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3.0 ENVIRONMENTAL SETTING, IMPACTS AND MITIGATION MEASURES

Each environmental section in this chapter presents information in four parts:

e Environmental Setting - The Environmental Setting section provides a general overview
of the conditions on and adjacent to the planning area.

o Regulatory Setting - The Regulatory Setting presents local, state and federal regulations
which are relevant to the proposed project.

o Relevant Project Characteristics - The Relevant Project Characteristics section
provides a more detailed description of the elements of the proposed project that are
relevant to the impact analysis for a particular topic. Relevant project information may
relate to the size, characteristics and/or location of project elements. Any project
elements that may cause impacts, as well as those that may serve to minimize impacts,
are identified.

o Impacts and Mitigation Measures - The Impacts and Mitigation Measures section
provides a brief description of standards that were used to evaluate whether an impact is
considered significant based on standards identified in CEQA, the State CEQA
Guidelines, and agency policy or regulations. Impacts are identified and analyzed.
Mitigation measures that would reduce potentially significant or significant impacts are
identified, as well as the significance of the impact after implementation of mitigation
measures. If a potentially significant impact cannot be reduced to a less than significant
level through the application of mitigation, it is categorized as a significant unavoidable
impact.

Referenced graphics are presented at the end of each section.
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3.1  Aesthetics and Visual Character

This section describes the aesthetic and visual resource conditions at the planning area and project
vicinity and discusses the potential aesthetic impacts that could result from implementation of the
proposed project. The primary visual and aesthetic concerns are the general changes in land use
and visual character within the planning area from primarily agricultural uses and rural residential
uses to urban uses and the potential impacts to existing views from adjacent properties and visual
compatibility of the proposed project. Visual impacts were evaluated using a combination of a
site reconnaissance; review of photo documentation and aerial photographs, and a review of
existing policy documents (e.g. County of Santa Cruz General Plan and City of Watsonville
General Plan).

3.1.1 Environmental Setting
Visual Image

Visual images dominate an observer’s impressions of a region. To understand how visual images
influence an observer’s impressions, the aesthetic value of an area must first be defined.
Aesthetic value is a measure of visual character and scenic quality combined with a viewer’s
response to the area. Viewer response is a combination of viewer exposure and viewer sensitivity.
Viewer exposure to a viewshed varies with the number of viewers, the number of views seen, the
distance of the views, and the viewing duration. Viewer sensitivity is related to the extent of the
public’s concern for particular visual resources.

Both natural and artificial landscape features contribute to perceived visual images and aesthetics
value of a view. Aesthetic value is influenced by geologic, hydrologic, botanical, wildlife,
recreational, and urban features. Visual images and their perceived visual quality can vary
significantly seasonally and even hourly as weather, light, shadow, and the elements that compose
the resource change.

Definition of Terms

Numerous methods have been developed to characterize the scenic quality of a visual resource
and the viewer response to that resource. No standard approach to visual analysis exists. Instead,
several approaches that focus on different visual aspects or issues are used. One commonly used
set of criteria includes vividness, intactness, and unity.

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

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

e Unity is the visual coherence and compositional harmony of the landscape considered as
a whole; it frequently attests to the careful design of individual components in the
landscape.
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Regional Visual Setting

The City of Watsonville is located in the Pajaro Valley along the western base of Santa Cruz
County approximately 47 miles south of the City of San José. Neighboring communities within
25 miles of the planning area include the following: the City of Santa Cruz and City of Capitola
which are each respectively located 20 miles and 14 miles north of the planning area and the
community of Castroville and the City of Salinas which are each respectively located
approximately 11 miles to the southwest and 23 miles to the southeast.

The City of Watsonville is surrounded by agricultural land and rangeland, which is offset by the
ridgeline of the Santa Cruz Mountains to the north and east. The wooded nature of these
mountains provides both color and textural contrast to the agricultural land and urban
development in the valley below. The agricultural land and undeveloped ridgeline encircling
Watsonville lend to a distinct rural character to an urban viewshed in the central core.

The City’s western edge is defined by Highway 1 and agricultural land that extends to the
Monterey Bay. Landscape features within and surrounding the City are diverse, exhibiting
substantial visual variety. Representing visual features include the overall urban landscape, major
arterial thoroughfares, scenic corridors, agricultural lands, open space, and ridgelines.

Project Setting

The majority of the planning area is currently in agricultural production in strawberries and apple
orchards. A seasonal wetland/riparian area is located in the western portion of the planning area
on the southern end of Assessor Parcel Number (APN) 048-221-09. Corralitos Creek and
associated riparian vegetation trends roughly west to east along the proposed project’s northern
boundary within APNs 048-231-17 and 048-231-18. On-site topography is approximately 70 to
110 feet above mean sea level (msl) and slopes to the west within the western portion of the site
and to the east within the eastern portion of the planning area.

Four single-family residences and various structures used for farming practices are located within
the planning area. A private dirt road extending north from Wagner Avenue provides access to
the residential use on this parcel. Two residential homes are located within APN 048-211-25
(Michelle and Corwyn Mosiman parcel) adjacent to the western boundary of the planning area
and the northern boundary of the PG&E parcel. A private unimproved road extends south from
Atkinson Lane providing access to these residences. Two additional single family residential
homes are located within APN 019-226-43 (58 Atkinson Lane) and APN 019-226-44 (72
Atkinson Lane) adjacent to the western boundary of the planning area on the south side of
Atkinson Lane between Vic Rugh Lane and Kadderly Lane.

A series of unimproved dirt roads run throughout the planning area to access the agricultural
fields and the existing development. The PG&E property (APN: 048-211-24) contains an
electrical plant/station at the west side of the planning area. A large overhead electrical utility
line bisects the planning area along APN 048-251-09 (Grimmer Orchard parcel) along the
northern boundary and cuts north through APN 048-231-17 and APN 048-231-18 (Israel Zepeda
parcels). Figures 2-5 through Figure 2-7: Photographs of the Planning Area, present
photographs of existing conditions at the planning area. Figure 2-8: Existing Site
Characteristics presents an aerial view of existing site characteristics.

From the planning area, there are views of the Santa Cruz Mountains to the north, as well as
surrounding farmland in the Pajaro Valley to the east. Views to and from the planning area are
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located along Atkinson Lane looking south and at the terminus of Brewington Avenue looking
north into the planning area. The planning area is also visible from surrounding residential uses.

Surrounding Land Uses

The planning area is bordered by residential development to the south, north and west, and
private agricultural fields to the northeast and east. The City of Watsonville General Plan
designates the land uses surrounding the planning area as: “Specific Plan Area” to the north and
northwest; “High Density Residential” to the southwest; and “Medium Density Residential” to
the south. The agricultural land uses east of the planning area are located in unincorporated Santa
Cruz County. The agricultural uses are designated as “Agriculture Commercial (CA)” in the
Santa Cruz County Zoning Code and as “Agriculture” in the Santa Cruz County General Plan.
Figure 2-11: Surrounding Land Uses shows land uses surrounding the planning area.

Scenic Vistas

A scenic vista is a view of natural environmental, historic and/or architectural features possessing
visual and aesthetic qualities of value to the community. The term “vista” generally implies an
expansive view, usually from an elevated point or open area. There are no designated scenic
vistas in the vicinity of the planning area.

Scenic Resources and Roadways

Scenic resources include, but are not limited to, trees, rock outcroppings and historic buildings
within a scenic highway. According to the California Department of Transportation (Caltrans)
Scenic Highway Program (CSHP), Highway 1 and Highway 152, which traverse the City of
Watsonville are eligible for the official State Scenic Highway designation. According to the
Santa Cruz County General Plan portions of Highway 1, State Route 129, State Route 152, and
Buena Vista Drive are designated as scenic roadways.

According to Figure 5-2, Scenic Routes in the City of Watsonville General Plan, several scenic
routes are designated as scenic roadways in the vicinity of the planning area including East Lake
Avenue/Highway 152 from Main Street to Carlton Road and Holohan Road, parelleling
Corralitos Creek between Green Valley Road and East Lake Avenue. Due to the existing riparian
corridor located along Corralitos Creek, views of the planning area from Holohan Road are
obscured by existing vegetation.

Light and Glare
Lighting nuisances can generally be categorized by the following:

o Glare — Intense light that shines directly, or is reflected from a surface into a person’s
eyes;

o “Skyglow”/Nighttime Illumination — Artificial lighting from urbanized sources that alters
the rural landscape in sufficient quantity to cause lighting of the nighttime sky and
reduction of visibility of stars and other astronomical features; and

o “Spillover” Lighting — Artificial lighting that spills over onto adjacent properties, which
could interrupt sleeping patterns or cause other nuisances to neighboring residents.
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The planning area is surrounded on three sides by existing urban development, which contributes
to nighttime lighting in the vicinity of the planning area. The eastern boundary of the City
consists of existing agricultural land and therefore, the light and glare from existing development
within the City is a stark contrast to the fields and a visible boundary in the evening from higher
elevations overlooking the City.

3.1.2 Regulatory Setting
State
California Public Resources Code Section 21001(b)

CEQA established that it is the policy of the state to take all action necessary to provide the
people of the state “with...enjoyment of aesthetic, natural, scenic and historic environmental
qualities.” [CA Public Resources Code Section 21001(b)].

Streets and Highway Code, Section 260 et seq. - State Scenic Highway Program

The California Scenic Highway Program (CSHP) was created by the Legislature in 1963 and the
purpose is to preserve and protect scenic highway corridors from change, which would diminish
the aesthetic value of lands adjacent to highways. The stated intent (Streets and Highway Code
Section 260) of the California Scenic Highway Program is to protect and enhance California's
natural beauty and to protect the social and economic values provided by the State's scenic
resources. A highway may be designated scenic depending upon how much of the natural
landscape can be seen by travelers, the scenic quality of the landscape, and the extent to which
development intrudes upon the traveler's enjoyment of the view. The CSHP includes a list of
highways that are either eligible for designation as scenic highways or have been so designated.
These highways are identified in Section 263 of the Streets and Highways Code.

State highways nominated for scenic designation must first be on the statutory list of highways
eligible for scenic designation in the State Scenic Highway System. A process for adding eligible
highways to the statutory list is described in Section I11: Obtaining Eligibility. County highways
nominated for scenic designation that are believed to have outstanding scenic values are
considered eligible and do not require any legislative action. Both State and county highway
nominations follow the same process and have the same requirements. Scenic highway
nominations are evaluated using the following criteria:

e The State or county highway consists of a scenic corridor that is comprised of a
memorable landscape that showcases the natural scenic beauty or agriculture of
California (see definition for “vividness”, under Section Ill: Step 1, Visual
Assessment).

e Existing visual intrusions do not significantly impact the scenic corridor (see
definitions for “intactness” and “unity” below, under Section Ill. Step 1: Visual

Assessment).
e Demonstration of strong local support for the proposed scenic highway
designation.
e The length of the proposed scenic highway is not less than a mile and is not
segmented.
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The status of a state scenic highway changes from eligible to officially designated when the local
jurisdiction adopts a scenic corridor protection program, applies to the California Department of
Transportation for scenic highway approval, and receives notification from Caltrans that the
highway has been designated as a Scenic Highway. According to the California Department of
Transportation (Caltrans) Scenic Highway Program (CSHP), Highway 1 and Highway 152,
which traverse the City of Watsonville, are eligible for the official State Scenic Highway
designation. However, none of the designated scenic highways are visible from the planning
area.

Local

County of Santa Cruz General Plan

The County of Santa Cruz General Plan and Local Coastal Program (Santa Cruz County
General Plan) was adopted by the Board of Supervisors in May of 1994 and certified by the
California Coastal Commission in December of 1994.

The following policies in the Santa Cruz County General Plan are applicable to aesthetics and
visual character.

5.10.5 Preserving Agricultural Vistas (LCP). Continue to preserve the aesthetic value of
agricultural vistas. Encourage development to be consistent with the agricultural character of the
community. Structures appurtenant to agricultural uses on agriculturally designated parcels shall
be considered to be compatible with the agricultural character of surrounding areas.

Policy 8.3.1, Clustering for Environmental Protection. Require development clustering where
clustering of units is essential to meet the intent of the General Plan and LCP Land Use Plan to
preserve protected use areas such as scenic areas, riparian corridors, coastal lagoons and marshes,
or other natural features. (See Conservation and Open Space Element and sections regarding
protection of Agriculture and Timber.)

Policy 8.3.2, Urban Development. Encourage development clustering in urban areas to achieve
maximum open space for recreational use, for the design of focal points, and to promote energy-
efficient and cost-efficient site planning.

Policy 8.4.1 Neighborhood Character. Based on the Zoning ordinance, require new infill
development on vacant land within established residential neighborhoods to be consistent with
the existing residential character of the neighborhood, dwelling unit types, and where appropriate,
architectural style, allowing for innovative design for clustering or solar design. Project density
in established residential neighborhoods shall be compatible with existing neighborhood density,
consistent with the land use designations, with incentives given to accommodate elderly and low
and moderate income housing, but not to exceed densities designated in the General Plan and
LCP Land Use Plan.

Policy 8.6.5, Designing With the Environment. Development shall maintain a complementary
relationship with the natural environment and shall be low-profile and stepped-down on hillsides.

Policy 8.6.1, Maintaining a Relationship Between Structure and Parcel Sizes. Recognize the
potential for significant impacts to community character from residential structures which are not
well-proportioned to the site; and require residential structures to have a direct relationship to the
parcel size as per the Residential Site and Development Standards ordinance.
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City of Watsonville General Plan

The following policies in the 2005 City of Watsonville General Plan are applicable to aesthetics
and visual character at the planning area.

Goal 5.1, Visual Resources. Preserve and enhance the built and natural visual resources within
Watsonville.

Goal 5.2, Community Appearance. Blend new development and recognized values of
community appearance and scenic qualities, and ensure that new development enhances, rather
than detracts from its surroundings.

Goal 5.5, Viewscape. Preserve scenic rural qualities surrounding the urbanized portions of the
Planning Area.

Goal 5.8, Urban Beautification. Support public and private urban beautification activities and
promote pride in community appearance.

Goal 5.9, Scenic Corridors. Protect and enhance views to and from the scenic streets and
highways and the Planning Area.

Goal 5.10, Natural Scenic Resources. Conserve and enhance natural resources that contribute
to the visual, recreational, and educational aesthetics of Watsonville. Such resources include
wetlands, sloughs, rivers, lakes, hillsides, and stands of vegetation.

Policy 5.A, Project Design Review. The preservation of visual resources shall be accomplished
through the design review process.

Policy 5.B, Design Consistency. The City shall review new development proposals to encourage
high standards or urban design and to ensure that elements of architectural design and site
orientation do not degrade or conflict with the appearance of existing structures.

Policy 5.E, Viewshed Protection. The City shall use the General Plan Land Use chapter and the
design review process to ensure that major new development projects do not impact scenic vistas
now enjoyed throughout the City.

Policy 5.1, Scenic Streets and Highways. The City shall identify scenic streets and highways in
the planning area according to adopted criteria.

Policy 5.J, Scenic Natural Resources. The City shall conserve and enhance natural resources
that contribute to visual, recreational, and educational aesthetics of Watsonville. Such resources
include: wetlands, sloughs, rivers, lakes, hillsides, and stands of vegetation.

Implementation Measure 5.J.1, Natural Heritage Preservation. The City should
conserve and enhance the natural resource areas of the community that give residents
passive recreational and educational opportunities connected with the natural heritage of
Watsonville.

Page 3.1-6 March 2009

CONBULTING



Atkinson Lane Specific Plan and PUD Draft EIR
Section 3.1: Aesthetics and Visual Character

Implementation Measure 5.J.2, Compatability. Whenever a new development is
proposed next to a scenic resource, the design review process will be used to maintain or
create visual harmony between new and old structures and their natural setting.

Watsonville Livable Community Residential Design Guidelines

In 2002, the Watsonville City Council adopted the Watsonville Livable Community Residential
Design Guidelines (Guidelines), which served as a basis for developing the Design Guidelines for
the Plan.

The document is designed to respond to the growing housing needs of Watsonville’s residents.
The Guidelines express the City’s objective to develop more housing in a way that conserves the
desirable characteristics of established neighborhoods, while improving new and evolving
neighborhoods.

Based on seven neighborhood and architectural design principles, the Guidelines provide a
framework of neighborhood and design criteria for shaping residential development in
Watsonville. The Guidelines indicate that new housing should 1) connect to the community, 2)
use block patterns that are similar to Watsonville’s traditional neighborhoods, 3) avoid flood and
wetland areas, and 4) fully integrate parks and community facilities where appropriate.

3.1.3 Relevant Project Characteristics

The land use plan for the proposed Specific Plan and PUD are comprised of approximately 34.7
acres for residential uses for the construction of no more than 450 units, including 10.5 net-acres
for “Residential-High Density” and 14.2 net-acres for “Residential-Medium Density;” 10 net-
acres for “Residential — Low Density,” and 3.5 acres of parks for expansion of the adjacent
Crestview Park. The proposed project would also include 3.1 acres of a designated riparian area
and a 1.6 acre riparian buffer adjacent to Corralitos Creek, which would be designated
“Environmental Management;” preservation of a 3.9 acre existing wetland and incorporation of a
2.7 acre wetland buffer, which would be designated “Urban Open Space;” a 2.2 acre PG&E
substation, which would remain as a public facility; and 14.1 acres for a 200-foot agricultural
buffer located on the eastern boundary of the planning area adjacent to the existing agricultural
fields. The proposed project also includes an interim agricultural buffer within Phase 1 (County
site) that would be terminated once Phase 2 (City site) is rezoned.

For the residential component, the proposed project would be comprised of mix of housing types
and densities that will meet a variety of the City’s future housing needs, including the City’s goal
of making 50 percent of the units available as affordable housing. Approximately 10.5 acres of
the planning area is designated as Residential — High Density (R-HD). This land use designation
allows development of up to 20-units per acre. Development within the R-HD components of the
proposed project would result in development of two- to three- story multi-family residential
projects. The R-HD components of the planning area are expected to yield 210 units.

Approximately 14.2 net acres of the planning area is designated as Residential — Mixed Density
(R-MD). The R-MD designation would allow a mix of unit types and densities ranging from 10
to 12 dwelling units per acre. Buildout is expected to average 11-units per acre. Allowed unit
types range from attached single-family residences on relatively small lots to three or four-unit
clustered development. Given an average expected buildout density of 11 units per acre, the R-
MD components of the planning area are expected to yield 156 units.
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Approximately 10 net acres of the planning area is designated as Residential — Low Density (R-
LD). The R-LD designation would allow a mix of densities ranging from 8 to 10 dwelling units
per acre. Buildout is expected to average 9-units per acre. Allowed unit types include detached
single-family residences. Given an average expected buildout density of 9 units per acre, the R-
LD site is expected to yield 90 units.

Development Standards and Design Guidelines

Development standards are included in the proposed Specific Plan for: allowed uses, density,
setbacks, lot coverage, building height, parking, and open space. Development standards are
intended to provide consistent design guidance for development of the planning area, which
provides the vision for the planning area as defined in the MOU, the guiding principles, and the
City’s Livable Community Design Guidelines. The development standards supersede the zoning
requirements as set forth in the City of Watsonville Municipal Code and the Santa Cruz County
Code. Development standards are provided for each of the three residential land use
designations. The development standards relate to: site planning, architecture, materials and
colors, landscaping, and lighting.

Several objectives in the design guidelines within the proposed Specific Plan are applicable to the
aesthetic and visual character of future development at the planning area:

Site Planning

e Where natural features exist, such as wetlands and drainages, open spaces should
be preserved and used to frame and define residential areas.

e Grading should limit the visual distinction between graded and adjacent natural
landforms and be contoured to blend into adjacent open spaces.

e Varied building heights are encouraged, both to provide visual interest and give the
appearance of a collection of smaller structures. Building heights at the edge of the
subdivision should be considered within the context of the project’s surroundings,
the adjacent uses, and should create a transition from the heights of adjacent
existing residential development rather than form abrupt height changes.

e Arrange unit types to provide a logical transition between existing neighborhoods
and higher density portions and provide complete consistent streetscapes along
existing street frontages.

e Orient buildings and associated improvements to minimize noise, light, glare, and
other visual impacts to adjacent residential neighborhoods.

Architecture

e Create visual interest through the use of articulated facades, forms, and color, but
maintain consistent architectural style and details on both the exposed facades of
corner lots. Break up large wall and roof surfaces using three dimensional elements
on facades, such as chimneys, balconies, bay windows or dormers.

Landscaping

e All site areas not covered by structures, walkways, driveways or parking spaces
should be landscaped.
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e Parking lots should be generously landscaped to provide shade, reduce glare and
provide visual interest. Parking lots shall provide shade trees (of at least 15 gallon
in size) for each four (4) spaces.

e Incorporate natural features and existing trees into the landscape plan to the extent
practical and feasible.

Lighting
e Place and design outdoor lighting around buildings, in parking lots, and along

streets to prevent excessive “spillover” glare into adjacent residential and habitat
areas and minimize night sky illumination.

e Lighting in parking areas should be arranged to prevent direct glare into adjacent
dwelling units and onto neighboring uses/properties.

e Incorporate cutoffs into light fixtures to screen the view of light sources from
residences.

e Provide safe but environmentally sensitive walkway lighting along the wetland
buffer.

3.1.4 Impacts and Mitigation Measures
Criteria for Determining Significance

In accordance with the CEQA, State CEQA Guidelines, and agency and professional standards, a
project impact would be considered significant if the project would:

e Eliminate or substantially adversely affect a scenic vista or scenic resource,
including substantially block existing views of scenic vistas or resources (e.g.
mountains, ocean, etc.);

e Substantially degrade the existing visual character or quality of the site and
surroundings, i.e., be incompatible with the scale or visual character of the
surrounding area or substantially detract from the integrity, character and/or
aesthetic character of the neighborhood;

e Create a new source of substantial light or glare, such that it poses a hazard or
nuisance; and/or

e Have a demonstrable negative aesthetic effect.

Methodology

The analysis of potential aesthetic impacts within this section is based on a site reconnaissance of
the planning area and surrounding area, the Santa Cruz County General Plan, the Watsonville
General Plan, and photographs of the planning area and project vicinity. The site reconnaissance
and photo documentation of the planning area was performed by RBF Consulting in the Spring of
2008. Photos were taken to characterize the visual character of the planning area and surrounding
area.

Potential impacts were assessed by forecasting the anticipated appearance of future development
at the planning area based on the proposed Specific Plan. Nighttime lighting and day and
nighttime glare are assessed qualitatively through comparative analysis of existing and proposed
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conditions and evaluation of design guidelines and development standards included in the
proposed Specific Plan. Existing sources of light and glare are identified and quantified where
possible.

Project Impacts and Mitigation Measures

Degradation of a Scenic Highway/Scenic Vista

Impact 3.1-1: The proposed project would alter the aesthetic character of the planning area,
however the planning area is not visible from a designated scenic road or scenic
vista. Therefore, the proposed project would have a less than significant impact.

A scenic vista is generally described as a clear, expansive view of significant regional features
possessing visual and aesthetic qualities of value to the community. Views to and from the
planning area are located along Atkinson Lane looking south and at the terminus of Brewington
Avenue look north into the planning area. Surrounding residential uses enjoy private views of the
planning area. The planning area includes existing agricultural crops and an orchard which
contribute to the rural agricultural character of this portion of the City. See Impact 3.1-2 for an
analysis of the change in the aesthetic character of the planning area.

A “substantial” alteration is characterized by a negative “sense of loss” of character or unique
resources or a change that is an obvious and disharmonious modification of the overall scene, to
the extent that the change clearly dominates the view. According to the City of Watsonville
General Plan, the planning area is not within a designated visually sensitive corridor or a clearly
defined sensitive viewshed. Figure 5-2, Scenic Routes in the City of Watsonville General Plan,
designates several scenic routes in the vicinity of the planning area include East Lake
Avenue/Highway 152 from Main Street to Carlton Road and Holohan Road parelleling Corralitos
Creek between Green Valley Road and East Lake Avenue. The existing riparian corridor located
along Corralitos Creek substantially screens views of the planning area from Holohan Road in the
vicinity of the planning area and therefore the proposed project would not result in a substantial
alteration from this viewpoint along this designated scenic roadway in the City of Watsonville
General Plan. Portions of the planning area and the Wagner Avenue extension would be visible
from East Lake Avenue/Highway 152. However, the Wagner Avenue extension would widen an
existing roadway and therefore would not be considered a substantial alteration over existing
conditions. Views of the planning area from East Lake Avenue/Highway 152 would be distant
and somewhat obscured and therefore, the proposed project would not result in a substantial
alteration in the views from this designated scenic roadway.

Policy 5.J, Scenic Natural Resources in the City of Watsonville General Plan states that the “City
shall conserve and enhance natural resources that contribute to visual, recreational, and
educational aesthetics of Watsonville. Such resources include: wetlands, sloughs, rivers, lakes,
hillsides, and stands of vegetation.” The proposed project includes preservation of 3.1 acres of a
designated riparian area and a 1.6 acre riparian buffer adjacent to Corralitos Creek, as well as
preservation of a 3.9 acre existing wetland and incorporation of a 2.7 acre wetland buffer area in
order to enhance the visual character of the proposed project and ensure consistency with this

policy.

Policy 5.10.5, Preserving Agricultural Vistas (LCP) in the Santa Cruz County General Plan
encourages development to be consistent with the agricultural character of the community in
order to preserve agricultural vistas. The proposed project includes 14.1 acres for preservation of
a 200-foot agricultural buffer located on the eastern boundary of the planning area adjacent to the
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existing agricultural fields, which would provide continuity with the surrounding agricultural uses
and views. Although future development would be visible from surrounding residential uses,
there is not an identifiable viewpoint or elevated vista on these adjacent properties from which the
proposed project would ultimately detract in a significant way. In addition, the planning area was
identified as a primary area of growth in Measure U, which was passed by a vote of the people in
order to direct new growth to designated areas within and around the City of Watsonville in order
to protect agricultural lands and environmentally sensitive areas. Therefore, implementation of
the proposed project would not result in a degradation of a scenic vista or roadway. This is
considered less than significant impact.

Degradation of the Visual Character of the Planning Area and Surrounding Area

Impact 3.1-2: The proposed project would alter the existing aesthetic character of the planning
area through the conversion of agricultural land and rural residential uses to
development of the planning area into primarily high and medium density residential
uses. This is considered a less than significant impact.

The proposed project would result in the conversion of agricultural and rural residential uses to
urban uses, which would change the existing views to and from surrounding properties. The
proposed Specific Plan includes development standards and design guidelines for: allowed uses,
density, setbacks, lot coverage, building height, parking, and open space. Design guidelines
provided in the proposed Specific Plan are intended to provide consistent guidance for
development of the planning area, which provides the vision for the planning area as defined in
the MOU, the guiding principles, and the City’s Livable Community Design Guidelines. The
design guidelines relate to: site planning, architecture, materials and colors, landscaping, and
lighting. Several design guidelines (as listed above in the Relevant Project Characteristics
section) ensure a unified and consistent character in order to be responsive to adjacent
neighborhoods; provide for a variety of styles and high quality architecture; and include materials
and colors that would provide an enduring quality and enhance the architectural and massing
concepts for the buildings. In addition, the guidelines provide for limiting distinction between
graded and adjacent natural landforms as well as a logical transition between existing
neighborhoods and higher density development within the planning area. Change in the visual
character of the planning area would occur over time as the proposed project would be built-out
in two phases, with the 16-acre County Site proceeding after consideration of the PUD by the
Board of Supervisors in June 2009 and development of the City portion of the Specific Plan
proceeding after January 1, 2010 following consideration of the annexation and Sphere of
Influence (SOI) amendment by LAFCO, in accordance with Measure U.

The overall change in the visual character of the planning area from a primarily agricultural and
rural residential uses to more urban and suburban land uses would result in a permanent change in
the rural character of the planning area. However, the planning area is bordered by residential
development to the south, north and west, and private agricultural fields to the northeast and east.
The proposed project would compliment the surrounding development and would include a 200-
foot agricultural buffer on the eastern edge of the planning area to provide some continuity with
existing agricultural uses. The proposed project would be of quality design and incorporates
design features, such as preservation and enhancement of the existing wetland and riparian buffer
area, which would enhance the visual character of the planning area, providing a visual buffer and
visual screen. Design of the proposed project would be required to comply with strict design
standards and design guidelines in the proposed Specific Plan to ensure the proposed project is of
quality design and is consistent with Policy 5.B, Design Consistency in the City of Watsonville
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General Plan. Implementation of these measures would ensure that the proposed project does not
result in a significant degradation of the visual character of the planning area and surrounding
area. Therefore, the proposed project would have a less than significant impact.

Increased Light and Glare

Impact 3.1-3:  The proposed project would introduce additional daytime glare and the amount of
nighttime lighting. The increased direct and residual light and glare is considered a
less than significant impact.

Implementation of the proposed project would result in the installation of new sources of light
into an area that contains a moderate amount of lighting with the exception of lighting from
surrounding residential uses. The main sources of daytime glare are from sunlight reflecting from
structures with reflective surfaces such as windows. Subsequent development within the
planning area would include new residential uses containing structures and other potential sources
of glare. A source of glare during the nighttime hours is artificial light. The sources of new and
increased nighttime lighting and illumination include, but are not limited to, new residential
lighting, street lighting, lights associated with vehicular travel (i.e., car headlights) and any new
security lighting associated with future development in the Specific Plan area.

New light sources would result in an incremental increase in ambient daytime and nighttime light
at the planning area and surrounding area, potentially affecting the adjacent residential
neighborhoods located on the north, west, and south of the planning area. The proposed Specific
Plan includes design guidelines which address lighting at the planning area. Design guidelines
(as listed above in the Relevant Project Characteristics section) include standards to ensure that
lighting is architecturally designed and does not create excessive “spillover” glare into adjacent
residential and habitat areas and minimize night sky illumination. Future development within the
Specific Plan area would be required to comply with the design guidelines by demonstrating the
proposed exterior lighting is non-intrusive quality while still providing an adequate amount of
light. Compliance with the design guidelines would therefore ensure that the proposed Specific
Plan does not introduce substantial light and glare, which would pose a hazard or nuisance.
Therefore, the proposed project would have a less than significant impact.

Page 3.1-12 March 2009

CONBULTING



Atkinson Lane Specific Plan and PUD Draft EIR
Section 3.2: Agricultural Resources

3.2 Agricultural Resources

This section of the Draft EIR describes the agricultural resources at the planning area and
surrounding the project site. The discussion of potential impacts within this section focuses on
the conversion of agricultural crops within the project site; compatibility of the proposed project
with surrounding farmland; and conflicts with zoning for agricultural use or a Williamson Act
contract. This analysis is based primarily on information contained within the City of Watsonville
General Plan, the California Department of Conservation Important Farmlands Map for Santa
Cruz County and the Soil Survey of Santa Cruz County, and a site reconnaissance of existing
conditions within the planning area.

3.2.1 Environmental Setting
Soil Characteristics and Farmland Classifications

Agricultural resources are often defined in terms of their soil characteristics and farmland class.
The classification systems most commonly used to define these parameters are the Land
Capability Classification (LCC) and the Store Index rating system, which describes soil
characteristics, and the Farmland Mapping and Monitoring Program, which describes farmland
classes. Each of these classification systems are described below.

Land Capability Classification System

The LCC system is used by the U.S. Department of Agriculture (USDA), Natural Resources
Conservation Service (NRCS), to determine a soil’s agricultural productivity. The LCC indicates
the suitability of soils for most kinds of field crops. Crops that require special management are
excluded. The soils are grouped according to their limitations for field crops, the risk of damage
if they are used for crops and the way they respond to management. Capability classification is
not a substitute for interpretations designed to show suitability and limitations of groups of soils
for rangeland, for forestland, or for engineering purposes. Soils are rated from Class | to Class
VI, with soils having the fewest limitations receiving the highest rating (Class 1). The “prime”
soil classification indicates the absence of soil limitations which, if present, would not require the
application of management techniques (e.g., drainage, leveling, special fertilizing practices) to
enhance production. Specific subclasses are also utilized to further characterize soils.

A general description of soil classification, as defined by the NRCS, is provided below in Table
3.2-1: Land Capability Classification.
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Table 3.2-1: Land Capability Classification

Class | Definition

| Soils have few limitations that restrict their use.

1 Soils have moderate limitations that reduce the choice of plants, or that require special
conservation practices.

I Soils have severe limitations that reduce the choice of plants, require conservation practices, or

both.

v Soils have very severe limitations that reduce the choice of plants, require very careful
management, or both.

\% Soils are not likely to erode but have other limitations; impractical to remove soils that limit
their use largely to pasture or range, woodland, or wildlife habitat.

VI Soils have severe limitations that make them generally unsuited to cultivation and limit their
use largely to pasture, or range, woodland, or wildlife habitat.

Vil Soils have very severe limitations that make them unsuited to cultivation and that restrict their
use largely to pasture or range, woodland, or wildlife habitat.

VI Soils and landforms have limitations that preclude their use for commercial plant production

and restrict their use to recreation, wildlife habitat, or water supply, or to aesthetic purposes.

Source: USDA, Natural Resources Conservation Service

Storie Index Rating System

The Storie Index Rating System ranks soil characteristics according to their suitability for
agriculture. Ratings range from Grade 1 soils (80 to 100 rating), which have few or no limitations
for agricultural production, to Grade 6 soils (less than 10), which are not suitable for agriculture.
Under this system, soils deemed less than prime can function as prime soils when limitations such
as poor drainage, slopes or soil nutrient deficiencies are partially or entirely removed. The six
grades, ranges in index rating, and definitions of grades, as defined by the NRCS, are provided
below in Table 3.2-2: Storie Index Rating System.
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Table 3.2-2: Storie Index Rating System

Grade Index Rating Definition

1 — Excellent 80 through 100 Soils are well suited to intensive use for growing irrigated
crops that are climatically suited to the region.

2 - Good 60 through 79 Soils are good agricultural soils, although they may not be
so desirable as Grade 1 because of moderately coarse,
coarse, or gravelly surface soil texture; somewhat less
permeable subsoil; lower plant available water holding
capacity, fair fertility; less well drained conditions, or slight
to moderate flood hazards, all acting separately or in
combination.

3 - Fair 40 through 59 Soils are only fairly well suited to general agricultural use
and are limited in their use because of moderate slopes;
moderate soil depths; less permeable subsoil; fine,
moderately fine or gravelly surface soil textures; poor
drainage; moderate flood hazards; or fair to poor fertility
levels, all acting alone or in combination.

4 — Poor 20 through 39 Soils are poorly suited. They are severely limited in their
agricultural potential because of shallow soil depths; less
permeable subsoil; steeper slope; or more clayey or
gravelly surface soil textures than Grade 3 soils, as well as
poor drainage; greater flood hazards; hummocky micro-
relief; salinity; or fair to poor fertility levels, all acting
alone or in combination.

5 — Very Poor 10 through 19 Soils are very poorly suited for agriculture, are seldom
cultivated and are more commonly used for range, pasture,
or woodland.

6 — Nonagricultural Less than 10 Soils are not suited for agriculture at all due to very severe

to extreme physical limitations, or because of urbanization.

Source: USDA, Natural Resources Conservation Service

Farmland Mapping and Monitoring Program

The Farmland Mapping and Monitoring Program (FMMP) was established in 1982 by the State
Department of Conservation (DOC) to continue the Important Farmland mapping efforts begun in
1975 by the NRCS. The intent of the NRCS was to produce agricultural resource maps based on
soil quality and land use across the nation. As part of the nationwide agricultural land use
mapping effort, the NRCS developed a series of definitions known as Land Inventory and
Monitoring (LIM) criteria. The LIM criteria classified the land’s suitability for agricultural
production; suitability included both the physical and chemical characteristics of soils and the
actual land use. Important Farmland Maps are derived from the NRCS soil survey maps using the
LIM criteria.

Since 1980, the State of California has assisted the NRCS with completing its mapping in the
state. The FMMP was created in the DOC to continue the mapping activity with a greater level of
detail. Under the FMMP, the DOC modified the LIM criteria for use in California. The LIM
criteria in California utilize the NRCS and Storie Index Rating systems, but also consider
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physical conditions such as irrigation, soil temperature range, depth of the ground water table,
flooding potential, rock fragment content and rooting depth.

Important Farmland Maps for California are compiled using the modified LIM criteria, as
described above, and current land use information. The minimum mapping unit is ten acres unless
otherwise specified. Units of land smaller than ten acres are incorporated into the surrounding
classification. The Important Farmland Maps identify five agriculture related categories plus three
non-agriculture listings: Prime Farmland, Farmland of Statewide Importance, Unique Farmland,
Farmland of Local Importance, Grazing Land, Urban Land, Other Land, and Water. Each of these
categories is described briefly below:

Prime Farmland. Prime Farmland has the physical and chemical characteristics,

including soil quality, length of growing season, and moisture supply, that are required to
sustain long-term agricultural crop production. It has the soil quality, growing season,
and moisture supply needed to produce sustained high yields of crops when treated and
managed, including water management, according to current farming methods. Prime
farmlands must have been used for the production of irrigated crops at some time during
the two update cycles (four years) prior to the FMMP’s most recent mapping date and
cannot have been used for non-agricultural uses.

Farmland of Statewide Importance. Farmland of Statewide Importance is similar to
Prime Farmland but with minor shortcomings, such as greater slopes or less ability to
store soil moisture. Land must have been used for irrigated agricultural production at
some time during the four years prior to the mapping date.

Unique Farmland. Unique Farmland is comprised of lower quality soils that are used for
the production of the state’s leading agricultural crops. This land is usually irrigated, but
may include non-irrigated orchards or vineyards. The land must have been cropped at
some time during the two update cycles (i.e., four years) prior to the mapping date.

Farmland of Local Importance. Farmland of Local Importance is land of importance to
the local economy, as defined by each county's local advisory committee and adopted by
its Board of Supervisors. Farmland of Local Importance is either currently producing, or
has the capability of production, but does not meet the criteria of Prime Farmland,
Farmland of Statewide Importance, or Unique Farmland. Authority to adopt or to
recommend changes to the category of Farmland of Local Importance rests with the
Board of Supervisors in each county. Soils used for Christmas tree farms and nurseries,
and that do not meet the definition for Prime, Statewide, or Unique are classified as
Farmland of Statewide Importance in Santa Cruz County.

Grazing Land. Grazing Land refers to open space that is generally unsuited for farming
due to hydrology, soils and vegetation but which can support livestock grazing. The
minimum FMMP mapping unit for grazing land is 40 acres.

Urban and Built-Up Land. Urban and Built-Up Land is defined as areas with a building
density of at least one structure per one and one-half acres, or approximately six
structures to a ten-acre parcel.
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e Other Land. Other Land is defined as land that does not meet the criteria of any other
FMMP category. Common examples include low density rural developments; brush,
timber, and riparian areas not suitable for livestock grazing; confined livestock, poultry or
aquaculture facilities; strip mines; borrow pits; and water bodies smaller than 40 acres.
Vacant and nonagricultural land surrounded on all sides by urban development and
greater than 40 acres is also mapped as Other Land.

o Water. Water is defined as perennial water bodies with an extent of at least 40 acres.

Regional Setting

Farmland Conversion in Santa Cruz County

One of the underlying premises of agricultural conversion is that proximity of agricultural land to
urban uses increases the monetary value of the agricultural land, either directly through formal
purchase offers, indirectly through recent sales in the vicinity, or through the extension of utilities
and other urban infrastructure into productive agricultural areas.

The conversion of Important Farmlands, as designated by the California Department of
Conservation, in Santa Cruz County from 2002 to 2004 is presented below in Table 3.2-3: Santa
Cruz County Farmlands, 2002-2004. According to the California Farmland Conversion Report
2002-2004 published by the California Department of Conservation, Division of Land Resource
Protection (DOC 2006a), 669 acres of prime farmland was converted to urban uses between 2002
and 2004 in Santa Cruz County.

Table 3.2-3: Santa Cruz County Farmlands, 2002-2004

Land Use Category Total Acreage Acres Acres Total Net
Inventoried Lost Gained Acreage Acreage

2002 2004 “) (+) Changed Changed

Prime Farmland 15,540 15,214 415 89 504 -326

Farmland of

Statewide 3,367 3,268 131 32 163 -99

Importance

Unigue Farmland 5,557 3,367 351 161 512 -190

Farmland of Local 811 757 90 36 126 54

Importance

Total Important 25,275 24,606 987 318 1,305 669

Farmland

Source: DLRP 2006

Project Setting

Approximately 37.5 acres of the planning area are currently in agricultural production as
strawberry fields and apple orchards. A seasonal wetland/riparian area is located in the western
portion of the planning area on the south end of APN 048-221-09. Corralitos Creek and
associated riparian vegetation trends roughly west to east along the proposed project’s northern
boundary within APNs 048-231-17 and 048-231-18. On-site topography is approximately 70 to
110 feet above mean sea level (msl) and slopes to the west within the western portion of the site
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and to the east within the eastern portion of the site. Various unimproved farm roads traverse the
project site.

Five single-family residences and various structures used for farming practices are located on the
project site. One residence and agricultural related structures and equipment are located within
APN 048-231-18 (Israel Zepeda property) near the northeastern boundary of the project site.
Two residential homes are located within APN 048-211-25 (Michelle and Corwyn Mosiman
parcel) adjacent to the western boundary of the planning area and the northern boundary of the
PG&E parcel. A private unimproved road extends south from Atkinson Lane providing access to
these residences. Two additional single family residential homes are located within APN 019-
226-43 (58 Atkinson Lane) and APN 019-226-44 (72 Atkinson Lane) adjacent to the western
boundary of the planning area on the south side of Atkinson Lane between Vic Rugh Lane and
Kadderly Lane.

A series of unimproved dirt roads run throughout the planning area to access the agricultural
fields and the existing development. The PG&E property (APN: 048-211-24) contains an
electrical plant/station at the west side of the planning area and south of APN: 048-211-25. A
large overhead electrical utility line bisects the planning area along APN: 048-251-09 (Grimmer
Orchard parcel) along the northern boundary and cuts north through APN 048-231-17 and APN
048-231-18 (Israel Zepeda parcels). Figures 2-4 through Figure 2-6: Photographs of the
Planning area presents existing conditions at the project site. Figure 2-7: Existing Site
Characteristics presents existing site characteristics.

Surrounding Land Uses

The planning area is bordered by residential development to the south, north and west, and
private agricultural fields to the northeast and east. The City of Watsonville General Plan
designates the land uses surrounding the planning area as: “Specific Plan Area” to the north and
northwest; “High Density Residential” to the southwest; and “Medium Density Residential” to
the south. The agricultural land uses east of the planning area are located in unincorporated Santa
Cruz County. The agricultural uses are designated as “Agriculture Commercial (CA)” in the
Santa Cruz County Zoning Code and as “Agriculture” in the Santa Cruz County General Plan.
Figure 2-12: Surrounding Land Uses shows land uses surrounding the project site.

Soil Characteristics

According to the Soil Survey of Santa Cruz County, the planning area is comprised of five soil
series. Four soil series are located within the planning area and an additional soil series located
within the right-of-way of the proposed Wagner Avenue extension. The eastern and southern
portions of the planning area are comprised of approximately 19.2 acres of Baywood loamy sand,
0 to 2 percent slopes and 25.3 acres of Elder sandy loam, 0 to 2 percent slopes. The western and
northern portions of the planning area are comprised of approximately 7.1 acres of Pinto loam, 2
to 9 percent slopes, and approximately 14.2 acres of Watsonville loam, 2 to 15 percent slopes.
The remaining 2.4 acres covers the wetland/riparian area and is classified as water. Option A of
the proposed Wagner Avenue extension is comprised of between 0.3 acres of Baywood loamy
sand, 0 to 2 percent slopes; 1.06 acres of Conejo loam, 0 to 2 percent slopes; and 0.15 acres of
Elder sandy loam, 0 to 2 percent slopes. Option B of the proposed Wagner Avenue extension is
comprised of approximately 0.21 acres of Baywood loamy sand, 0 to 2 percent slopes and 0.59
acres of Conejo loam, 0 to 2 percent slopes. These options are based on the right-of-way
acquisition that may be needed for the proposed extension of Wagner Avenue. Soil map units at
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the planning area are illustrated in Figure 3.2-1: Site Soils. The soils at the planning area consist
of the following characteristics:

Baywood loamy sand, 0 to 2 percent slopes

Baywood loamy sand is a very deep, somewhat excessively drained soil. Permeability of this soil
is rapid, surface runoff is slow, and the erosion hazard is slight. As with Elder sandy loam, most
areas of this soil are cultivated for apples, strawberries, and brussel sprouts. Unlike the Elder
sandy loam, this soil is typically found in areas susceptible to flooding.

Elder sandy loam, 0 to 2 percent slopes

Elder sandy loam is a deep, well-drained soil. The permeability of this soil is moderate and the
erosion hazard is either not present or slight. Elder sandy loam is an agriculturally productive soil
throughout the region and is intensively cultivated for strawberries, lettuce, and apples. The soil
has few constraints for construction of homes.

Pinto loam, 2 to 9 percent slopes

Pinto loam is a very deep, moderately well drained soil that typically occurs on coastal terraces
and old alluvial fans. Permeability of this soil is slow, surface runoff is slow to medium, and the
erosion hazard is slight to moderate. Many areas containing this soil type are used for row crops
such as Brussel sprouts. The shrink-swell potential ranges from low to high between surface and
subsurface layers in the Pinto loam (2 to 9 percent slopes). A special design is needed for
building pads, roads, and other structures to compensate for this soil’s low strength and limited
shrink-swell potential.

Watsonville loam, 2 to 15 percent slopes

Watsonville loam is a very deep, somewhat poorly drained soil. The soil has a subsoil clay layer
about 21 inches thick. Permeability of this soil is very slow, runoff is slow or moderate, and the
erosion hazard is slight to moderate. The shrink-swell potential is low at the surface and high in
the subsurface layer. The soil’s shrink-swell potential and low strength act to constrain its use for
home sites. A special design is needed for building pads, roads, and other structures to
compensate for the soil’s shrink-swell potential and low strength.

Conejo Loam, 0 to 9 percent slopes

The Conejo loam soil series consists of very deep, well drained soils on alluvial fans and plains.
These soils formed in alluvium derived from sedimentary rock. Slope ranges from 0 to 9 percent.
The mean annual precipitation ranges from 20 to 30 inches, and the mean annual air temperature
is about 58 degrees F.

The Land Capability Classification and the Storie Index Rating of each soil is described below in
Table 3.2-4: Soils Within Planning Area.
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Table 3.2-4: Soils Within Planning Area

Soil Map Units Land
Capability Storie Index 1
Acres Classification Rating it
(Lcc)®
Baywood loamy sand, 0 to 2 19.41 t0 19.5 lis-e 72 2
percent slopes
Elder sandy loam, 0 to 2 percent 25 3 10 25.452 Hlis-e 90 1
slopes
Pinto loam, 2 to 9 percent slopes 7.1 lle-111 62 2
Watsonville loam, 2 to 15 percent 142 Hle-1 36 4
slopes
Conejo Loam, 0 to 9 percent 059 to 1.062 | 85 1
slopes
Water 2.4 - - -
Note:
1. Grade 1 — Well suited to intensively grown irrigated crops.
Grade 2 — Good irrigated soils.
Grade 4 — Poorly suited to agriculture.
2. Acreage varies based on amount of right-of-way acquisition that may be needed for the Wagner Avenue
extension (Option A or Option B).
3. Land Capability Classifications assume that the soil is irrigated.

Source: Natural Resource Conservation Service

Important Farmland Mapping

The California Department of Conservation Santa Cruz County Important Farmlands Map
designates approximately 42.4 acres of the planning area as “Prime Farmland,” 1.4 acres as
“Farmland of Statewide Importance,” 6.7 acres as “Urban and Built-Up Land,” and 16.2 acres of
“Other Land.” The proposed right-of-way for the Wagner Avenue extension would be comprised
of 1.15 acres of “Prime Farmland” for Option A and 0.8 acres of “Prime Farmland” under Option
B. Prime Farmland has the best combination of physical and chemical features able to sustain the
long-term production of agricultural crops. This land has the soil quality, growing season and
moisture supply needed to produce sustained high yields. Farmland of Local Importance is land
of importance to the local economy, as defined by each county's local advisory committee and
adopted by its Board of Supervisors. Farmland of Local Importance is either currently producing,
or has the capability of production, but does not meet the criteria of Prime Farmland, Farmland of
Statewide Importance, or Unique Farmland. As shown in Figure 3.2-2: Farmland Mapping
and Monitoring Program (FMMP) Farmland, the majority of the Prime Farmland at the
planning area is located in the eastern portion of the planning area within Phase 2 (City site).

In addition, construction of the off-site improvements for the proposed Wagner Avenue extension
would result in the conversion of an additional 0.8 acres of “Prime Farmland” under the 36 foot
right of way (Option B) and 1.51 acres for the 52 foot right of way (Option A) for a total
maximum conversion of 45.31 acres of Important Farmland.
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3.2.2 Regulatory Setting
State

Land Conservation Act (Williamson Act)

The California Land Conservation Act, better known as the Williamson Act, has been the state's
premier agricultural land protection program since its enactment in 1965. The Williamson Act is
a means to preserve farmlands and ranchlands and to restrict the uses of agricultural and open
space lands to farming and ranching uses during the length of the contract period. The
Williamson Act Program was also envisioned as a way for local governments to integrate the
protection of open space and agricultural resources into their overall strategies for planning urban
growth patterns.

The Williamson Act creates an arrangement whereby private landowners contract with counties
and cities to voluntarily restrict their land to agricultural and compatible open-space uses. The
vehicle for these agreements is a rolling term 10-year contract. In return, restricted parcels are
assessed for property tax purposes at a rate consistent with their actual use, rather then potential
market value. The minimum term for a contract is 10 years. However, some jurisdictions
exercise the option of making the term longer, up to 20 years. Contracts renew automatically
every year unless the non-renewal process is initiated. Contracts may be exited at the option of
the landowner or local government by, among others, initiating the process of “term non-
renewal.”

While the Land Conservation Act sets forth its own definition of prime agricultural lands, these
lands are not necessarily identified by the Williamson Act as a higher priority for enroliment. As
a result, the Land Conservation Act Program protects primarily range and grazing land as
opposed to the state's highest quality (prime) agricultural land. Roughly two-thirds of the land
enrolled under Land Conservation Act contracts on a statewide basis is classified as nonprime.
Section 51201(c) of the California Government Code (California Land Conservation Act of 1965
or the Williamson Act) defines prime agricultural lands as:

All land that qualifies for rating as class | or class Il in the Natural Resource Conservation
Service (NRCS) Land Use Capability Classifications (LCC).!

Land, which qualifies for rating 80 through 100 in the Storie Index Rating.

Land, which supports livestock used for the production of food and fiber and which has an annual
carrying capacity equivalent to at least one animal unit per acre as defined by the United States
Department of Agriculture.

None of the parcels in the planning area are currently in a Williamson Act contract.

! The LCC system is used by the USDA-NRCS to determine a soil’s agricultural productivity. The LCC rates soils from
Class I to Class VIII, with soils having the fewest limitations receiving the highest rating (Class I).
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Cortese-Knox-Hertzberg Local Government Reorganization Acts

The Cortese-Knox-Hertzberg Local Government Reorganization Acts of 1985 and 2000 govern
the incorporation of new cities and city boundaries. The 1985 Act gives authority to the Local
Agency Formation Commission in each county to consider proposals for incorporation and
annexations. The Act also established five criteria for determining the quality of agricultural
lands. Land is defined as “prime agricultural land” if it meets any of the listed criteria (Section
56064). Table 3.2-5: Cortese Knox Hertzberg Local Government Reorganization Act of
2000-Criteria for Prime Agricultural Land Discussion below, provides a discussion of the
proposed project relative to the five criteria for evaluating agricultural lands.

Table 3.2-5: Cortese-Knox Hertzberg Local Government Reorganization Act of 2000 Criteria for Prime
Agricultural Land Discussion

Standard Discussion

Does the land qualify | According to the NRCS Soil Survey of Santa Cruz County, the planning area is
for rating as Class | or | comprised of four soil series. The eastern and southern portions of the planning
Class Il in the Natural | area are comprised of approximately 17.7 acres of Baywood loamy sand, 0 to 2
Resources percent slopes and 24.6 acres of Elder sandy loam, 0 to 2 percent slopes. The
Conservation Service western and northern portions of the planning area are comprised of

land use classification | approximately 7.1 acres of Pinto loam, 2 to 9 percent slopes, and approximately
system? 14.2 acres of Watsonville loam, 2 to 15 percent slopes. The remaining 2.4 acres
covers the wetland/riparian area and is classified as water. The NRCS Land
Capability Classification (LCC) for the Baywood loamy sand and the Elder
Sandy Loam is Class IlIs-¢, the LCC for the Pinto loam soil is Class lle-Ill, and
the LCC for the Watsonville loam is Class Ille-11l. Therefore, only the Pinto
Loam soil classifies as a Class 11 soil.

Does the land qualify | Approximately 24.6 acres of the planning area contains the Elder sandy loam
for rating 80 through soil series. The proposed right-of-way for the Wagner Avenue extension is
100 Storie Index comprised of 0.15 acres of the Elder sandy loam soil series and 1.06 acres of
Rating? Conejo loam soil series for Option A and 0.59 acres of Conejo loam for Option
B. Each of these soils are considered Grade 1 soils that are well suited to
intensively irrigated crops. The remaining portions of the planning area contain
soils that have Storie Index ratings between 36 and 72 and therefore do not

qualify.

Does the land support | The planning area does not currently support livestock.
livestock used for the
production of food and
which has an annual
carry capacity of at
least one animal per
acre?
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Standard Discussion

Is the land planted The planning area has approximately 25.2 acres that are currently planted as an
with fruit or nut- apple orchard. These orchards likely produce a return of more than $400 per
bearing trees, vines, acre.

bushes, or crops which
have a non-bearing
period of less than five
years and which will
return on an annual
basis not less than
$400 per acre?

Has the land returned
from production an
annual gross value of
not less than $400 per
acre for three of the
last five years?

Local
County of Santa Cruz General Plan and Local Coastal Program

The County of Santa Cruz General Plan and Local Coastal Program (Santa Cruz County
General Plan) was adopted by the Board of Supervisors in May of 1994 and certified by the
California Coastal Commission in December of 1994. The following policies are applicable to
agricultural resources.

Policy 5.13.20, Conversion of Commercial Agricultural Lands (LCP). Consider development
of commercial agricultural lands to non-agricultural uses only under the following circumstances:

(@) It is determined that the land is not viable for agriculture and that it is not likely to
become viable in the near future (See policy 5.13.21);

(b) Findings are made that new information has been presented to demonstrate that the
conditions on the land in question do not meet the criteria for commercial agricultural
land; and

(c) The conversion of such land will not impair the viability of, or create potential
conflicts with, other commercial agricultural lands in the area.

Policy 5.13.21, Determining Agricultural Viability (LCP). Require a viability study conducted
in response to an application which proposes to convert agricultural land to non-agricultural land
to include, but not limited to, an economic feasibility evaluation which contains at least:

(a) An analysis of the gross revenue from the agricultural products grown in the area for
the five years immediately preceding the date of filing the application.

(b) An analysis of the operational expenses, excluding the cost of land, associated with
the production of the agricultural products grown in the area for the five years
immediately preceding the date of filing the application.
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(c) An identification of the geographic area used in the analyses. The area shall be of
sufficient size to provide an accurate evaluation of the economic feasibility of agricultural
uses for the land stated in the application.

Recommendations regarding viability shall be made by the Agricultural Policy Advisory
Commission based on evaluation of the viability study and the following criteria: parcel size,
sizes of adjacent parcels, degree of non-agricultural development in the area, inclusion of the
parcel in utility assessment districts, soil capabilities and topography, water availability and
quality, and proximity to other agricultural use.

Policy 5.13.22, Conversion to Non-Agricultural Uses Near Urban Areas (LCP). Prohibit the
conversion of agricultural lands (changing the land use designation from Agriculture to non-
agriculture uses) around the periphery of urban areas except where it can be demonstrated that the
viability of existing agricultural use is already severely limited by conflicts with the urban uses,
where the conversion of land would complete a logical and viable neighborhood and contribute to
the establishment of a stable limit to urban development and where the conversion of such land
would not impair the viability of other agricultural lands in the area. Within the Sphere of
Influence (SOI) of the City of Watsonville, no conversion of agricultural land is allowed which
would adversely affect the city’s General Plan affordable housing goals, unless determined to be
of an overriding public benefit. (See policy 2.1.5.)

Policy 5.13.23, Agricultural Buffers Required (LCP). Require a 200 foot buffer area between
commercial agricultural and non-agricultural land uses to prevent or minimize potential land use
conflicts, between either existing or future commercial agricultural and non-agricultural land
uses.

Policy 5.13.24, Agricultural Buffer Findings Required for Reduced Setbacks (LCP). A 200
foot buffer setback is required between habitable development and commercial agricultural land
(including residential development, farm labor housing, commercial or industrial establishments
on commercial agricultural land), unless a lesser distance is established as set forth in the
Agricultural Land Preservation and Protection ordinance. Any amendments to the language of
the agricultural buffer ordinance shall require a finding demonstrating that agricultural lands shall
be afforded equal or greater protection with the amended language.

Policy 5.13.25, Agricultural Policy Advisory Commission Review (LCP). Require the
following projects to be reviewed by the Agricultural Policy Advisory Commission for the
purpose of recommending an appropriate setback and/or buffer area of non-developable land
adjacent to commercial agriculture lands, consistent with the Agriculture Preservation and
Protection ordinance:

(a) Habitable structures within 200 feet of commercial agricultural lands.
(b) Land divisions within 200 feet of commercial agricultural lands.
Density Credit shall be given for the buffer area.
Policy 5.13.31, Agricultural Notification Recordation for Land Divisions (LCP). Continue to

require an Agriculture Notification statement to be included on the Final Map or Parcel Map and
in each parcel deed for land divisions within 200 feet of commercial agriculture land in
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accordance with the Subdivision Regulations ordinance. The purpose of the statement is to inform
property owners about adjacent agricultural practices, and advise them to be prepared to accept
such inconvenience or discomfort from normal operations.

Policy 5.13.32, Agricultural Statement of Acknowledgement (LCP). In accordance with the
Agricultural Land Preservation and Protection ordinance and the Subdivision Regulations
ordinance, continue to require, prior to issuance of building permits, the recordation of a
Statement of Acknowledgement or evidence that the statement has already been made part of the
parcel deed, for parcels within 200 feet of commercial agricultural land as identified on the
Agricultural Resources Maps and General Plan and LCP Land Use Maps. The purpose of the
statement is to inform property owners about adjacent agricultural practices, and advise them to
be prepared to accept such inconvenience or discomfort from normal operations. Where a
reduction of the 200 foot buffer is approved, such deed notice shall also contain a statement that
the permanent provisions and maintenance of the specified buffer setback shall be required, and
shall include a notice of any requirement for fencing, vegetative screening and/or other barrier
that has been incorporated as part of the required buffer.

Policy 5.13.33, Density on Parcels Adjacent to Commercial Agricultural Lands. Require, in
rural areas, (i.e., areas outside the Urban Services Line and Rural Services Line), minimum
densities of 2.5 net developable acres for newly created residential parcels which adjoin
Commercial Agricultural Land except where the General Plan and LCP Land Use Map provides
for suburban densities and

(@) The new parcels constitute infill development within the mapped Suburban
designation,

(b) The resulting parcel sizes will be no smaller than the smallest existing conforming
parcel within that designation which adjoins said agricultural land, and

(c) The Agricultural Policy Advisory Commission has recommended that parcel sizes
smaller than 2.5 net developable acres will not conflict with or otherwise hamper or
discourage long-term commercial agricultural uses of said agricultural lands.

Santa Cruz County Local Agency Formation (LAFCQ)

Santa Cruz County LAFCO is responsible for coordinating logical and timely changes in local
governmental boundaries (reorganizations), including SOl amendments, annexations,
incorporations of new cities and boundary changes in special districts such as schools,
assessment, and utility and service districts. The objectives of LAFCO are: to encourage efficient
service areas for services provided by cities, counties, and special districts; to guide urban
development away from prime agricultural lands and open space resources; and to promote
orderly growth and discourage urban sprawl.

LAFCO has adopted policies to guide the agency in its decisionmaking process. The primary
purpose of the standards are to identify issues and requirements associated with boundary change
proposals in order to promote achievement of LAFCO goals and objectives. The following
policies and standards are applicable to the proposed project. Additional LAFCO policies and
standards are included in Section 3.9: Land Use and Planning.
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Policy 3.1 - Prime Agricultural Lands. Urban growth shall be guided away from prime
agricultural lands, unless such action would not promote planned, orderly, efficient development
of an area.

Standard 3.1.1. A change of organization is considered to promote the planned, orderly,
and efficient development of an area when:

1) It is consistent with the spheres of influence maps and policies adopted by
LAFCO for the affected agencies.

2) It conforms to all other policies and standards contained herein.
Policy 3.2 — Infill. LAFCO shall encourage the urbanization of vacant lands and non-prime
agricultural lands within an agency's jurisdiction and within an agency's sphere of influence
before the urbanization of lands outside the jurisdiction and outside the sphere of influence, and
shall encourage detachments of prime agricultural lands and other open space lands from cities,
water districts, and sewer districts if consistent with the adopted sphere of influence of the
affected agency.
Standard 3.2.1. The priorities for urbanization are:
1) open-space lands within existing boundaries,
2) open-space lands within an adopted sphere of influence,
3) prime agricultural lands within existing boundaries,
4) prime agricultural lands within an adopted sphere of influence.
Standard 3.2.2. Proposals involving urbanization of prime agricultural lands within
adopted spheres of influence shall not be approved unless it can be demonstrated that ()
there is insufficient land in the market area for the type of land use proposed, (b) there is

no vacant land in the subject jurisdiction available for that type of use.

City of Watsonville General Plan

The following goals, policies, and implementation measures in the 2005 City of Watsonville
General Plan are applicable to agricultural resources.

Goal 3.3, Agricultural Land Use. Foster the continuation of agriculture in the Pajaro Valley.

Policy 3.B, Annexation. The City shall pursue annexation of undeveloped and
underdeveloped land between the City limit and the urban limit line.

Policy 3.F, Agricultural Land Conservation. The City shall plan for the preservation
and enhancement of important agricultural soils by encouraging the County and LAFCO
to prohibit continued urbanization of lands beyond the urban limit line and by
encouraging the retention of land beyond the urban limit line for long-term agricultural
purposes.
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Goal 9.7, Agricultural Soils. Limit the urbanization of productive agricultural soils to only those
parcels contiguous with existing urban use, best suited for urban development, and within the
urban limit line.

Policy 9.E, Soil Conservation. The City shall prevent degradation of local soil resources
through erosion control improvement and grading guidelines.

Implementation Measure 9.E.6 Agricultural Land Conservation. The City shall encourage
retention of agricultural land beyond its urban limit line.

City of Watsonville Agricultural Buffer Policy

The purpose of the City of Watsonville Agricultural Buffer Policy is to assist in the preservation
of agriculture uses on Santa Cruz County Commercial Agriculture (CA) Zoned lands adjacent to
the City’s urban growth boundary and to address urban/agriculture conflicts by providing buffers
between certain urban uses and agriculture activities.

The policy requires an agriculture buffer of not less than 200 lineal feet, located entirely within
the urban area, and not on any portion of the County CA-zoned lands. The policy also requires
preparation of an Agriculture Buffer Report that specifies fencing/ wall requirements at the
boundary, vegetative buffering, sighage, long-term maintenance and other related design
considerations, to minimize potential land-use conflicts. To mitigate sound, sight, trespassing,
and/or other urban/agricultural conflicts, the buffer needs to include at least one or more of the
following:

Eight-foot chain link fencing
e Mounding
e Natural buffers
e Solid/Masonry fencing
e Thorny bushes, trees, vines and other extensive landscaping

Other than fencing, regional drainage facilities, and underground utilities, only landscape and
related non-accessible open space components are allowed within the first 150 feet of the buffer.

Within the remaining 50 feet of buffer, the following may be permitted:

a. Public streets and roads (including curb, gutter, sidewalk, bicycle lanes, and
parkway plantings) necessary to serve the project, provided any sidewalk and on-
street parking is located on the development side of the roadway;

b.  Regional and local storm-drainage improvements, and other underground
utilities; and

C. If a public street or road is not required for travel access, pedestrian and bicycle
trails as identified on the City’s General Plan Transportation Element will be
allowed and will be located adjacent to the development area.

Recording of an agriculture buffer/conservation easement is required for the entire buffer area in
conjunction with a Final Map or prior to issuance of a Certificate of Occupancy. The City or City
approved non-profit conservation entity may hold the easement. The buffer report must indicate
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the location of required signage, which will notify that the area is an agriculture buffer, subject to
no trespass, and indicate ownership and contact information.

3.2.3 Relevant Project Characteristics

The proposed Specific Plan and PUD designate approximately 34.7 net-acres for residential uses
for the construction of no more than 450 units, including 10.5 net-acres for “Residential-High
Density;” 14.2 net-acres for “Residential-Medium Density;” 10 net-acres for “Residential — Low
Density; and 3.5 acres of parks/recreational uses. The proposed project would also include 3.1
acres of a designated riparian area with a 1.6 acre riparian buffer adjacent to Corralitos Creek,
which would be designated as “Environmental Management;” preservation of a 3.9 acre existing
wetland and incorporation of a 2.7 acre wetland buffer, which would be designated as “Urban
Open Space;” a 2.2 acre PG&E substation, which would remain as a public facility; and 14.1
acres for a 200-foot agricultural buffer, which would be located on the eastern boundary of the
planning area adjacent to the existing agricultural fields. The proposed project also includes a
200-foot interim agricultural buffer within Phase 1 (County site) that would be terminated once
Phase 2 (City site) is rezoned.

Future development within the planning area would result in the conversion of approximately
42.4 acres of “Prime Farmland” and 1.4 acres of “Farmland of Statewide Importance” as
designated on the California Department of Conservation Santa Cruz County Important
Farmlands Map to urban uses. In addition, construction of the off-site improvements to the
proposed Wagner Avenue extension would result in the conversion of an additional 0.8 acres of
“Prime Farmland” under the 36-foot right of way (Option B) and 1.51 acres for the 52-foot right
of way (Option A) for a total maximum conversion of 45.31 acres of Important Farmland.

3.2.4 Impacts and Mitigation Measures
Criteria for Determining Significance

In accordance with the CEQA, State CEQA Guidelines, and agency and professional standards, a
project impact would be considered significant if the project would:

Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural use.

Conflict with existing zoning for agricultural use, or a Williamson Act contract.

Involve other changes in the existing environment, which, due to their location or nature, could
result in conversion of Farmland, to non-agricultural use.

Methodology

The analysis of potential agricultural impacts within this section is based on a site reconnaissance
of the planning area and surrounding area, the City Watsonville General Plan, the Santa Cruz
County General Plan and photographs of the planning area and vicinity.
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Important Farmland Conversion

Impact 3.2-1:  Future development within Phase 2 (City site) of the planning area would result in
the conversion of approximately 42.4 acres of Prime Farmland and 1.4 acres of
Farmland of Statewide Importance as designated on the California Department of
Conservation Santa Cruz County Important Farmlands Map to urban uses. In
addition, construction of the off-site improvements to Wagner Avenue would result
in the conversion of an additional 0.8 acres of Important Farmland under the 36 foot
right of way and 1.51 acres for the 52-foot right of way for a total maximum
conversion of 4531 acres of Important Farmland. This would be considered a
significant impact.

According to the California Department of Conservation Santa Cruz County Important
Farmlands Map, the planning area contains approximately 6.7 acres of “Urban and Built-Up
Land,” 42.4 acres of “Prime Farmland,” 1.4 acres of “Farmland of Statewide Importance,” and
16.2 acres of “Other” land (DOC 2006b). As shown in Figure 3.2-2: Farmland Mapping and
Monitoring Program Designations, the Prime Farmland and Farmland of Statewide Importance
is located in the eastern portion of the planning area outside of the City’s existing SOI within
Phase 2 (City site) of the proposed project. There would be no impact to Important Farmland
within the City or County Phase 1 of the proposed project.

The 2005 City of Watsonville General Plan EIR recognized that approximately 580 acres of
Prime Farmland located within the SOI would eventually be converted to urban uses. The City
Council adopted a Statement of Overriding Considerations for the conversion of the Prime
Farmland to urban use when it certified the EIR for the 2005 City of Watsonville General Plan.
Following adoption of the 2005 City of Watsonville General Plan by the City in 1994, Measure U
was passed by 60 percent of the voters in 2002. Measure U directs new growth to designated
areas within and around the City of Watsonville in order to protect agricultural lands and
environmentally sensitive areas, while providing the means for the City to address housing and
job needs for the next 20 to 25 years. Measure U established an urban limit line (ULL) along the
northern boundary, which excludes land previously included east and west of East Lake Avenue,
and directs growth into several unincorporated areas. The three primary areas of growth include
the Atkinson Lane, Buena Vista, and Manabe-Burgstrom (how Manabe-Ow) Specific Plan areas.
A western boundary west of Highway 1 was defined by Measure U to remain undeveloped.

Since approximately 43.8 acres of the planning area on Assessors Parcel Numbers 048-231-17,
048-231-18, and 048-251-09 within the planning area are located outside of the existing SOI, the
conversion of this Important Farmland was not considered in the 2005 City of Watsonville
General Plan. The Watsonville Vista 2030 EIR evaluated the conversion of the Important
Farmlands within the ULL, consistent with Measure U within the planning area and the City
Council adopted a Statement of Overriding Considerations for the conversion in 2006. However,
this section of the EIR does not rely on the Statement of Overriding Considerations that was
previously adopted for the Watsonville Vista 2030 EIR. In addition, the off-site improvements to
the proposed Wagner Avenue extension would result in the conversion of a maximum of an
additional 1.51 acres of Prime Farmland in order to widen the roadway for a total maximum
conversion of approximately 45.31 acres. Although, the planning area is designated as a future
growth area in Measure U, the physical conversion of this Important Farmland was not
considered in the 2005 City of Watsonville General Plan and therefore the conversion within the
planning area would be considered a significant impact.
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The County of Santa Cruz and the City of Watsonville contain no policies or implementation
programs that require mitigation or offsets for the conversion of Important Farmland. Therefore,
there are no feasible mitigation measures available to reduce the impact of agricultural land
conversion to a less than significant level. However, if an agricultural compensation program is
developed, future development within the planning area would be required to participate in order
to address the conversion of prime farmland. Since conversion of Prime Farmland and Farmland
of Statewide Importance cannot be reproduced elsewhere, this would be considered a significant
and unavoidable impact under Phase 2 (City site) for which no feasible mitigation measures are
available to reduce the impact to a less than significant level.

Conflicts with Existing Agricultural Zoning or a Williamson Act Contract

The northwest corner of the planning area is located within the City limits and the remainder of
the planning area is located in unincorporated Santa Cruz County. Approximately one half of the
planning area is located within the City’s SOI and the entire planning area is located within the
City’s 25-Year ULL. As shown in Figure 2-9: Watsonville General Plan Land Usg, the City of
Watsonville General Plan designates the majority of the planning area as “Specific Plan Area”
with a smaller portion designated as “Agricultural” and “Environmental Management” in the
northeastern portion of the project site. The County of Santa Cruz General Plan designates the
majority of the planning area as “Urban Residential-Low Density (R-1)” and “Agriculture,” with
the PG&E electrical substation parcel designated as “Public Facility” as shown in Figure 2-10:
Santa Cruz County General Plan Land Use. The portions of the planning area that are
currently located within the City Limits are zoned “Single Family Residential-Low Density (R-
1).” The remainder of the planning area is located in unincorporated Santa Cruz County is zoned
“Agricultural Commercial (CA)” in the eastern portion of the project site; “Residential Single
Family (R-1)” in the central and western portion of the project site; and “Public Facility (PF)” in
the southwestern portion of the project site. Figure 2-11: Existing Zoning presents the zoning
designations at the project site.

Upon adoption of the PUD by the County of Santa Cruz, the County site would be rezoned to
“Regional Housing Needs Combining District.” As defined by Measure U, City may consider
adoption of the Specific Plan and certification of the EIR as a responsible agency following
certification of the EIR by the County of Santa Cruz. Upon adoption of the Specific Plan, the
proposed project would require an annexation and Sphere of Influence (SOI) amendment request
for those portions of the planning area located outside of the City limits and the SOI. The
annexation and SOl amendment would require approval by the Santa Cruz County Local Agency
Formation Commission (LAFCQO). Once the Final EIR is certified by the County of Santa Cruz,
the City of Watsonville, as a responsible agency under CEQA, may consider approval of the
Specific Plan and certification of the EIR. Following approval of the Specific Plan and
certification of the EIR, a petition may be filed to LAFCO for the annexation and Sphere of
Influence boundary adjustment. However, no tentative map shall be approved by the City until
after January 1, 2010. Upon completion of these actions, the proposed project would not conflict
with the agricultural zoning. There are no Williamson Act contracts or conflicts with any other
farmland conservation plans on the project site. Therefore, no impact is anticipated.
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Conflict with Surrounding Agricultural Land Uses

Impact 3.2-2: The proposed project would place urban land uses adjacent to agricultural uses,
which may impair agricultural production and result in land use compatibility
conflicts. This is considered a potentially significant impact.

The planning area is adjacent to existing agricultural uses that are located east of the project site.
Development of residential uses, as proposed in the Specific Plan and PUD, in proximity to
agricultural operations could result in compatibility impacts, encroachment and the disruption of
farming operations. Potential conflicts may include dust, odors, noise and pesticide or herbicide
run-over. The potential for dust generation associated with existing agricultural operations that
would impact the planning area would occur only occasionally when fields are plowed or when
bare soils are exposed under high wind conditions. In addition, depending on the time of year,
the generation of dust from project construction could negatively impact adjacent agricultural
activity.

The proposed project incorporates a 200-foot buffer from the edge of the parcel on the eastern
portion of the planning area adjacent to existing agricultural uses. In addition, the proposed
project incorporates an interim agricultural buffer within Phase 2 (County site) as shown in
Figure 2-14, Phasing Plan, which would provide a buffer entirely within the County site prior to
development of the Phase 2 (City site) of the proposed Specific Plan. City and County policies
require the dedication of an agriculture buffer of not less than 200 lineal feet, located entirely
within the project site. Other than fencing, regional drainage facilities, and underground utilities,
only landscape and related non-accessible open space components are allowed within the first
150 feet of the buffer. Within the remaining 50 feet of buffer, adjacent to the proposed
development area, uses such as public streets and roads, regional and local storm-drainage
improvements, and other underground utilities; and pedestrian and bicycle trails are allowed.
Implementation of these agricultural buffers as part of the proposed Specific Plan and PUD would
minimize conflicts with adjacent agricultural uses. To ensure that proposed buffers are consistent
with City and County policies and the proposed Specific Plan and PUD and to notify future
residents of potential agricultural/urban conflicts, the following mitigation measures shall be
required to reduce potentially significant impacts to adjacent agricultural uses to a less than
significant level.

Mitigation Measures

MM 3.2-2a  Consistent with Policy 5.13.23 (Agricultural Buffers Required) in the Santa Cruz
County General Plan project applicants shall demonstrate adequate land use
separation in conjunction with Final Map consistent with the proposed Specific
Plan and PUD for Phase 2 (County site) subject to review and approval by the
County of Santa Cruz Planning Department. Final site plans shall include an
interim 200-foot agricultural buffer within Phase 2 (County site) consistent with
the conceptual land use plan for the proposed Specific Plan and PUD. The buffer
distance shall be measured from the edge of the parcel to the nearest residential
property line. Other than fencing, regional drainage facilities, and underground
utilities, only landscape and related non-accessible open space components are
allowed within the first 150 feet of the buffer. Within the remaining 50 feet of
buffer, adjacent to the proposed development area, uses such as public streets and
roads, regional and local storm-drainage improvements, and other underground
utilities; and pedestrian and bicycle trails are allowed. Upon annexation and

March 2009 Page 3.2-19

CONBULTING



Atkinson Lane Specific Plan and PUD Draft EIR
Section 3.2: Agricultural Resources

rezoning of Phase 2 by the City, the interim 200-foot agricultural buffer within
Phase 2 (County site) shall terminate.

MM 3.2-2b  Consistent with the City of Watsonville Agricultural Buffer Policy, project
applicants shall demonstrate adequate land use separation in conjunction with
Final Map consistent with the proposed Specific Plan and PUD for Phase 2 (City
site) subject to review and approval by the City of Watsonville Community
Development Department. Final site plans shall include a 200-foot minimum
land use buffer along the eastern boundary of the planning area within Phase 2
(City site) of the proposed project consistent with the conceptual land use plan.
The buffer distance shall be measured from the edge of the parcel to the nearest
residential property line. Other than fencing, regional drainage facilities, and
underground utilities, only landscape and related non-accessible open space
components are allowed within the first 150 feet of the buffer. Within the
remaining 50 feet of buffer, adjacent to the proposed development area, uses such
as public streets and roads, regional and local storm-drainage improvements, and
other underground utilities; and pedestrian and bicycle trails are allowed.

MM 3.2-2c Consistent with Policy 5.13.31 (Agricultural Notification Recordation for Land
Divisions) in the Santa Cruz County General Plan, project applicants within the
planning area shall file a Right-to-Farm Notification Statement to run with the
Title as disclosure and notice in deeds at the time of transfer or sale of all
properties within the planning area. The statement shall inform any future
property owners of the continuation of agricultural activities, including
agricultural processing, in the area and shall disclose the potential effects of
agricultural activities on adjacent land uses to future residents.

Implementation of the above mitigation measures would ensure that the potential for urban and
agricultural land use conflicts are reduced to a less than significant level by implementing the
land use buffers between future residential development and agricultural areas and by ensuring
that new property owners near agricultural land are properly notified of adjacent agricultural
practices.

Conversion of Adjacent Farmland to Non-Agricultural Uses

The agricultural land uses east of the planning area are located outside of the ULL in
unincorporated Santa Cruz County and are designated “Agriculture Commercial (CA)” in the
Santa Cruz County Zoning Code and as “Agriculture” in the Santa Cruz County General Plan.
The proposed project incorporates a 200-foot buffer on the eastern portion of the planning area
adjacent to existing agricultural uses as a permanent limit to urban development on the eastern
border.  Measure U established the ULL in order to protect agricultural lands and
environmentally sensitive areas, while providing the means for the City to address housing and
job needs for the next 20 to 25 years. Since the surrounding agricultural land is located outside of
the ULL, significant constraints would preclude conversion of adjacent farmland to urban use.
Therefore, no impact is anticipated.
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3.3 Air Quality
This section analyzes the impacts associated with implementation of the proposed project on air
quality including short-term construction emissions, long-term operational impacts, and potential
impacts on sensitive receptors. Information in this section is derived primarily from the
following references and sources:

e U.S. Environmental Protection Agency (EPA)

e Federal Clean Air Act (FCAA)

e National Ambient Air Quality Standards (NAAQS)

e California Air Resource Board (CARB)

e California Clean Air Act (CCAA)

e State Office of Environmental Health Hazard Assessment (OEHHA)

e California Environmental Quality Act (CEQA) Air Quality Guidelines

e Monterey Bay Unified Air Pollution Control District (MBUAPCD)

Global climate change analysis in accordance with AB 32 (Global Climate Change) is contained
in Chapter 4: CEQA Considerations.

3.3.1 Environmental Setting

Regional Setting

North Central Coast

The North Central Coast Air Basin (hereinafter “Basin”), which is just south of the San Francisco
Bay Area Air Basin, covers an area of 5,159 square miles and consists of the counties of Santa
Cruz, San Benito, and Monterey. Marine breezes from Monterey Bay dominate the climate of
this portion of the Basin. Westerly winds predominate in all seasons, but are strongest and most
persistent during the spring and summer months.

The extent and severity of the air pollution problems in the Basin are a function of the area's
natural physical characteristics (weather and topography), as well as human created influences
(development patterns and lifestyle). Factors such as wind, sunlight, temperature, humidity,
rainfall and topography all affect the accumulation and/or dispersion of pollutants throughout the
Basin area.

In general, the air pollution potential of the coastal areas is relatively low due to persistent winds.
The Basin is, however, subject to temperature inversions that restrict vertical mixing of pollutants
and the warmer inland valleys of the Basin have a high pollution potential.

Topography and Meteorology

Topography and meteorology greatly influence air quality. A semi-permanent high pressure cell
in the eastern Pacific Ocean is the basic controlling factor in the climate of the 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 pressure cell forming a stable
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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 can inhibit vertical air movement.

Existing mountain ranges in the Basin, including the Santa Cruz Mountains in the north and the
Gabilan Range in the east in the Salinas Valley restrict and channel summer onshore air currents.
Hot temperatures in the inland valleys warm the ground and intensify onshore airflow during the
afternoon and evening. In the fall, the surface winds weaken and the marine layer becomes
shallow and eventually dissipates. The airflow is occasionally reversed, creating weak offshore
winds. The stationary air mass held in place by the Pacific High pressure cell can allow
pollutants to build up over a period of days. These conditions also occur when north or east
winds cause pollutant transport from the San Francisco Bay area or the Central Valley into the
Basin. In the winter, the Pacific High moves south and has a lesser influence on the Basin.
Northwest winds are still dominant in winter, but easterly winds are more frequent. Air quality
usually remains good in the winter and early spring due to the absence of deep, persistent
inversions and occasional storms. Typically, year-round marine airflow allows coastal areas to
maintain good air quality.

The average annual temperature in the City of Watsonville is 67.1 degrees Fahrenheit with
August and September as the hottest months with temperatures of 71.8 and 73.2 degrees
Fahrenheit respectively and the coldest month in December and January at 60.3 degrees and 60.4
Fahrenheit, respectively. The average rainfall for the area is approximately 21 inches.

Because of the moderating marine influence in the Basin, which decreases with distance from the
ocean, monthly and annual spreads between temperatures are greatest inland and smallest at the
coast. The planning area is mostly along the coast and therefore the temperature spreads are
relatively moderate.

Sunlight

The presence and intensity of sunlight is another important factor that affects air pollution.
Typically, ozone is formed at higher temperatures. In the presence of ultraviolet sunlight and
warm temperatures, volatile organic compounds (VOC) and nitrogen oxides (NOx) react to form
secondary photochemical pollutants, including ozone.

Temperature Inversions

An inversion is a layer of warmer air over a layer of cooler air. Inversions affect air quality
conditions significantly because they influence the mixing depth (i.e., the vertical depth in the
atmosphere available for diluting air contaminants near the ground). The highest air pollutant
concentrations in the Basin generally occur during inversions.

Under ideal meteorological conditions and irrespective of topography, pollutants emitted into the
air would be mixed and dispersed into the upper atmosphere. However, the region experiences
temperature inversions in which pollutants are trapped and accumulate close to the ground. The
inversion, a layer of warm, dry air overlaying cool, moist marine air, is a normal condition in the
Basin. The cool, damp and hazy sea air capped by coastal clouds is heavier than the warm, clear
air that acts as a lid through which the marine layer cannot rise.

Page 3.3-2 March 2009

CONBULTING



Atkinson Lane Specific Plan and PUD Draft EIR
Section 3.3: Air Quality

Local Ambient Air Quality
Criteria Air Pollutants

Local ambient air quality is monitored by the Monterey Bay Unified Air Pollution Control
District (MBUAPCD) and the California Air Resources Board (CARB); refer to Table 3.3-1:
Local Ambient Air Quality Levels. CARB monitors ambient air quality at approximately 250
air-monitoring stations across the state. Air quality monitoring stations usually measure pollutant
concentrations ten feet above-ground level; therefore, air quality is often referred to in terms of
ground-level concentrations.

The nearest monitoring to the planning area is located at the Watsonville Airport at 444 Airport
Boulevard in the City of Watsonville. This station monitors course particulate matter (PM,) and
ozone (O3). Other monitoring stations within the project vicinity include the Santa Cruz-Soquel
monitoring station located at 2544 Soquel Avenue in the City of Santa Cruz and the Salinas #3
monitoring station located on East Laurel Drive in the City of Salinas. Although both the Salinas
#3 and Santa Cruz stations were located outside of the City of Watsonville, they provide a
representative sample of the air quality in the Basin. Davenport monitoring station is the only
station in the North Central Coast Air Basin that monitors SO, and as such is included in Table
3.3-1: Local Ambient Air Quality Levels. The following air quality information briefly
describes the various types of pollutants monitored at the local stations.

Ozone

Ozone occurs in two layers of the atmosphere. The layer surrounding the earth's surface is the
troposphere. The troposphere extends approximately ten miles above ground level, where it meets
the second layer, the stratosphere. The stratospheric (the "good™" ozone) layer extends upward
from about 10 to 30 miles and protects life on earth from the sun's harmful ultraviolet rays (UV-
B).

“Bad” ozone is a photochemical pollutant, and needs VOCs, NOy, and sunlight to form;
therefore, VOCs and NOx are ozone precursors. VOCs and NOyx are emitted from various
sources throughout the area. To reduce ozone concentrations, it is necessary to control the
emissions of these ozone precursors. Significant ozone formation generally requires an adequate
amount of precursors in the atmosphere and several hours in a stable atmosphere with strong
sunlight. High ozone concentrations can form over large regions when emissions from motor
vehicles and stationary sources are carried hundreds of miles from their origins.
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Table 3.3-1 Local Ambient Air Quality Levels

Standards (Allowable Days (Samples)
Pollutant Amount) Year Maximum | State/Federal
California Federal Concentration™ | Standards was
a Primary Exceeded
2003 0.074 0/0
2004 0.087 0/0
%Zrolnﬁéuor% 0.09 ppm 0.12 ppm 2005 0.070 0/0
2006 0.072 0/0
2007 0.074 0/0
2003 0.063 NA/0
2004 0.071 NA/O
gzr‘)s”ﬁéuor% 0.07 ppm 0.08 ppm 2005 0.061 0/0
2006 0.058 0/0
2007 0.061 0/0
2003 1.09 0/0
2004 121 0/0
Carbon 9.0 ppm (8 hour) | 9.0 ppm (8 hour) 2005 0.86 0/0
Monoxide(CO) * opp opp '
2006 1.04 0/0
2007 1.15 0/0
2003 0.053 0/NA
2004 0.139 0/NA
Nitrogen 0.053 ppm
Dioxide(NO,) * 0.18 ppm(1. hour) annual average 2882 8825 8%2
2007 0.050 0/NA
2003 43.0 NA /0
Particulate 50 mg/m3(24 150 mg/m®(24 2004 810 NA /0
Matter(PMy) 25° hours) hours) 2005 31.0 0/0
2006 420 0/0
2007 46.0 0/0
2003 15.0 NA/O
Fine Particulate 12 mg/m® 65mg/m® 2004 226 NAO
Matter(PM, ) *° annual arithmetic (24 hours) 2005 21.7 0/0
mean 2006 12.6 0/0
2007 18.3 0/0
2003 0.005 0/0
Sulfur Dioxide 0.04 ppm (24 0.14 ppm (24 2004 0.005 0/0
(S0y) ’ hours) hours) 2005 0.004 0/0
2006 0.005 0/0
2007 0.004 0/0
NOTES:
1 - Maximum concentrations are measured over the same period as the California standard.
2 - Watsonville Airport air quality monitoring station is located at 444 Airport Boulevard, Watsonville,
California 95706.
3 - Santa Cruz-Soquel air quality monitoring station is located at 2544 Soquel Av, Santa Cruz, California
95062.
4 - Salinas #3 air quality monitoring station is located at East Laurel Drive, Salinas, California 93901.
5 - PMy, exceedances are based on State thresholds established prior to amendments adopted on June 20, 2002.
6 - PMy, and PM, s exceedances are derived from the number of samples exceeded, not days.
7 - Davenport monitoring station is the only station in the North Central Coast Air Basin that monitors SO, and
is located at the intersection of Marine View and Center Avenue, Davenport, California 95006

Source: Aerometric Data Analysis and Measurement System, Summaries from 2003 to 2007 as found at
http://www.arb.ca.gov/adam/
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While ozone in the stratosphere protects the earth from harmful ultraviolet radiation, high
concentrations of ground-level ozone can adversely affect the human respiratory system and other
tissues. Many respiratory ailments, as well as cardiovascular disease, are aggravated by exposure
to high ozone levels.

Ozone also damages natural ecosystems (such as forests and foothill communities) and damages
agricultural crops and some man-made materials (such as rubber, paint, and plastics). Societal
costs from ozone damage include increased healthcare costs, the loss of human and animal life,
accelerated replacement of industrial equipment, and reduced crop yields.

The state ozone standard is 0.09 parts per million (ppm), averaged over one hour. The O levels
at the Watsonville monitoring station ranged between 0.070 ppm and 0.087 ppm between years
2003 and 2007. Therefore, the 1-hour state standard was not exceeded between 2003 and 2007.
Effective July 26, 2007, the CARB designated the Basin as a nonattainment area for the state Os
standards.

Carbon Monoxide

Carbon monoxide (CO) is an odorless, colorless toxic gas that is emitted by mobile and stationary
sources as a result of incomplete combustion of hydrocarbons or other carbon-based fuels. In
cities, automobile exhaust can cause as much as 95 percent of all CO emissions. At high
concentrations, CO can reduce the oxygen-carrying capacity of the blood and cause headaches,
dizziness, unconsciousness and death. Attainment designations for the state and federal CO
standards are made on a county basis. For the state 1-hour and 8-hour CO standards, Monterey
County is classified as an attainment area and Santa Cruz and San Benito Counties are
unclassified. For the federal 1-hour and 8-hour CO standards, all three counties (Monterey
County, Santa Cruz County, and San Benito County) are designated as unclassified/attainment.
State and federal standards were not exceeded between 2003 and 2007.

Nitrogen Dioxide

Nitrogen oxides (NOy) are a family of highly reactive gases that are a primary precursor to the
formation of ground-level ozone, and react in the atmosphere to form acid rain. Nitrogen dioxide
(NO,), often used interchangeably with NOy, is a reddish-brown gas that can cause breathing
difficulties at high levels. Peak readings of NO, occur in areas that have a high concentration of
combustion sources (e.g. motor vehicle engines, power plants, refineries, and other industrial
operations).

NOx can irritate and damage the lungs, and lower resistance to respiratory infections such as
influenza. The health effects of short-term exposure are still unclear. However, continued or
frequent exposure to NOyx concentrations that is much higher than those normally found in the
ambient air may increase acute respiratory illnesses in children and increase the incidence of
chronic bronchitis and lung irritation. Chronic exposure to NO, may aggravate eyes and mucus
membranes and cause pulmonary dysfunction.

Attainment designations for the state and federal NO, standards are made on an air-basin basis.
The Basin designation is attainment under the state 1-hour and annual standards and
unclassified/attainment under the federal annual standard. State and federal standards were not
exceeded between 2002 and 2006.
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Coarse Particulate Matter (PMo)

PMyg is suspended particulate matter that is smaller than 10 microns (ten one-millionths of a
meter). PMy, develop from sources such as road dust, diesel soot, combustion products,
construction operations and dust storms. PMy scatters light and significantly reduces visibility.
In addition, these particulates penetrate into lungs and can potentially damage the respiratory
tract. On June 19, 2003 the CARB amended the statewide 24-hour particulate matter standards to
50 micrograms per cubic meter (ug/m®), based upon requirements set forth in the Children’s
Environmental Health Protection Act (Senate Bill 25). The federal 24-hour standard of 150 pg/m?
was retained. The state standard for PMy, is 50 pug/m? averaged over 24 hours; This standard was
not exceeded between 2003 and 2007 at the Watsonville Airport air quality monitoring station.
The federal standard for PMy, is 150 pg/m® averaged over 24 hours; this standard was not
exceeded between 2003 and 2007 at the Watsonville Airport monitoring station. The Basin is
designated as non-attainment under the state 24-hour and annual standards and attainment under
the federal 24-hour standard.

Fine Particulate Matter (PMs)

Because of recent increased concerns over health impacts related to fine particulate matter
(particulate matter 2.5 microns in diameter or less), both state and federal PM, s standards have
been created. Particulate matter impacts primarily affect infants, children, the elderly and those
with pre-existing cardiopulmonary disease. In 1997, the U.S. Environmental Protection Agency
(EPA) announced new PM, s standards; industry groups challenged the new standard in court and
the implementation of the standard was blocked. However, upon appeal by the EPA, the U.S.
Supreme Court reversed this decision and upheld the EPA’s new standards. The federal Standard
is 35 pg/m® over an average of 24 hours.

On June 20, 2002, CARB adopted amendments for statewide annual ambient particulate matter
air quality standards. These standards were revised because of increasing concerns by CARB that
previous standards were inadequate, as almost everyone in California is exposed to levels at or
above the current state standards during some parts of the year, and the statewide potential for
significant health impacts from particulate matter exposure was determined to be large and wide-
ranging. Based upon a desire to set clean air goals throughout the state, the CARB created a new
annual average standard for PM,5 at 12 pg/m®. As indicated in Table 3.3-1: Local Ambient Air
Quality Levels, PM,s levels have not been exceeded between 2003 and 2007. On January 5,
2005, the EPA published the area designations and classifications for the PM,s National Ambient
Air Quality Standards (NAAQS) in the federal Register.

Attainment designations for the state and federal PM, s standards are made on an air-basin basis.
The Basin is designated as attainment under the state annual standard and also under the federal
24-hour and annual standards.

Sulfur Dioxide

Sulfur dioxide is a colorless, pungent gas belonging to the family of sulfur oxide gases (SOy),
formed primarily by combustion of sulfur-containing fossil fuels (primarily coal and oil), and
during metal smelting and other industrial processes. Sulfur dioxide (SO,) often used
interchangeably with sulfur oxides (SOy) did not exceed federal or state standards between 2002
and 2006. Attainment designations for the state and federal SO, standards are made on a county
basis. For the state 1-hour and 24-hour SO, standards, all three counties are designated as

Page 3.3-6 March 2009

CONBULTING



Atkinson Lane Specific Plan and PUD Draft EIR
Section 3.3: Air Quality

attainment. For the federal 24-hour and annual SO, standards, all three counties are designated as
attainment.

The major health concerns associated with exposure to high concentrations of SOy are effects on
breathing, respiratory illness, diminishment of pulmonary defenses, and aggravation of existing
cardiovascular disease. Major subgroups of the population that are most sensitive to SOy are
individuals with cardiovascular disease or chronic lung disease (such as bronchitis or
emphysema), as well as children and the elderly. Emissions of SOy also can damage the foliage
of trees and agricultural crops. Together, SO, and NOy are the major precursors to acid rain,
which is associated with the acidification of lakes and streams, and the accelerated corrosion of
buildings and public monuments. Sulfur oxides can react to form sulfates, which significantly
reduce visibility.

Other Pollutants

CARB has identified lead and vinyl chloride as 'toxic air contaminants' (TACs) 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. Additionally, because ambient concentrations of lead have decreased in the Basin,
these pollutants are not measured at the monitoring stations.

Toxic Air Contaminants (TACs) - According to Section 39655 of the California Health and
Safety Code, a toxic air contaminant is "an air pollutant which may cause or contribute to an
increase in mortality or an increase in serious illness, or which may pose a present or potential
hazard to human health”. In addition, substances that have been listed as federal hazardous air
pollutants (HAPS) pursuant to Section 7412 of Title 42 of the United States Code are TACs under
the state's air toxics program pursuant to Section 39657 (b) of the California Health and Safety
Code.

TACs can cause various cancers, depending on the particular chemicals, their type and duration
of exposure. Additionally, some of the TACs may cause other health effects over the short or
long term. TACs of particular concern for posing health risks in California are acetaldehyde,
benzene, 1-3 butadiene, carbon tetrachloride, hexavalent chromium, para-dichlorobenzene,
formaldehyde, methylene chloride, perchlorethylene, and diesel particulate matter.

Reactive Organic Gases and Volatile Organic Compounds — Volatile organic compounds (VOCs)
are organic chemical compounds with sufficiently high vapor pressure such that they will tend to
vaporize and enter ambient air under standard conditions. A wide range of carbon-based
molecules, such as aldehydes, ketones, and hydrocarbons are VOCs. Hydrocarbons are organic
gases, liquids, or solids that are formed solely of hydrogen and carbon. A subset of VOCs are
reactive in the context of ozone formation at urban (and possibly regional) scales. Reactive
Organic Gases (ROGs) are defined to be those VOCs that are regulated because they lead to
ozone formation. Both ROGs and VOCs can be emitted from the incomplete combustion of
hydrocarbons or other carbon-based fuels. The major sources of VOCs are combustion engine
exhaust, oil refineries, and oil-fueled power plants; other common sources are petroleum fuels,
solvents, dry cleaning solutions and paint (via evaporation).

Reactive VOCs may result in the formation of ozone and its related health effects. Carcinogenic
forms of VOCs are considered toxic air contaminants (“air toxics”). There are no separate
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National Ambient Air Quality Standards for reactive VOCs, although some reactive VOCs are
also toxic; an example is benzene, which is both a reactive VOC and a carcinogen.

Sensitive Receptors

Certain land uses are considered particularly sensitive to noise. Schools, hospitals, rest homes,
long-term medical and mental care facilities, parks and recreation areas are all considered
sensitive receptors. The planning area contains four existing residential homes and is bordered by
residential development to the south, north and west. Crestview Park is located adjacent to the
southern border of the project site. MacQuidy Elementary School and Hyde Elementary School
are the closest schools to the planning area located approximately one quarter mile and a half
mile, respectively.

Odors

Offensive odors rarely cause physical harm, however they can be very unpleasant, leading to
considerable stress among the public and often generating citizen complaints to local
governments and agencies. Facilities commonly known to produce odors include wastewater
treatment facilities, chemical manufacturing, painting/coating operations, feed lots/dairies,
composting facilities, landfills and transfer stations. Because offensive odors rarely cause
physical harm and no requirements for their control are included in state and federal air quality
regulations, the MBUAPCD has no rules or standards related to odor emissions, other than its
nuisance rule. There are no facilities in the vicinity of the planning area that have the potential to
result in offensive odors. Surrounding agricultural fields may result in slight odors from the
application of pesticide and fertilizer applications.

3.3.2 Regulatory Setting

Regulatory oversight for air quality in the Basin rests at the regional level with the MBUAPCD,
the CARB at the state level, and the EPA Region I1X office at the federal level.

Federal

Environmental Protection Agency

The principal air quality regulatory mechanism on the federal level is the Clean Air Act (FCAA)
and, in particular, the 1990 amendments to the FCAA and the National Ambient Air Quality
Standards (NAAQS) that it establishes. These standards identify levels of air quality for
“criteria” pollutants that are considered the maximum levels of ambient (background) air
pollutants considered safe, with an adequate margin of safety, to protect the public health and
welfare. The criteria pollutants are Oz, CO, NO, (a form of NOy), SO, (a form of SO), PMyy,
PM,s, and lead (Pb); refer to Table 3.3-2: National and California Ambient Air Quality
Standards. The EPA also has regulatory and enforcement jurisdiction over emission sources
beyond state waters (outer continental shelf) and those that are under the exclusive authority of
the federal government, such as aircraft, locomotives, and interstate trucking.
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Table 3.3-2: National and California Ambient Air Quality Standards

California
- Standards . Federal Standards >
Pollutant Averaging Time HiICI RO
Concentration * Primary ** Secondary *°
1 Hour . 1 N/A® N/A®
Ozone (Os) 0.09 ppm (180 pug/m) . .
8 Hour 0.070 ppm 0.08 ppm (157 pg/m°) 0.08 ppm (157 pg/m®)
24 Hour 50 pg/m® 150 pg/m® 150 ug/m®
Particulate Matter (PM i i
(PMy) Annua'IVIArlthmetlc 20 ug/m’ 50 ug/m’ 50 ug/m’
ean
3
Fine Particulate Matter - Z?AH(.)tuhr . No Separate State Standard 65 pg/m 65 pug/m3
(PMs.5) e e 12 pg/m® 15 pg/m® 15 pg/m3
ean
8 Hour . 1 ¥ 1 ® 1 ¥
Carbon Monoxide (CO) 9.0ppm (10 ug/mB) 9 pprm (10 ug/m 3) 9 ppm (10 pg/m 3)
1 Hour 20 ppm (23 pg/m®) 35 ppm (40 pg/m®) 35 ppm (40 pg/m®)
Annual Arithmetic
N/A : ° . ¥
Nitrogen Dioxide (NOy) Mean 0.053 ppm (100 pg/m°) 0.053 ppm (100 pg/m®)
1 Hour 0.25 ppm (470 pg/m®) N/A N/A
30 Days Average 1. N N/A N/A
Lead (Pb) Y g 5 Hg/m . .
Calendar Quarter N/A 1.5 pg/m 1.5 ng/m
Annual Arithmetic 3
Mean N/A 0.030 ppm (80 pg/m°) N/A
Sulfur Dioxide (SO,) 24 Hour 0.04 ppm (105 pg/m°) 0.14 ppm (365 pg/m°) N/A
3 Hour N/A N/A 0.5 ppm (1300 pg/m®)
1 Hour 0.25 ppm (655 pg/m®) N/A N/A
Visibility-Reducing 8 Hour (10 am to 6 pm, Extinction Coefficient =
Particles PST) 0.23 km@<70% RH
Sulfates 24 Hour 25 pg/m? No Federal Standards
Hydrogen Sulfide 1 Hour 0.03 ppm (42 pug/m?)

ppm = parts per million; ug/ m*® = micrograms per cubic meter; mg/ m? = milligrams per cubic meter; km = kilometers; RH = relative humidity;
PST = Pacific Standard Time; N/A = not applicable

Notes:

1. California standards for ozone, carbon monoxide (except Lake Tahoe), sulfur dioxide (1- and 24-hour), nitrogen dioxide, suspended
particulate matter (PMy), and visibility-reducing particles are values that are not to be exceeded. All other values are not to be equaled or
exceeded. California ambient air quality standards (CAAQS) are listed in the Table of Standards in Section 70200 of Title 17 of the California
Code of Regulations. In 1990, the CARB identified vinyl chloride as a Toxic Air Contaminant and determined that there was not sufficient
available scientific evidence to support the identification of a threshold exposure level. This action allows the implementation of health-
protective control measures at levels below the 0.010-ppm ambient concentration specified in the 1978 standard.

2. Federal standards (other than for ozone, for particulate matter, and those based on annual averages or annual arithmetic mean) are not to be
exceeded more than once a year. EPA also may designate an area as attainment/unclassifiable if (1) monitored air quality data show that the area
has not violated the ozone standard over a three-year period; or (2) there is not enough information to determine the air quality in the area. For
PMy,, the 24-hour standard is attained when 99 percent of the daily concentrations, averaged over the three years, are equal to or less than the
standard. 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.

3. Concentration is expressed first in units in which it was promulgated. Equivalent units given in parentheses are based upon a reference
temperature of 25 degrees centigrade (°C) and a reference pressure of 760 millimeters (mm) of mercury. Most measurements of air quality are
to be corrected to a reference temperature of 25°C and a reference pressure of 760 mm of mercury (1,013.2 millibar); parts per million (ppm) in
this table refers to ppm by volume (micromoles of pollutant per mole of gas).

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

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

6. The Federal 1-hour ozone standard was revoked as of June 2005.

Source: California Air Resources Board
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State

California Air Resources Board

The CARB, a department of the California Environmental Protection Agency (CalEPA), oversees
air quality planning and control throughout California. Its responsibility lies with ensuring
implementation of the 1989 amendments to the California Clean Air Act (CCAA), responding to
the FCAA requirements and regulating emissions from motor vehicles sold in California. It also
sets fuel specifications to further reduce vehicular emissions.

The amendments to the CCAA establish California Ambient Air Quality Standards (CAAQS) and
a legal mandate to achieve these standards by the earliest practicable date. These standards apply
to the same criteria pollutants as the FCAA and also include sulfate, visibility, hydrogen sulfide,
and vinyl chloride; refer to Table 3.3-2: National and California Ambient Air Quality
Standards.

Local

Monterey Bay Unified Air Pollution Control District

The proposed project is located within the Basin, which is under the jurisdiction of the
MBAUPCD. The MBAUPCD is responsible for regulating stationary, indirect and area sources
of pollution within the Basin. The MBUAPCD's jurisdiction includes Monterey, Santa Cruz and
San Benito Counties. The MBUAPCD is one out of 35 air quality management districts that have
prepared Air Quality Management Plans (AQMPs) to accomplish the five percent annual
reduction goal required by the CCAA. As previously noted, the Basin is not in attainment of the
CAAQS for PMy, and Os. The Basin is in attainment of all NAAQS; in March 2007, the
MBUAPCD adopted a Federal Maintenance Plan for the Monterey Bay Region for the federal 8-
hour ozone standard.

Attainment of the PM;, CAAQS is addressed in the District's Senate Bill 656 Implementation
Plan. This plan describes the greater vulnerability of coastal locations within the Basin to PMyq
standards violations, due largely to the contribution from sea salt. It focuses primarily on
controlling particulate sources related to fugitive dust and smoke related to combustion, but also
addresses NOy- and ROG-related particulate formation. Consistent with the requirements of SB
656, and with the difficulty in estimating future ambient concentrations of particulate matter
substantially influenced by fugitive dust sources (even disregarding unusual burn events), this
plan concentrates on identification of and implementation scheduling for available PM emission
control measures. Implementation of these measures is currently underway.

CARB has established a state, health-based, air quality standard for ozone. Under the CCAA,
areas not in compliance with this standard must prepare an ozone reduction plan. The 1991
AQMP for the Monterey Bay Area was the first plan prepared in response to the CCCA of 1998
that established specific planning requirements to meet the ozone standard. The CCAA requires
that the AQMP be updated every three years. The 2004 AQMP is the fifth update to the 1991
AQMP.

The 2008 AQMP relies on a multi-level partnership of governmental agencies at the federal, state,
regional and local level. These agencies (EPA, CARB, local governments, Association of
Monterey Bay Area Governments [AMBAG]) and the MBUAPCD are the primary agencies that
implement the AQMP programs.
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The main objective of the AQMP is to reduce emissions of certain air pollutants that lead to the
formation of ozone, or “smog,” in the lower atmosphere. The 2008 AQMP shifts emphasis from
achieving the State's 1-hour ozone standard, to achieving the more stringent 8-hour requirement.
Other air quality issues are included in this plan for informational purposes. The AQMP
represents a comprehensive strategy to reduce ozone emissions from area and mobile sources.
The AQMP includes specific measures that encourage cities and counties to develop and
implement local plans, policies and programs to reduce auto use and improve air quality.

The MBUAPCD's primary means of implementing air quality plans and policies is through
adoption and enforcement of rules and regulations. Some of the key rules that may be applicable
to the proposed project are discussed below:

e Rule 439 (Building Removals) establishes work practice standards to limit lead
exposure during building removals.
o Rule 424 (National Emissions Standards for Hazardous Air Pollutants (NESHAPS).

The MBAUPCD has developed CEQA Air Quality Guidelines that are intended to facilitate the
review and evaluation of air quality impacts for projects subject to CEQA. The advisory
document provides lead agencies, consultants and project proponents with standardized
procedures for assessing potential air quality impacts associated with a proposed project and
prepare the environmental air quality section of environmental review documents.

State Air Toxics Program

In addition to the criteria pollutants discussed above TACs are another group of pollutants of
concern. There are hundreds of different types of TACs, with varying degrees of toxicity.
Sources of TACs include industrial processes such as petroleum refining and chrome plating
operations, commercial operations such as gasoline stations and dry cleaners, and motor vehicle
engine exhaust. Public exposure to TACs can result from emissions from normal operations, as
well as accidental releases of hazardous materials during upset spill conditions. Health effects of
TACs include cancer, birth defects, neurological damage, and death.

California regulates TACs through its air toxics program, mandated in Chapter 3.5 (Toxic Air
Contaminants) of the Health and Safety Code (H&SC Section 39660 et. seq.) and Part 6 (Air
Toxics “Hot Spots” Information and Assessment) (H&SC Section 44300 et. seq.). The CARB,
working in conjunction with the state Office of Environmental Health Hazard Assessment
(OEHHA), identifies TACs. Air toxic control measures may then be adopted to reduce ambient
concentrations of the identified TAC to below a specific threshold, based on its effects on health,
or to the lowest concentration achievable through use of best available control technology for
toxics (T-BACT). The program is administered by the CARB. Air quality control agencies,
including the MBUAPCD, must incorporate air toxic control measures into their regulatory
programs or adopt equally stringent control measures as rules within six months of adoption by
CARB.

The Air Toxics “Hot Spots” Information and Assessment Act, codified in the Health and Safety
Code, requires operators of specified facilities in the MBUAPCD to submit to the MBUAPCD
comprehensive emissions inventory plans and reports by specified dates (H&SC Section 39660
et. seq. and Section 44300 et. seq.). The MBUAPCD reviews the reports and then places the
facilities into high-, intermediate-, and low-priority categories, based on the potency, toxicity,
guantity, and volume of hazardous emissions and on the proximity of potential sensitive receptors
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to the facility. Facilities designated as high priority (Category A) must prepare a health risk
assessment (HRA). If the HRA finds a significant risk, the surrounding population must be
notified. The emissions inventory data are to be updated every two years.

The CARB in 1998 identified diesel engine particulate matter as a TAC. Mobile sources
(including trucks, buses, automobiles, trains, ships and farm equipment) are by far the largest
source of diesel emissions. Studies show that diesel particulate matter concentrations are much
higher near heavily traveled highways and intersections. The exhaust from diesel engines
includes hundreds of different gaseous and particulate components, many of which are toxic.
Many of these toxic compounds adhere to the particles, and because diesel particles are very
small, they are able to penetrate deeply into the lungs. Diesel engine particulate matter is a
human carcinogen. The cancer risk from exposure to diesel exhaust may be much higher than the
risk associated with any other toxic air pollutant routinely measured in the region.

Before California listed particulate matter from diesel engine exhaust as a TAC, it had already
adopted various regulations that would reduce diesel emissions. These regulations include new
standards for diesel engine fuel; exhaust emission standards for new diesel trucks, buses, autos,
and utility equipment; and inspection and maintenance requirements for health duty vehicles.
Since listing diesel exhaust as a TAC, the CARB has been evaluating what additional regulatory
action is needed to reduce public exposure. The CARB does not anticipate banning diesel fuel or
engines; however, it may consider additional requirements for diesel fuel and engines, as well as
other measures to reduce public exposure.

Attainment Status

The Basin is considered in attainment or unclassified for most of the criteria pollutants for state
and federal considerations except for O; and PMy,. Under federal regulations the Basin is
designated an unclassified/attainment area for PM, s standards (See Table 3.3-3: North Central
Coast Air Basin Attainment Status).
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Table 3.3-3: North Central Coast Air Basin Attainment Status !

Pollutant State Federal
. Monterey — Attainment
(Ccaéb)on Monoxide San Benito — Unclassified Attainment
Santa Cruz — Unclassified
Ozone Non-attainment Attainment
(D)
Nitrogen Oxides . .
Attainment Attainment
(NOy)
Sulfur Dioxide . .
Attainment Attainment
(SO
Particulate Matter (PMyy) Non-Attainment Attainment
Particulate Matter (PM,) Attainment Unclassified/Attainment
Lead Attainment Unclassified/Attainment
Notes:

N/A — Not Applicable

1 _ In order for an area to meet a particular standard, all time tests of the applicable standard must be met.
Separate designations are not made for each time component of the standard. For instance, an area might meet the
annual criteria of the state PM;, standard but not the 24-hour requirement. In that case, the area fails to meet the
standard and would be designated nonattainment for the state PM;, standard. Thus, a single designation is made
for each state and federal standard based on whether or not the area meets all the aspects of the standard.
Designations for state standards are made by ARB while designations for federal standards are made by EPA.
Source: MBUAPCD 2008

County of Santa Cruz General Plan

The County of Santa Cruz General Plan and Local Coastal Program (Santa Cruz County General
Plan) was adopted by the Board of Supervisors in May of 1994 and certified by the California
Coastal Commission in December of 1994. The following policies are applicable to air quality.

Objective 3.1, Vehicle Miles. To limit the increase in Vehicle Miles Traveled (VMT) to achieve
as a minimum, compliance with the current Air Quality Management Plan.

Policy 3.1.1, Land use Patterns (Jobs/Housing Balance). Encourage concentrated commercial
centers, mixed residential and commercial uses, and overall land use patterns which reduce urban
sprawl and encourage the reduction of vehicle miles traveled per person.

Policy 3.1.3, Neighborhood Facilities. Support the development of neighborhood facilities such
as parks, schools, and neighborhood commercial services.

Policy 5.17.2, Design Structures for Solar Gain (LCP). Require the incorporation of
environmentally sound active and passive heating and cooling and/or natural day lighting design
principles in the location and construction of all new buildings and in the renovation and
remodeling of existing buildings.

Policy 5.17.3, Solar Access (LCP). Encourage maximum solar access orientation in siting new
development, and require protection of solar access in existing development.

Policy 5.17.7, Street Lighting. Require installation of energy-efficient street lighting.

Objective 5.18, Air Resources. To improve the air quality of Santa Cruz County by meeting or
exceeding state and federal ambient air quality standards, protect County residents from the
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health hazards of air pollution, protect agriculture from air pollution induced crop losses and
prevent degradation of the scenic character of the area.

Policy 5.18.1, New Development. Ensure new development projects are consistent at a
minimum with the Monterey Bay Unified Air Pollution Control District Air Quality Management
Plan and review such projects for potential impact on air quality.

Policy 5.18.6, Plan for Transit Use. Encourage commercial development and higher density
residential development to be located in designated centers or other areas that can be easily
served by transit.

Policy 5.18.7, Alternatives to the Automobile. Emphasize transit, bicycles and pedestrian
modes of transportation rather than automobiles.

Policy 5.18.8, Encouraging Landscaping. Maintain vegetated and forested areas, and
encourage cultivation of street trees and yard trees for their contributions to improved air quality.

City of Watsonville General Plan

The following policies in the 2005 City of Watsonville General Plan are applicable to air quality
within the planning area.

Goal 9.4, Air Quality. Maintain or improve the present air quality level in the Pajaro Valley.

Goal 9.12, Energy. Promote the conservation of energy and the use of alternative energy
resources in transportation and residential, commercial, and industrial development.

Policy 9.C, Air Quality. The City shall cooperate with the Monterey Bay Unified Air Pollution
Control District (MBUPACD) to maintain and improve regional air quality.

Implementation Measure 9.C.1, Referral to MBUAPCD. The City shall refer
projects with identifiable air quality impacts to the MBUAPCD for
recommendation on appropriate air quality mitigations.

Implementation Measure 9.C.2, Alternate Travel Modes. In order to reduce
automobile related pollution, the city shall plan for and encourage the use of
transit, ridesharing, bicycles, and walking as alternatives to automobile travel,
and the use low-emission and electric vehicles.

Implementation Measure 9.C.3, Housing Jobs Linkage. The City shall
encourage new residential development to include housing suitable to employees
of workplaces in the city and its immediate environs in order to minimize
commuting and the motor vehicle emissions thus generated. The City shall strive
to locate housing and job land uses to enhance the use of carpooling and transit.

Implementation Measure 9.C.4, Design Review. The City shall require new
development to include consideration for transit, Transportation Demand
Management (TDM), and alternative travel modes in project designs including
but not limited to transit stops, car and van pool preferred parking, and bicycle
access and storage facilities.
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3.3.3 Relevant Project Characteristics

The proposed Specific Plan and PUD include approximately 34.7 net-acres designated for
residential uses, including 10.5 net-acres for “Residential-High Density;” and 14.2 net-acres for
“Residential-Medium Density;” 10.0 net-acres for “Residential Low Density;” and 3.5 acres of
parks/recreational uses. The proposed project would also include 3.1 acres of a designated
riparian area with a 1.6 acre riparian buffer adjacent to Corralitos Creek, which would be
designated “Environmental Management;” preservation of a 3.9 acre existing wetland and
incorporation of a 2.7 acre wetland buffer, which would be designated “Urban Open Space;” a 2.2
acre PG&E substation, which would remain as a public facility; and 14.1 acres for a 200-foot
agricultural buffer, which would be located on the eastern boundary of Phase 2 (City site)
adjacent to the existing agricultural fields. The proposed project also includes an interim
agricultural buffer within Phase 1 (County site) that would be terminated once the Phase 2 (City
site) is rezoned.

3.3.4 Impacts and Mitigation Measures
Criteria for Determining Significance
In accordance with CEQA, State CEQA Guidelines, and agency and professional standards, a
project impact would be considered significant if the project would:
e Conflict with or obstruct implementation of the applicable air quality plan;

¢ Violate any air quality standard or contribute substantially to an existing or projected
air quality violation;

e Result in a cumulatively considerable net increase of any criteria pollutant for which
the project region is in non-attainment under an applicable federal or state ambient air
quality standard (including releasing emissions that exceed quantitative thresholds for
0zZOne precursors);

e Expose sensitive receptors to substantial pollutant concentrations; and/or

o Create objectionable odors affecting a substantial number of people.

MBUAPCD Significance Threshold Criteria

Operational Air Emission Thresholds

MBUAPCD'’s thresholds of significance for operational impacts, specific to the Basin, are shown
in Table 3.3-4: Operational Air Emissions Thresholds.
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Table 3.3-4 Operational Air Emissions Thresholds

Criteria Pollutant Daily Thresholds (lbs)
Volatile Organic Compounds (VOC) 137

Oxides of Nitrogen (NOy) 137
Particulate Matter (PM) 82

Carbon Monoxide (CO) 550

SOy as SO, 150

Source: MBUAPCD 2008

The MBUAPCD also uses many EPA and state requirements as the basis for determining the
significance of air quality impacts under CEQA, including:

Ambient Air Quality Standards. Exceedance of any national AAQS is considered a
significant impact to air quality.

New Source Review Offset Requirements. The MBUAPCD uses federal offset
thresholds for PM;, and CO as criteria for significance (82 and 550 Ib/day, respectively).

Conformity. Federal regulations requiring that certain general and transportation projects
conform with the State Implementation Plan (SIP) are used to help determine the
cumulative significance of air quality impacts.

Air Quality Management Plans. Project emissions that are not accounted for in the
AQMP's emissions inventory are considered a significant cumulative impact to regional
air quality.

New Source Review Offset Requirements. Under State regulations, new or modified
stationary sources that would emit 137 pounds per day or more of VOC or NOx are
required to offset their emissions.

Construction Emissions Thresholds
Construction impact thresholds are as follows:

Construction activities such as excavation, grading, and onsite vehicle/equipment use
that generate 82 pounds or more of PMy, would have a significant impact on local air
quality when they are located nearby and upwind of sensitive receptors. A construction
site with minimal earthmoving activity would have potentially significant PM,, impacts
when active construction covers 8.1 acres or more per day. A construction site with
earthmoving activity would have potentially significant PMy, impacts when active
construction covers 2.2 acres or more per day.

Construction activities involving typical construction equipment (defined by the
MBUAPCD CEQA Guidelines as scrapers, tractors, dozers, graders, loaders, and
rollers) that temporarily emit precursors of ozone (i.e., reactive organic gases or oxides
of nitrogen) 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.

Page 3.3-16 March 2009

CONBULTING



Atkinson Lane Specific Plan and PUD Draft EIR
Section 3.3: Air Quality

e Construction projects that may cause or substantially contribute to the violation of other
State or National AAQS or that could emit toxic air contaminants that would present a
substantial health risk to sensitive receptors could result in temporary significant
impacts.

Localized Carbon Monoxide Emissions

According to the MBUAPCD CEQA Guidelines, the following would represent a potentially
significant impact to roadway intersections or segments:

e Intersections or road segments that operate at LOS D or better that would operate at
LOS E or F with the project’s traffic;

e Intersections or road segments that operate at LOS E or F where the volume-to-
capacity (V/C) ratio would increase 0.05 or more with the project’s traffic;

e Intersections or road segments that operate at LOS E or F where delay would increase
by 10 seconds or more with the project’s traffic;

e Un-signalized intersections which operate at LOS E or F where the reserve capacity
would decrease by 50 or more with the project’s traffic (this criterion is based on the
turning movement with the worst reserve capacity); or

e The project would generate substantial heavy-duty truck traffic, substantial traffic along
urban street canyons, or substantial traffic near a major stationary source of CO.

Odors

According to the MBUAPCD, if the proposed project has the potential to frequently expose
members of the public to objectionable odors, it would represent a potentially significant impact.

Methodology

Air quality modeling was conducted to evaluate both short-term construction impacts and long-
term operational impacts (e.g. area source, mobile source, and stationary source emissions) using
URBEMIS2007 (Version 9.2.4), an air quality-modeling program, which is released by the
CARB. URBEMIS2007 uses EMFAC2007 and OFFROAD2007 to calculate short-term
construction and long-term operational emissions associated with the proposed project. CO
dispersion modeling, using the BREEZE ROADs dispersion modeling was performed to estimate
worst-case ambient concentrations of CO that sensitive receptors may be exposed to during long-
term operation of the proposed project.

Short-Term Construction Emissions

For short-term construction emissions, the URBEMIS2007 air quality model was used to evaluate
fugitive dust emissions from earth-handling activities and evaporative emissions from
architectural coatings and asphalt pavement, during construction activities, including grading,
building construction, architectural coating, and paving. The air quality modeling used the
default standards for construction equipment and grading estimates contained within
URBEMIS2007. However, the analysis assumed a construction start date of 2009 for Phase 1
and a construction start date of 2010 for Phase 2 of the proposed project.
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Long-Term Operational Emissions (Mobile Source and Area Source Emissions)

The URBEMIS2007 air quality model was used to evaluate mobile source and area source
emissions associated with the proposed project. The key input parameters into the
URBEMIS2007 model consisted of land use designations (e.g., number of residential units), trip
rates (i.e., number of vehicle trips per day per land use unit), assumptions regarding the vehicle
fleet (e.g., analysis year, vehicle type and technology class), trip lengths (i.e., miles traveled per
trip), and pollutant emission factors (i.e., mass of pollutant emitted per mile traveled). The latest
project-specific trip rates and lengths were incorporated into the URBEMIS2007 air quality
modeling based on data provided from the traffic impact analysis that was prepared for the
proposed project. Default values in URBEMIS2007, which are consistent with the MBUAPCD
CEQA Guidelines were retained for parameters where project-specific values were unavailable.
The default values in URBEMIS2007 were used for all activity and emission factor input
parameters to evaluate area source emissions.

The proposed project is consistent with the Air Quality Management Plan for the Monterey Bay
Region as confirmed by the Association of Monterey Bay Area Governments in a letter dated
October 22, 2008 (see Appendix B in Volume Il of the Draft EIR). As the proposed project is a
residential development, it would not create objectionable odors affecting a substantial number of
people.

3.34  Impacts and Mitigation Measures

Impact 3.3-1:  The proposed project would result in short-term air quality impacts associated with
construction activities, including grading, operation of construction equipment, and
demolition of existing structures within the planning area. This is considered a
potentially significant impact.

Emissions produced during grading and construction activities are “short-term” because they
occur only during construction. Construction emissions would include the generation of fugitive
dust, onsite generation of construction equipment exhaust emissions, and the off-site generation
of mobile source emissions related to construction traffic. The proposed project would require
grading of the entire planning area over a period of two phases. Construction activities are a
source of fugitive dust (PMyo) emissions that may have a substantial, temporary impact on local
air quality. In addition, fugitive dust may be a nuisance to those living and working in the project
vicinity. Fugitive dust emissions are associated with land clearing, ground excavation, cut-and-
fill operations, demolition, and truck travel on unpaved roadways. Dust emissions also vary
substantially from day to day, depending on the level of activity, the specific operations, and
weather conditions.

Fugitive dust from grading and construction is expected to be short-term and would cease
following completion of the initial development. Additionally, most of this material is inert
silicates and is less harmful to health than the complex organic particulates released from
combustion sources. Dust (larger than ten microns) generated by such activities usually becomes
more of a local nuisance than a serious health problem. Of particular health concern is the
amount of PMy, generated as a part of fugitive dust emissions.

Particulate Matter

The MBUAPCD CEQA Guidelines state that construction activities (e.g., excavation, grading, on-
site vehicles), which emit 82 pounds per day or more of PM;, would have a significant impact on
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local air quality when they are located nearby and upwind of sensitive receptors. Based on this
emission threshold, construction activity occurring on more than 2.2 acres per day may result in
significant PMyo emissions. The Basin is currently in non-attainment of the state PM,, standard.
The Basin designation of non-attainment is based on exceedances measured at the Davenport,
Moss Landing, Salinas, and King City monitoring stations. Emissions associated with
construction of the proposed project were estimated using the URBEMIS2007 model (Version
9.2.4). Un-mitigated construction emissions from the grading and building-construction phases
are summarized in Table 3.3-5: Summary of Construction Emissions and air quality modeling
is provided in Appendix B, Air Quality Modeling. As shown in Table 3.3-5: Construction
Emissions, un-mitigated construction emissions associated with the proposed project are
predicted to exceed the 82 Ib/day threshold of significance for PMyg, during the mass grading
phase of construction activities associated with the proposed project.

Table 3.3-5: Summary of Construction Emissions

Pollutant (pounds/day)
Emissions
Source
PM]_O
ROG NOy (6{0) SO, CO,
Exhaust Dust Total
Phase 1
2009 6.98 47.20 28.66 0.00 3.00 31.82 34.82 28.66
2010 101.73 44.64 34.18 0.01 2.84 31.82 34.66 34.18
Phase 2
2010 4.25 33.83 19.43 0.00 1.80 196.61 198.41 19.43
2011 5.16 31.75 18.63 0.01 1.69 196.61 198.3 18.63
2012 270.89 39.55 64.10 0.04 2.62 0.21 2.83 64.10

Source: URBEMIS2007 (Version 9.2.4) and RBF Consulting

Implementation of the following mitigation measure would reduce this impact to a less than
significant level for all phases of the proposed project.

Mitigation Measures

MM 3.3-1a Project applicants limit areas of active disturbance to no more than 2.2 acres per
day for initial site preparation activities that involve extensive earth moving
activities (grubbing, excavation, rough grading), or 8.1 acres per day for
activities that involve minimal earth moving (e.g. finish grading) during all
phases of construction activities within the planning area in accordance with the
Monterey Bay Unified Air Pollution Control District CEQA Guidelines. If the
proposed project requires that grading and excavation exceed those acreages,
project applicants shall implement the following fugitive dust measures during
grading and excavation and incorporate these measures on all grading plans for
future development within the planning area subject to review and approval by
the County of Santa Cruz Planning Department or the City of Watsonville
Community Development Department:

e  Water all active construction areas at least twice daily;
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o  Cover all trucks hauling soil, sand, and other loose materials or require
all trucks to maintain at least two feet of freeboard;

o  Pave, apply water three times daily, or apply (non-toxic) soil stabilizers
on all unpaved access roads, parking areas and staging areas at
construction sites;

e  Sweep daily (with water sweepers) all paved access roads, parking
areas and staging areas at construction sites;

e  Sweep streets daily (with water sweepers) if visible soil material is
carried onto adjacent public streets;

e Hydroseed or apply (non-toxic) soil stabilizers to inactive construction
areas (previously graded areas inactive for ten days or more);

e Enclose, cover, water twice daily or apply (non-toxic) soil binders to
exposed stockpiles (dirt, sand, etc.);

e  Limit traffic speeds on unpaved roads to 15 mph;

e Install appropriate best management practices or other erosion control
measures to prevent silt runoff to public roadways;

e Replant vegetation in disturbed areas as quickly as possible;

e Install wheel washers for all exiting trucks, or wash off the tires or
tracks of all trucks and equipment leaving the site;

e Limit the area subject to excavation, grading and other construction
activity at any one time;

e  Post a publicly visible sign which specifies the telephone number and
person to contact regarding dust complaints (the person shall respond
to complaints and take corrective action within 48 hours); and

e  Ensure that the phone number of MBUAPCD is visible to the public
for compliance with Rule 402 (Nuisance).

Implementation of the above mitigation measure would reduce fugitive dust emissions associated
with individual construction activities/components by approximately four to 90 percent, with
overall fugitive dust reductions of up to approximately 50 percent, or more, depending on the
activities conducted, which would ensure that future development within the planning area does
not exceed the MBUAPCD thresholds for short-term construction emissions.

Short-term Construction Emissions During Demolition Activities

Impact 3.3-2:  The proposed project may result in the demolition of four residential homes and
associated structures within the planning area, which may contain asbestos and/or
lead. This would be considered a potentially significant impact.

There are approximately seven structures located on the planning area including four residential
homes and three outbuildings that would be demolished with implementation of the proposed
project. It is not known whether or not any of the buildings contain asbestos or lead paint, but if
the structures were constructed prior to 1980 they may contain friable asbestos, which has been
identified as a hazardous airborne contaminant. Regulations are already in place, which require
demolition activities to minimize asbestos released into the air. All demolition activities would
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be required to be undertaken according to OSHA standards to protect workers from asbestos and
lead based paint. Demolition of buildings containing asbestos would be required to comply with
the MBUAPCD’s Rule 306 that requires reporting and investigation of certain buildings with
asbestos as established under federal law. The National Emissions Standards for Hazardous Air
Pollutants (NESHAPS) as set forth in the Code of Federal Regulations—40CFR61, which is
designed to prevent “visible emissions” of asbestos when buildings are renovated or demolished.
Under federal law, a building must be inspected for asbestos prior to demolition or renovation,
and federal and state agencies must be notified prior to demolition. According to the CARB,
removal and disposal of asbestos procedures and controls must be specified in the notification
form. The asbestos NESHAP specifies work practices to be followed during demolition of all
structures that contain, or may contain asbestos. These work practices have been designed to
effectively reduce airborne asbestos to safe levels.

The proposed project is subject to the asbestos NESHAP, and thus would be required to comply
with these specified work practices. The proposed project must also comply with MBUAPCD
Rule 304 (Asbestos NESHAP Fees), which determines fees for asbestos removal. Additionally,
the proposed project shall comply with the NESHAP as established by the EPA. NESHAP
specifies work practice requirements to limit asbestos emissions from building demolition and
renovation activities, including the removal and associated disturbance of asbestos containing
materials. The requirements for demolition and renovation activities include asbestos surveying,
notification, asbestos containing materials removal procedures and time schedules, asbestos
containing materials handling and clean-up procedures, and storage, disposal, and landfilling
requirements for asbestos-containing waste materials. All operators are required to maintain
records, including waste shipment records, and are required to use appropriate warning labels,
signs, and markings. In addition, mitigation measures MM 3.7-3a and MM 3.7-3b in Section
3.7, Hazards and Hazardous Materials would require that each structure is inspected by a
qualified environmental specialist for the presence of asbestos containing materials (ACMs) and
lead based paints (LBPs). If ACMs and LBPs are found during the investigations, a remediation
program shall be developed to ensure that these materials are removed and disposed of by a
licensed contractor in accordance with all federal, state and local laws and regulations, subject to
approval by the MBUAPCD, City of Watsonville, and the Santa Cruz County Environmental
Health Department, as applicable. Any hazardous materials that are removed from the structures
will be disposed of at an approved landfill facility in accordance with federal, state and local laws
and regulations. With implementation of this mitigation measure, the proposed project would not
result in the emission of asbestos or lead based paint.

Long-Term Operational Emissions

Impact 3.3-3:  The proposed project would result in long-term stationary and vehicular emissions,
which would exceed the MBUAPCD thresholds. This is considered a potentially
significant impact.

The proposed project would result in long-term stationary and vehicular emissions with
implementation of the proposed project.

Stationary Source Emissions

Stationary source emissions would be generated due to an increased demand for electrical energy
for proposed residential uses, which is generated from power plants utilizing fossil fuels. Electric
power generating plants are distributed throughout the Basin, and their emissions contribute to the
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total regional pollutant burden. The primary use of natural gas within the planning area would be
for combustion to produce space heating, water heating and other miscellaneous heating or air
conditioning, typical of a residential subdivision.

Mobile and Area Source Emissions

Area Source Emissions

Area source emissions are generally a function of land use (e.g., number of single-family
residential units), activity (e.g., fuel use per residential unit), and emission factor (e.g., mass of
pollutant emitted per fuel usage). These include the following:

e Natural gas fuel combustion. This source includes natural gas combustion for water
and space heating, in residential and non-residential buildings.

e Hearth fuel combustion. This source includes wood stoves, wood fireplaces, and
natural gas-fired stoves.

e Landscape fuel combustion. This source includes exhaust and evaporative emissions
from landscaping equipment including lawnmowers, rototillers, shredders/grinders,
trimmers, chain saws, and hedge trimmers, used in residential and commercial
applications.

e Consumer products. This source category comprises a wide range of products
including air fresheners, automotive products, household cleaners, and personal care
products.

e Architectural coatings. This source includes reactive organic gases (ROG; similar to
VOCs) emissions resulting from the evaporation of solvents contained in paints,
varnishes, primers, and other surface coatings, from residential and nonresidential
structures.

Mobile Source Emissions

Mobile source emissions may include, but would not be limited to the following: running exhaust
emissions of ROG, carbon monoxide (CO), carbon dioxide (CO,), oxides of nitrogen (NOx), and
respirable particulate matter (PMy); tire wear emissions of PMyg; and brake wear emissions of
PMiq.

The amount of mobile source emissions associated with the proposed project is based on land use
designations (e.g., number of single-family residential units; square footage of various
educational, recreational, retail, commercial, and industrial uses), trip rates (i.e., number of
vehicle trips per day per land use unit), assumptions regarding the vehicle fleet (e.g., analysis
year, vehicle type and technology class), trip lengths (i.e., miles traveled per trip), and pollutant
emission factors (i.e., mass of pollutant emitted per mile traveled). According to the traffic
impact analysis prepared for the proposed project, the proposed project would result in a net total
of 3,814 trips per day. The traffic impact analysis was a conservative analysis, which analyzed
construction of a maximum of 498 residential units at the project site, which is approximately 48
units more than the proposed project. As the air quality modeling is based on the traffic impact
analysis, the analysis is considered conservative.
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The internal circulation network of the proposed project would include public streets with a 52-
foot right-of-way that would include vehicle travel lanes designated as Class 3 bicycle lanes,
sidewalks. In addition, the proposed project includes pedestrian pathways within the riparian and
wetland buffers. Pedestrian connections would be provided between the existing and proposed
residential land uses, and active and passive recreation areas. The planning area does not fall
within a planned public transit route, but safe and adequate pedestrian passage would connect the
proposed project to existing public transit routes along Freedom Boulevard in order to encourage
alternative transportation within the planning area.

The operational emissions, which include both area and mobile emissions resulting from the
proposed project, were analyzed using the CARB-approved URBEMIS2007 model (see
Appendix B for more detail). Long-term operational emissions are presented in Table 3.3-6:
Long-term Operational Emissions-Un-mitigated.

Table 3.3-6: Long-term Operational Emissions — Un-Mitigated

Un-Mitigated Emission Pollutants (pounds/day)
Source
Reactive | Nitroge | Carbon Particulate Sulfur
Organic n Oxides | Monoxide Matter (<10 Dioxide
Gases (NOy) (CO) microns (SOy)
(ROG) [PMy0])
Phase 1
Area Source Emissions 30.52 3.44 105.92 16.83 0.32
Mobile Source Emissions 11.46 17.17 127.18 12.79 0.07
Emissions Subtotal 41.98 20.61 233.1 29.62 0.39
Phase 2
Area Source Emissions 70.01 8.24 242.15 38.47 0.74
Mobile Source Emissions 31.59 47.44 351.36 6.21 0.03
Emissions Subtotal 101.60 55.68 593.51 44.68 77
Total 143.58 76.29 826.61 74.3 1.16
MBUAPCD Threshold 137 137 550? 82 150
Are Thresholds Exceeded? Yes No No No No
Notes:
Area source emissions include natural gas fuel combustion, landscape fuel combustion, consumer products,
architectural coatings, and hearth fuel combustion (i.e., wood stoves, wood fireplaces, natural gas fireplace/stoves).
Applies to Area Source (Direct) emissions of Carbon Monoxide only.

Source: URBEMIS2007 and RBF Consulting 2008

The proposed project would result in long-term regional emissions of approximately 41.98
Ibs/day of ROG, 20.61 Ibs/day of NOy, 233.1 Ibs/day of CO, 29.62 Ibs/day of PMy,, and 0.39
Ibs/day of SO, during Phase 1 of the proposed project. Phase 2 of the proposed project would
result in long-term regional emissions of 101.60 Ibs/day, 55.68 Ibs/day of NO,, 593.51 Ibs/day of
CO, 44.68 lbs/day of PMyy, and .77 Ibs/day of SO,. Long-term operational emissions with
buildout of the proposed project would result in approximately 143.58 Ibs/day of ROG, 76.29
Ibs/day of NOy, 826.61 Ibs/day of CO; .77 Ibs/day of SO, and 74.3 Ibs/day of PMy,. As shown in
Table 3.3-6: Long-term Operational Emissions - Un-Mitigated, the proposed project would
exceed the MBUAPCD significance thresholds for ROG. This is considered a potentially
significant impact. The proposed Specific Plan and PUD includes a pedestrian network and
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Class 3 bicycle trails that link to outside uses in order to facilitate use of alternative
transportation. In addition, implementation of the following mitigation measure would reduce
emissions associated with the proposed project to a less than significant level by prohibiting the
use of wood-burning fireplaces and wood stoves within each residential unit within the planning
area.

Mitigation Measure

MM 3.3-3 Fireplaces proposed for future residential development within the planning area
shall be gas-fired and meet U.S. Environmental Protection Agency (EPA)
certification requirements. The use of wood-burning fireplaces shall be
prohibited. This measure shall be demonstrated on all proposed tentative maps
and improvement plans prior to approval of building permits within the planning
area. In addition, project applicants within the planning area shall consider
implementation of MBUAPCD-recommended mitigation.  The City of
Watsonville Community Development Department and the County of Santa Cruz
Planning Department shall review proposed tentative maps and improvement
plans to identify emission reduction measures that are incorporated into the plans
and staff may recommend additional measures as practical and feasible including
the following:

e Incorporate energy-efficient appliances into residential uses.

e  Orient buildings to minimize heating and cooling needs;

e  Provide shade trees to reduce cooling needs;

e Include energy-efficient lighting systems;

e Include solar water heaters or centralized water heating systems; and

e Increase insulation beyond Title 24 requirements to minimize heating
and cooling needs.

Predicated operational emissions attributable to the proposed project requiring the use of only
natural gas fired, EPA-certified fireplaces are summarized in Table 3.3-7: Long-term
Operational Emissions — Mitigated. Using only natural gas fired EPA certified fireplace inserts
would result in a reduction of long-term operational emissions to approximately 64.38 Ibs/day of
ROG, 60.53 Ibs/day of NO,, 445.51 Ibs/day of CO; 1.23 Ibs/day of SOy, and 48.23 Ibs/day of
PMyo as shown in Table 3.3-7: Long-term Operational Emissions — Mitigated, which would
be within the MBUAPCD significance thresholds for all pollutants. Incorporation of additional
measures, as recommended by the MBUAPCD, would result in further reductions in long-term
operational emissions attributable to the proposed project. As a result, increases in long-term
operational emissions would be considered less than significant.
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Table 3.3-7: Long-Term Operational Emissions — Mitigated

Mitigated Emission Source Pollutants (pounds/day)
Reactivi . Particulat
eactive Nitrogen Carbon articuate
Organic » - Matter (<10 Sulfur
Oxides Monoxide . .
Gases (NO,) (CO) microns Dioxide (SOy)
(ROG) g [PMuy])
Phase 1
Area Source Emissions 7.39 1.86 0.79 0.06 0
Mobile Source Emissions 11.46 17.17 127.18 12.79 0.07
Emissions Subtotal 18.85 19.03 127.97 12.85 0.07
Phase 2
Area Source Emissions 17.94 2.84 7.89 0.03 0
Mobile Source Emissions 27.59 38.66 309.65 35.35 0.18
Emissions Subtotal 45.53 41.50 317.54 35.38 0.18
Total 64.38 60.53 44551 48.23 1.23
MBUAPCD Threshold 137 137 5507 82 150
Are Thresholds Exceeded? No No No No No
Notes:

Area source emissions include natural gas fuel combustion, landscape fuel combustion, consumer products, architectural
coatings, and hearth fuel combustion (i.e., wood stoves, wood fireplaces, natural gas fireplace/stoves).
Applies to Area Source (Direct) emissions of Carbon Monoxide only.

Source: URBEMIS2007 and RBF Consulting 2008.

Local Mobile-Source Carbon Monoxide (CO) Concentrations

Impact 3.3-4:  Carbon monoxide concentrations are low in the project vicinity and the proposed
project would result in carbon monoxide concentrations that would be well below
the state and federal standards. Therefore, the proposed project would have a less
than significant impact on localized carbon monoxide concentrations.

Local air quality is a major concern along roadways. Carbon monoxide (CO) is a primary
pollutant, and unlike ozone, is directly emitted from a variety of sources. For this reason, CO
concentrations are usually indicative of the local air quality generated by a roadway network and
are used as an indicator of its impacts upon the local air quality. Areas of vehicle congestion
have the potential to create “pockets” of CO called “hot spots.” These pockets have the potential
to exceed the state 1-hour standard of 20 parts per million (ppm) and/or the 8-hour standard to 9

ppm.

To identify CO hotspots, the MBUAPCD criterion recommends performing a CO hotspot
analysis when a project increases the volume to capacity (v/c) ratio (also called the intersection
capacity utilization [ICU]) by 0.05 (5 percent) for any intersection with an existing level of
service (LOS) D or worse. In addition, CO hotspot modeling is recommended when intersection
or road segments that operate at LOS D or better would operate at LOS E or F with the proposed
project’s traffic. Because traffic congestion is highest at intersections where vehicles queue and
are subject to reduced speeds, these hot spots are typically produced at intersection locations.
Typically, the LOS at an intersection producing a hot spot is at D or worse during the peak hour.
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Table 3.3-8: Carbon Monoxide Concentrations, includes the intersections within the study that
required CO hotspot modeling.

A receptor height of 1.8 meters was used in accordance with the EPA’s recommendations. The
calculations assume a meteorological condition of almost no wind (0.5 meters/second), a flat
topological condition between the source and the receptor, and a mixing height of 1,000 meters.
A standard deviation of five degrees was used for the deviation of wind direction. The suburban
land classification was used for the aerodynamic roughness coefficient. This follows the
BREEZE ROADS user’s manual definition of suburban as, “regular coverage with large