MONTEREY
MAY 2010

Threshold 4.6.2  Create a significant hazard to the public or the environment through
reasonably foreseeable upset and accident conditions involving the release of
hazardous materials into the environment

The quantities of hazardous materials that may be sold at the Project or used for maintenance
activities within the development would not be expected to exceed reportable quantities or threshold
planning quantities under federal or State law as defined in 40 CFR Ch. 1, Section 117.3. The
potential for a significant accidental chemical spill or release from the handling of consumer
quantities of hazardous materials is unlikely. Intentional dumping of consumer containers of
hazardous materials (e.g., motor oil) could occur.

In the event that future commercial tenants at the Site use hazardous materials in excess of reportable
quantities or threshold planning quantities (such as dry cleaners conducting on-site cleaning or
automotive shops with waste oil collection services), the hazardous materials transport, use, storage
and disposal associated with these facilities would be subject to federal, State, and local regulations
and permitting as prescribed in Standard Condition 4.6.1.

There are no known releases identified in the Site vicinity that have a potential impact to the Site,
with the exception of unexploded ordnances that may have been mistakenly fired away from the Fort
Ord military base, located approximately 0.07 mile northwest of the Site (north of SR-68). This
possible release was discovered while reviewing the SR-68 and Corral de Tierra Road Intersection
Improvements Project Initial Site Assessment document (LSA, 2007), which indicated that based on
information provided by the EPA Fort Ord Site Manager in 2002, some ordnance may have been
mistakenly fired away from the base. However, based on the available data, the risk of encountering
ordnance at the Site is considered very remote.

Hazardous materials may be used during construction activities for the Project, including fuel, paints,
cleaning products and other chemicals used in construction. As described in Standard Condition 4.6.2,
prior to construction, a Stormwater Pollution Prevention Plan would be required that would specify,
among other things, Best Management Practices (BMPs) for the safe management of hazardous
materials to prevent potential spills and stormwater contamination. The Project would be required to
comply with the General Construction Stormwater NPDES Permit requirements for hazardous
materials management. In addition, if fuel storage at the Site exceeds threshold planning quantities
specified in 40 CFR Part 112 (1,320 gallons), a Spill Prevention, Control and Countermeasures
(SPCC) Plan must be prepared for the Site. Finally, prior to obtaining a grading or building permit,
the applicant would be required to prepare emergency access and evacuation plans for construction
and operation of the Project for review and approval by the County as discussed in Standard
Condition 4.6.3.

Based on this analysis and with the implementation of Standard Condition 4.6.3, the Project would
not cause significant hazards to the public or the environment through reasonably foreseeable upset
and accident conditions involving the release of hazardous materials into the environment.
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Threshold 4.6.3 Emit hazardous emissions or handle hazardous or acutely hazardous
materials, substances, or waste within one-quarter mile of an existing or
proposed school

No hazardous emissions associated with the proposed retail and office development are anticipated
and hazardous or extremely hazardous substances and/or wastes would not be handled in excess of
reportable quantities or threshold planning quantities under federal or State law. In addition, existing
or proposed schools are located greater than 0.25 mile from the Site; therefore, no significant impacts
related to the emission or handling of hazardous substances near a school would occur.

Threshold 4.6.4  Be located on a site which is included on a list of hazardous materials sites
compiled pursuant to Government Code Section 65962.5 and, as a result,
would create a significant hazard to the public or the environment

Based on the regulatory database search, one site of environmental concern (the adjacent,
currently non-operational gasoline service station) was listed within 0.5 mile of the Site.
According to information contained in the State’s on-line Geotracker database of Leaking
Underground Fuel Tank (LUFT) sites, and Spills, Leak, Investigation and Cleanup (SLIC)
sites (State Water Resources Control Board [SWRCB], 2007), a leak from a waste oil/used
oil underground storage tank, caused by structural failure, was discovered at the currently
non-operational gasoline service station located adjacent to the northwest corner of the Site
on May 3, 1991, and was reported on July 7, 1991. The Central Coast Regional Water
Quality Control Board assigned Case # T0605300038 to this release. The date the release
began is unknown. The Finegan (2007) letter indicated that the tanks were removed, and
according to the Geotracker Database (SWRCB, 2007), the case was closed on March 26,
1993. The following information was taken directly from the Brian Finegan Letter (Finegan,
2007):

“Permits for the removal of the tanks were obtained and the tanks were removed and
subsequently transferred to a licensed disposal facility. Additionally, soil samples
were collected as required by the Health Department. These tanks were located off-
site and due to the successful removal of the potential hazards, the site was listed
“closed” according to the Central Coast Regional Water Quality Control Board
(Case # T0605300038).”

In addition, the database search identified a site (Markham Ranch Subdivision) in the vicinity where
the pesticide toxaphene was detected in the soil. Toxaphene is a persistent organochlorine pesticide
and is relatively immobile in the soil environment. Markham Ranch Subdivision is located
approximately 1.25 miles south of the Site. According to the information listed on the Geotracker
database (Case # S74), the case was opened on July 23, 1992 and subsequently closed on November
8, 2004. The database entry states that contaminated soil was excavated and removed from this site
and the case was closed.

A visual survey of the Site and its vicinity was conducted by LSA on April 6, 2007, for the
Hazardous Waste Initial Site Assessment Report for the improvement (separate project) of the
intersection of SR-68 and Corral de Tierra Road (L.SA, 2007), which is immediately northwest of the
Site. During this survey, properties near the Site were observed. In addition, historical aerial
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photographs of the Site vicinity covering the period from 1956 to 1998 were reviewed, and a
regulatory records search was conducted for all properties located within a radius of 0.25 mile from
the intersection improvement area. These activities were conducted to identify evidence or records
that indicate a potential for chemical releases, hazardous materials use or hazardous waste impact in
the vicinity of the intersection improvement project. The results of these activities are relevant for this
EIR given the northwestern corner of the Site is defined by the intersection slated for improvement.

A summary of the results of these activities is as follows (LSA, 2007):

o Review of historical aerial photographs (1956, 1971, and 1998) indicates that the historical use of
the Site and the surrounding area was primarily rural with pastureland until approximately 1971,
when construction of the Corral de Tierra Country Club occurred on the pastureland (LSA, 2007).
The review did not reveal any industrial site use, staining, or other features indicative of chemical
releases.

e Fort Ord is located approximately 0.07 mile northwest of the Site (north of SR-68) and has
reportedly had releases of multiple hazardous substances. In 1986, elevated levels of carbon
tetrachloride, tetrachloroethylene, 1,1,1-trichloroethane, and trans-1,2-dichloroethylene were
detected in off-base groundwater. These contaminants are currently emanating from the base and
may be impacting the drinking water supplies of the City of Marina, California; however, the
exact location of the source has not yet been identified. In addition, soil and groundwater
contamination have been observed at the Fire Drill Area, and approximately 600 gallons of
petroleum products have reportedly been released in this area. Fort Ord has at least 18 other
identified contamination areas. According to the EPA, there are three active groundwater
contamination plumes sourced from the military base, and pump and treat systems are currently
in place in the northern portion of the military base to remediate the groundwater. However, there
is no known soil or groundwater contamination associated with Fort Ord in the vicinity of the
Site; and the contamination plumes are not located or expected to migrate near the Site.

e Asnoted in the SR-68 and Corral de Tierra Road Intersection Improvements Project Initial Site
Assessment (LSA, 2007), based on information provided by the EPA Fort Ord Site Manager in
2002, some ordnance may have been mistakenly fired away from the base. However, based on the
available data, the risk of encountering ordnance at the Site is considered very remote.

The base is also an active RCRA facility that generates and stores hazardous waste, stores and
uses reportable quantities of hazardous materials, and has permits for wastewater discharges to
the sewer and to surface water.

In addition to the activities described above, an investigation for aerially deposited lead, including
collection and analysis of 64 soil samples, was conducted by Geocon, Inc. (2007) in the Site vicinity
along SR-68. The investigation was conducted to evaluate shallow soils for elevated lead
concentrations that could be associated with the historical use of leaded gasoline by cars traveling this
route. The investigation reportedly determined that lead concentrations in soil did not exceed federal
and State regulations in the soil samples that were collected (LSA, 2007). According to LSA, some of
these samples were collected near the Corral de Tierra and SR-68 roadways in the vicinity of the Site.

Based on findings from the regulatory database search and the documents reviewed above, no
groundwater contamination has been reported or was suspected to be associated with this Site. No
known hazardous material sites are reported to occur at an up-gradient location from the Site with
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respect to groundwater flow, where contamination might migrate beneath the Project. In addition,
routine analysis of water samples from the nearby Ambler Park water supply wells has not detected
any groundwater contaminants (SWRCB, 2008). Thus, contamination of groundwater beneath the
Site from off-site sources is unlikely. Finally, the Site is not included on a list of hazardous materials
sites compiled pursuant to Government Code 65962.5. Therefore, development of the Project would
not create significant hazards to the public or the environment from the presence of hazardous
materials sites.

Threshold 4.6.S  For a project located within an airport land use plan or, where such a plan
has not been adopted, within two miles of a public airport or public use
airport, result in a safety hazard for people residing or working in the
project area

The Site is not located within an airport land use plan area, as the closest airport is approximately five
miles away from the Site, in Monterey (Monterey Peninsula Airport). Development of the Site would
not significantly impact any airport operations or create any significant airport related safety hazards.

Threshold 4.6.6  For a project within the vicinity of a private airstrip, would the project
result in a safety hazard for people residing or working in the project area

The Site is not located in the vicinity of a private airstrip, with the closest approximately 10 miles
away from the Site in Salinas; therefore, the Project would not result in a significant safety hazard for
people residing or working in the Site area.

Threshold 4.6.7 Impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan

Development of the Site would generate an increase in the volume of traffic on regional and local
roadway networks. Adding additional traffic to roadways that at times have poor level of service and
exceed carrying capacities (refer to Chapter 4.12 Traffic and Transportation) could potentially
significantly impair implementation or physically interfere with adopted emergency response plans
and/or emergency evacuation plans in the Site vicinity during construction and operation. However,
the development would be subject to federal, State, and local regulations and permitting to prepare
emergency access and evacuation plans as described under implementation of Standard Condition
4.6.3.

Based on this analysis, the Project would not interfere with an adopted emergency response plan or
emergency evacuation plan during construction or operation and no significant impact levels are
indicated.
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Threshold 4.6.8  Expose people or structures to a significant risk of loss, injury or death
involving wildland fires, including where wildlands are adjacent to
urbanized areas or where residences are intermixed with wildlands

Wildfires are of concern in central and southern California, especially in areas with chaparral
shrubland, a fire-prone vegetative community type (USGS, 2003). Wildfires are the most frequent
type of fire in the Salinas Rural Fire District, and the Toro area is included in a region that is rated as
having moderate to very high fire hazard (Monterey County General Plan, 1982). The frequency of
fire is expected to be highest in shrublands, and particularly in areas with chaparral where urban
expansion has occurred (USGS, 2003). The fact that the Site is not located in shrubland or chaparral
vegetation, but instead occurs in a relatively level, open grassland area with scattered trees, decreases
the risk of wildfires.

However, the area of the Site is within an area rated as a high risk for wildfire (D. Priolo. 2008.
Salinas Rural Fire District, pers. comm., February 7, 2008). This rating is based on the Site’s location
in the State Responsibility Area (SRA) and was made by the California Department of Forestry. This
is a broad classification, however, and the openness of the Site does not provide a contiguous fuel
source. Fire flow testing conducted in 1992 and the installation of new hydrants at that time resulted
in reduction of the fire insurance classification for the Site by ISO Commercial Risk Services, Inc.
(Finegan, 2007). This reduction in classification reflects a reduction in fire risk.

Certain procedures are required by the County to minimize the risk of loss of life, injury, and damage
to property and natural resources from fire (Monterey County General Plan, 1982). These procedures
include:

¢ Road Access — Determination of the width of an all-weather surface road shall be made at the
time of subdivision approval.

o Project Review — The County shall review project proposals to identify potential fire hazards and
ensure that development in high fire hazard areas is designed and constructed in a manner that
minimizes risk from fire hazards.

e Water Supply System and Fire Suppression — All new development shall have adequate water
available for fire suppression.

The Project would need to provide fire flow that is adequate to meet Monterey County Ordinance
3600. The Salinas Rural Fire District requires a minimum fire flow for new development (D. Priolo.
2008. Salinas Rural Fire District. February 8, 2008. Personal communication). This fire flow
requirement is 1563 gallons per minute (gpm) at 20-psi residual pressure for a duration of four hours.
The initial flow rate is 6,250 gpm for the same duration, but it was reduced by 75% because fire
sprinklers are to be installed.

Similarly, the Fire District requires a development setback of 30 ft from all property lines, which
applies to all parcels greater than one acre in size, on which new structures are built and which are
located within the SRA. The setback is a part of Monterey County Ordinance 3600, which adopts
Public Resources Code Section 4290 with certain local amendments (the 30-foot setback is an
original PRC 4290 Monterey County Ord. 3600 Section 18.56.090 (2)(a)). If the access
roads/easements do not cover this setback around the buildings, alternative measures can be
considered on a case-by-case basis as discussed in the ordinance.
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Because the Site is located in a relatively open, level area, and would be required to implement the
County and Salinas Rural Fire District fire hazard reduction procedures including 30 ft set-backs,
there would be no significant impacts from wildfire risk to people from the Project with
implementation of required set-backs.

4.6.6 Cumulative Impacts

The nature of the impacts discussed in this section does not contribute to a cumulative impact to the
Site or the project area. Accidental spills and leaks are unplanned occurrences. It is impossible to
predict the occurrences of such events and the likelihood of such events occurring in close proximity
to each other at the same time is very small; therefore, such events cannot be considered a cumulative
impact. Any future tenants that handle reportable quantities of hazardous materials in their operations
would still be expected to handle relatively modest quantities, and would be subject to federal, State,
and local regulation as discussed in Standard Condition 4.6.1. The Project would not contribute to the
emission or handling of hazardous substances within 0.25 mile of an existing or proposed school,;
hazardous materials sites; an adopted emergency response or evacuation plan; or aviation safety
hazards. Therefore, the Project’s potential contribution to cumulative impacts associated with hazards
or hazardous materials is considered less than significant.

Table 4.A lists Projects in the Site vicinity. Of the developments that are listed in Table 4.A, three are
categorized as commercial or light industrial, indicating that these three developments have the
potential to result in a significant increase in or impact associated with the routine transport, use, and
disposal of hazardous materials; the emission or handling of hazardous substances within 0.25 mile of
an existing or proposed school; hazardous materials sites; an adopted emergency response or
evacuation plan; and/or aviation safety hazards. However, no information has been provided
regarding the commercial and industrial processes and characteristics of the developments listed in
Table 4.A. Therefore, cumulative impacts associated with the Site in combination with other projects
in the vicinity of the Site cannot be assessed at this time.

4.6.7 Level of Significance Prior to Mitigation

There is a potential for hazardous materials from the construction and operation of the Project to
affect the public or the environment without the implementation of standard conditions. Standard
conditions that apply to the Project are discussed in the next section.

4.6.8 Mitigation Measures and Standard Conditions of Approval

The Project shall comply with the following standard conditions to ensure that no significant
unintended impacts occur as a result of the potential use, storage, transport, or disposal of hazards or
hazardous materials in association with the Project.

Standard Condition 4.6.1: Hazardous Materials Business Plan. Prior to issuance of a
building permit, the applicant shall file a Hazardous
Materials Business Plan, including an Emergency Response
and Contingency Plan and a Hazardous Materials inventory
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with the County of Monterey, Environmental Health
Department and obtain a permit for hazardous materials
handling if necessary. Such facilities are required to follow
safe handling and storage practices, implement training and
emergency response procedures and are subject to annual
inspection. Facilities that generate hazardous waste are
required to follow a similar set of procedures, and are also
required to register as hazardous generators and comply with
federal and State hazardous waste storage regulations,
training requirements and contingency planning
requirements. Hazardous materials facilities with air
emissions are required to obtain permits form the local Air
Pollution Control District and comply with emission limits
and any specified monitoring, maintenance and record
keeping requirements in their permits.

Future potential use, storage, transport or disposal of
reportable quantities of hazardous materials (as listed in 40
CFR Ch.1 Section 117.3) or quantities exceeding threshold
planning quantities would be required to follow the same
procedures.

Standard Condition 4.6.2: Storm Water Pollution Prevention Plan. Prior to issuance
of a grading permit, the applicant shall prepare a Stormwater
Pollution Prevention Plan, to be reviewed and approved by
the County of Monterey RMA — Planning Department, that
would specify Best Management Practices (BMPs) for the
safe management of hazardous materials to prevent potential
spills and stormwater contamination. The applicant shall file
a notice of intent with the Regional Water Quality Control
Board (RWQCB) to comply with the requirements of the
General Construction Stormwater National Pollution
Discharge Elimination System (NPDES) Permit. In addition,
if fuel storage at the Site exceeds threshold planning
quantities specified in 40 CFR Part 112 (1,320 gallons), a
Spill Prevention, Control and Countermeasures (SPCC) Plan
shall be prepared for the Site, which would be reviewed and
approved by the County of Monterey. The SPCC must
contain an assessment of the Site’s spill hazard, methods of
spill and overfill prevention, spill containment and spill
response, and site responsibilities and training requirements.

Standard Condition 4.6.3: Emergency Access and Evacuation Plans. Prior to
issuance of a grading or building permit, the applicant shall
prepare emergency access and evacuation plans for
construction and operation of the Project for review and
approval by the County of Monterey RMA-Planning
Department.
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4.6.9 Level of Significance after Mitigation

Standard Conditions 4.6.1 to 4.6.3 are designed to minimize the potential for hazardous materials
spills and exposure and to ensure prompt and appropriate emergency response in the event that a spill
or other emergency does occur. Therefore, after standard procedures are followed, the potential
impacts from hazards and hazardous materials are less than significant.
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47 HYDROLOGY AND WATER QUALITY

This section addresses potential impacts to surface water and ground water hydrology and to water
quality resulting from implementation of the Project. The analysis is based upon information
contained in the following documents (the first six of which are available upon request at the County
of Monterey-RMA Planning Department and the remaining are provided in Appendix I of Volume II
of this EIR):

1. Staal, Gardner & Dunne Inc. 1991. Hydrogeologic Update, Toro Area, Monterey County
California. Report prepared for Monterey County Water Resources Agency. August 1991.

2. Fugro West, Inc. 1996. Additional Hydrogeologic Update, Toro Area, Monterey County
California. Report prepared for Monterey County Water Resources Agency. February 1996.

3. Kenneth D. Schmidt and Associates. 2001. Review of Reports on Groundwater Conditions.
Letter report prepared for Monterey County Environmental Health Division. May 2001.

4. Yates, Feeney, and Rosenburg. 2002. Laguna Seca Subarea, Phase III Hydrogeologic Update.
Report prepared for Monterey County Water Management District. November 2002.

5. Kleinfelder, Inc. 2004. Project-Specific Hydrogeologic Investigation, Omni Enterprises
Property (PLN 010252), Corral de Tierra Area, Monterey County, California. Report
prepared for Monterey County Health Department, Environmental Health Division. February
2004.

6. Geosyntec. 2007. El Toro Groundwater Study, Monterey County, California. A report
prepared for: Monterey County Resource Management Agency, Salinas, California.

7. Schaaf and Wheeler, 2002. Preliminary Drainage Study for Proposed Development at Corral
de Tierra and Highway 68.

Terrapin, December 11, 2008. Water Efficiency at Corral de Tierra Project.

9. Whitson Engineers, February 17, 2009. Water Budget Summary for Proposed Commercial
Project Corral De Tierra Road and Highway 68.

10. Whitson Engineers, February 17, 2009. Supplement #2 to the Preliminary Drainage Report
for Proposed Commercial Project Corral De Tierra Road and Highway 68.

11. Whitson Engineers, February 19, 2009. Evaluation of Potential for Increased Groundwater
Recharge for Proposed Commercial Project Corral De Tierra Road and Highway 68.

12. Whitson Engineers, August 24, 2009. Evaluation of Potential for Increased Groundwater
Recharge for Proposed Commercial Project Corral De Tierra Road and Highway 68.

13. Whitson Engineers, August 24, 2009. Water Budget Summary for Proposed Commercial
Project Corral De Tierra Road and Highway 68.

14. Terrapin. September 28, 2009. Landscape Water Efficiency at Corral de Tierra Project.

15. Whitson Engineers, October 14, 2009. Revised Evaluation of Potential for Increased

Groundwater Recharge Proposed Commercial Project Corral De Tierra Road and Highway
68.

16. Whitson Engineers, October 14, 2009. “Revised” Water Budget Summary Proposed
Commercial Project Corral De Tierra Road and Highway 68.
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4.7.1 Existing Environmental Setting

The Site is located in an unincorporated part of the County of Monterey known as the Toro Area. The
Toro Area is approximately 74 square miles (sq mi) in size and is located in the north central portion
of the County of Monterey, south west of the City of Salinas and east of the Monterey Peninsula
(refer to Figure 4.7.1). The terrain of the Toro Area varies greatly and includes ridgelines, steep
ravines, rolling hills, valleys, and floodplains. Elevations range from 40 ft to 3,600 ft above mean sea
level. The El Toro Groundwater Study Area is divided into five subareas which are based on local
topographic drainage divides. The five subareas are: Calera Creek, Watson Creek, Corral de Tierra,
San Benancio Gulch, and El Toro Creek (refer to Figure 4.7.2). The Site is located in the northeastern
portion of the Corral de Tierra subarea.

Surface Drainage Features

Topographically, the Site is located in the northern portion of the Corral de Tierra valley at the
confluence with the north east-draining El Toro Valley, immediately upstream of its confluence with
Canyon del Rey and San Benancio Creek. It is situated on valley fill at the west flank of a small
bedrock knoll. El Toro Creek flows east of the knoll. El Toro Creek is a small perennial stream that
drains a basin of approximately 19,000 acres (30 sq mi) in size (Geosyntec, 2007). El Toro Creek is
tributary to the Salinas River and drains to the lower reach of that river just west of the town of
Spreckels, California, which ultimately flows west to Monterey Bay and the Pacific Ocean.

The Soil Survey of the County classifies the majority of the Site soil as Gorgonio sandy loam and
reports the permeability of this soil classification at the Site to be 6.0 to 20.0 inches per hour
(Kleinfelder, 2004), which is a relatively high permeability. According to the Preliminary
Geotechnical Report by Fugro West, Inc. (2007), the Paso Robles Formation appears to be exposed
along the hillsides that border the easterly side of the Site, and is concealed by alluvium within the
Project limits. Published geologic mapping also suggests that the low-lying hills in the Project
vicinity are comprised of Pleistocene to Pliocene undifferentiated continental deposits that are
equivalent to the Paso Robles Formation (USGS, 1990).

The watershed area at the Site is approximately 15.3 acres (including the adjacent 0.7 acre service
station site, 11.0 acre site, and 3.6 acre adjacent hillside) with drainage to the low point of the Site
near the northeast corner of the property, adjacent to the private property to the east, (Whitson
Engineers, 2009). The natural topography and the divide created by Corral de Tierra Road form a
watershed that includes only the Site, the eastern half of Corral de Tierra Road along the western Site
boundary, and a portion of the hillside to the east, and the surface area of the adjacent service station
site. Runoff from this watershed consists of overland flow to a drainage swale that flows east along
the south side of SR-68 and ultimately drains to El Toro Creek. The total drainage area is comprised
of two distinct sub-drainage areas. Drainage Area A (11.7 acres) generally consists of the Site and the
adjacent service station site (refer to Figure 4.7.2). It is level, underlain by San Gorgonio Sandy Loam
and consists of mostly open pasture land. Drainage Area B (3.6 acres) essentially includes the western
half of the hillside to the east of the Site, has west-facing slopes of approximately 25 percent, is
underlain by undifferentiated continental deposits equivalent to the Paso Robles Formation (refer to
Figure 4.7.2). Based on the Preliminary Drainage Study conducted by Schaaf and Wheeler (2002) and
Supplement #2 to the Preliminary Drainage Report (February 17, 2009), the drainage area that
includes the Site has<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>