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1.0 INTRODUCTION 
 
1.1 AUTHORIZATION AND PURPOSE 

This document is an Environmental Impact Report (EIR) for the proposed Miravale III Specific Plan, 
prepared in accordance with the California Environmental Quality Act (CEQA) of 1970 and CEQA 
Guidelines, as amended.  This EIR has been prepared by Denise Duffy and Associates, Inc. (DD&A) for 
the City of Soledad as the "Lead Agency," in consultation with the appropriate local, regional and state 
agencies.   
 
The purpose of the EIR is to inform the public and decision makers of the significant environmental 
effects of the project, identify possible ways to minimize the significant effects, and describe reasonable 
alternatives that support the objectives of the project.  As defined by the CEQA Guidelines, Section 
15382, "significant effect on the environment" means: 
 

“... a substantial, or potentially substantial adverse change in any of the physical 
conditions within the area affected by the project including land, air, water, minerals, 
flora, fauna, ambient noise, and objects of historic or aesthetic significance.” 

 
This EIR addresses implementation of Miravale III Specific Plan on 920-acres located within 
unincorporated lands of Monterey County on the northern edge of the City of Soledad. Full 
implementation of the Miravale III Specific Plan allows for mixed-use development consisting of 
approximately 1,470 single-family residential units, 2,730 multi-family residential units (includes 
affordable housing, workforce housing, and senior housing units), 120 hotel rooms, 275,000 square feet of 
retail commercial space and an 18-hole golf course.  The project also proposes three school sites (two 
elementary schools and one middle school), a fire and police substation, a recycled water plant,1 and 
approximately 75 acres of open space and recreation areas, including parks, playgrounds, and a trail 
system.  The project proposes sphere of influence amendments and annexation by the City of Soledad 
from the County of Monterey and future subdivision of the site.  The project site is located generally 
between San Vicente Road and Orchard Lane, and is surrounded by agricultural land to the north and 
east, an existing residential subdivision to the south, and undeveloped foothills of the Gabilan Mountain 
Range to the west. 
 
 
1.2 EIR PROCESS 

CEQA Guidelines require preparation of an EIR when a Lead Agency determines that there is evidence 
that a project may have a significant effect on the environment.  The need to prepare an EIR for the 
project was established by the City of Soledad as a result of preliminary evaluation of the likely 
environmental effects of the project.   
 
This EIR is tiered from the Final Program Environmental Impact Report for the City of Soledad General 
Plan, certified on September 21, 2005.  “Tiering” refers to the analysis of general matters in broader, 
programmatic EIRs with subsequent narrower EIRs for individual projects that concentrate on site-
specific issues and incorporate by reference the general discussions in the programmatic EIR. CEQA 
encourages the use of tiered EIRs to reduce delays and excessive paperwork in the environmental review 
process. The concept of tiering is described in State CEQA Guidelines Section 15152 as follows: 

                                                           
1 The proposed recycled water plant is also referred to as a “scalping plant” in other City documents, but for the 
purposes of this EIR it is referred to as a “recycled water plant.” 
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(a) “Tiering” refers to using the analysis of general matters contained in a broader EIR (such as 
one prepared for a general plan or policy statement) with later EIRs and negative declarations on 
narrower projects; incorporating by reference the general discussions from the broader EIR; and 
concentrating the later EIR or negative declaration solely on the issues specific to the later 
project. 
(b) Agencies are encouraged to tier the environmental analyses which they prepare for separate 
but related projects including general plans, zoning changes, and development projects. This 
approach can eliminate repetitive discussions of the same issues and focus the later EIR or 
negative declaration on the actual issues ripe for decision at each level of environmental review. 
Tiering is appropriate when the sequences of analysis is from an EIR prepared for a general plan, 
policy or program to an EIR or negative declaration for another plan, policy, or program of lesser 
scope, or to a site-specific EIR or negative declaration. Tiering does not excuse the lead agency 
from adequately analyzing reasonably foreseeable significant environmental effects of the project 
and does not justify deferring such analysis to a later tier EIR or negative declaration. However, 
the level of detail contained in a first tier EIR need not be greater than that of the program, plan, 
policy, or ordinance being analyzed. 

 
The tiering of the environmental analysis for this project allows the EIR to rely on the General Plan EIR 
for 1) a discussion of general background and setting information; 2) overall growth related issues; and 3) 
issues that were previously evaluated in sufficient detail in the General Plan EIR where conditions have 
not changed. This EIR incorporates by reference appropriate information from the General Plan program 
EIR. Additional environmental review has been completed in accordance with CEQA to evaluate the 
project-specific effects of the Miravale III Specific Plan.  
 
In accordance with the requirements of CEQA, the City of Soledad circulated a Notice of Preparation 
(NOP) in August and September 2006 for the required 30-day review period to interested agencies, 
groups and individuals.  The City also conducted a public scoping meeting to solicit input. All comments 
received were considered during the preparation of this Draft EIR preparation.  The NOP and comments 
received in response to the NOP are contained as Appendix A of the Draft EIR.   
 
This Draft EIR will be circulated for agency and public review during a 45-day public review period.  
Comments received by the City on the Draft EIR will be reviewed and responses to comments will be 
provided in the Final EIR.  The City must certify that it has reviewed and considered the information in 
the Final EIR and that the Final EIR has been completed in conformity with the requirements of CEQA. 
 
Although the EIR does not control the lead agency's ultimate decision on the project, the City must 
consider the information in the EIR and respond to each significant effect identified in the EIR.  If 
significant adverse environmental effects are identified in the EIR, approval of the project must be 
accompanied by written findings, as follows: 
 
A. Changes or alterations have been required in, or incorporated into, such project that mitigate or 

avoid the significant environmental effects thereof as identified in the completed EIR. 
 
B. Such changes or alterations are within the responsibility and jurisdictions of another public 

agency and such changes have been adopted by such other agency, or can and should be adopted 
by such other agency. 

 
C. Specific economic, social or other considerations make infeasible the mitigation measures or 

project alternatives identified in the EIR. 
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State law requires that a public agency adopt a monitoring program for mitigation measures that have 
been incorporated into the approved project to reduce or avoid significant effects on the environment.  
The purpose of the monitoring program is to ensure compliance with environmental mitigation during 
project implementation and operation.  A Monitoring Program will be included in the Final EIR. 
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2.0 SUMMARY 
 
2.1 Introduction 

This summary provides a brief description of the proposed project, project alternatives, and the significant 
impacts identified during the environmental analysis. Responsibility for implementation of mitigation 
measures is with the project applicant, unless otherwise noted.  This summary is intended as an overview 
and should be used in conjunction with a thorough reading of the EIR.  The text of this report, including 
figures, tables and appendices, serves as the basis for this summary. 
 
2.2 Summary of Project Description 

The project consists of the development and implementation of the Miravale III Specific Plan.  The 
Specific Plan site is located within unincorporated lands of Monterey County on the northern edge of the 
City of Soledad.  The 920-acre site is generally between San Vicente Road and Orchard Lane, and is 
surrounded by agricultural land to the north and west, an existing residential subdivision to the south, and 
undeveloped foothills of the Gabilan Mountain Range to the east.   
 
The Specific Plan calls for a mixed-use development including 1,470 single-family residential units, 
2,730 multi-family residential units (includes affordable housing, workforce housing, and senior housing 
units), 120 hotel rooms, 275,000 square feet of retail commercial space and an 18-hole golf course.  
Conceptual plans include a variety of residential types, including apartments, townhouses, and attached 
homes on small and large lots.  The project also proposes three school sites (2 elementary schools and 1 
middle school), a fire and police substation, a recycled water plant, and approximately 75 acres of open 
space and recreation areas, including parks, playgrounds, and a trail system.  A full project description is 
provided in Section 3.0 of this Draft EIR. 
 
2.3 Alternatives Evaluated in this EIR 

In compliance with CEQA, this section evaluates the comparative advantages and disadvantages of a 
range of project alternatives. The alternatives considered in the EIR are summarized below.  
 
• No Project Alternative – No Development 
• Buildout Consistent with General Plan  
• Reduced Project Alternative 
• No Golf Course Alternative 
• Alternative Design: Increased Senior Housing Alternative 
 
No Project – No Development: The No Development scenario consists of leaving the site in its current 
undeveloped condition. The No Development alternative would avoid both the adverse and beneficial 
effects of the project.  It would eliminate all of the significant environmental impacts of the project, but 
would fail to meet any of the project’s objectives.  
 
Buildout Consistent with General Plan: Development under this scenario would assume buildout of the 
project site consistent with existing policies contained within the General Plan. Under this scenario, a 
Specific Plan would be prepared, as required by the General Plan. Single family residential uses would be 
prohibited above the 400 foot elevation contour and the project would consist of the construction of 
approximately 2,680 units. Additional units identified in other expansion areas would not be applied to 
this alternative and no General Plan amendments would be required. This alternative would consist of an 
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array of residential uses, including low, medium, and high density land uses, as well as commercial, and 
public uses.   
 
Reduced Project: This alternative consists of reducing development on the project site to avoid 
significant impacts. More specifically, development of this alternative would result in the reduction of 
residential uses on the project site by 50 percent. As a result, this alternative would result in the 
construction of 2,100 residential units. The Reduced Project alternative would also result in a 50 percent 
reduction of commercial uses on the project site as well. More specifically, this alternative would allow 
approximately 125,000 square feet of commercial space. All development under this scenario would 
occur within the predominantly level portions of the project site and no development would occur within 
the foothill areas. Development would primarily be concentrated adjacent to existing residential areas 
within the City of Soledad.    
 
No Golf Course: This alternative consists of eliminating the golf course and associated infrastructure in 
order to avoid potential significant adverse environmental impacts associated with agricultural resources, 
biological resources, cultural resources, hazardous materials, public services, utilities, and traffic. This 
alternative would still allow for the development of up to 4,200 residential units and commercial uses. As 
currently proposed, the golf course, driving range, and other associated infrastructure occupy 
approximately 160 acres of the 920 acre site. This area may be developed at some future time consistent 
with the program and policies identified in the General Plan, but additional impacts could result from 
additional development within the existing golf course alignment. These impacts would be beyond the 
scope of analysis contained in this EIR. Potential impacts include increased traffic, noise, deterioration of 
air quality, increased demands for public services and similar. For the purposes of this analysis, it is 
assumed that the existing golf course alignment would be utilized for low-intensity public recreational 
uses. 
 
Alternative Design: Increased Senior Housing Alternative: This alternative consists of increasing the 
number of senior level housing from 500 to 1,500 units in order to minimize and/or avoid potential 
impacts to public services and traffic. Build-out of this alternative would still result in the construction of 
4,200 units and commercial uses; however, a larger proportion of these units, approximately 35 percent, 
would be restricted for senior level housing. This alternative is anticipated to result in approximately the 
same impacts as the proposed project in terms of aesthetics, agricultural resources, biological resources, 
cultural resources, geology and soils, hazards, hydrology, land use and planning, noise, and utilities. 
Development of this alternative, however, would lessen project impacts to school facilities.  
 
 
2.4 SUMMARY OF PROJECT IMPACTS  

A summary of significant project impacts and mitigation measures are provided in Table 2-1.  Mitigation 
measures have been identified to either avoid the impact or reduce the level of significance. In addition, 
the following table also identifies significant and unavoidable project impacts that cannot be reduced to a 
less-than-significant through the incorporation of mitigation. The significance after mitigation 
implementation is also stated.  
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Table 2-1 
Summary of Significant Environmental Impacts and Mitigation 

Environmental Impact Mitigation Level of Significance 
After Mitigation 

4.1 Aesthetics 

The project would permanently alter a scenic vista, 
consisting of a portion of the Gabilan Mountain 
Range foothills, by causing changes to topography, 
removing vegetation, and adding roads, buildings, 
pavement, and lighting. 

4.1-1 Building heights of all new structures shall adhere to the limits set 
forth in the Miravale III Specific Plan dated June 2007. Additionally, 
all new structures shall adhere to the applicable Development 
Standards as established in Section 2.0 of the Specific Plan. Prior to 
the issuance of any building permit for development within the 
Specific Plan area, the project applicant shall submit detailed plans, 
including elevations, site plans, and/or other documentation detailing 
compliance with applicable development standards, subject to the 
review and approval of the City of Soledad.  

 
4.1-2 In order to minimize potential adverse visual impacts associated with 

development within the hillside portions of the project site, the project 
applicant shall submit and have approved, prior to the recordation of 
the final map for Phases three and four, building envelopes for each 
new residential lot proposed above the 400 foot elevation contour. The 
proposed building envelopes shall be located in the least visually 
sensitive area of each lot. No new structures shall be constructed 
outside of the approved building envelopes, unless otherwise approved 
by the City of Soledad.  

 
4.1-3 In order to minimize aesthetic-related impacts due to development 

within the hillside portion of the site, the project applicant, prior to 
project approval, shall submit a revised Specific Plan that includes the 
following policy in Section 2.6 Low Density Residential (LDR & 
LDR-H/M3-R-1):  

 
All new residential units proposed within areas of the project site 
above the 400 foot elevation contour shall be subject to a Design 
Review approval process or similar. As part of the design review 
process, vertical building envelopes shall be identified and staking and 
flagging shall be required to demonstrate the extent of proposed 
development. All new structures shall be designed to minimize visual 
impacts to the greatest extent feasible.   

Significant and 
unavoidable.   
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Table 2-1 
Summary of Significant Environmental Impacts and Mitigation 

Environmental Impact Mitigation Level of Significance 
After Mitigation 

 
4.1-4 Final design plans for proposed development shall utilize natural 

landforms and vegetation for screening structures, access roads, 
building foundations, cut and fill slopes, and exterior lighting.  Roads, 
parking, and utilities shall be designed to minimize visual impacts. 
Prior to the issuance of any grading and/or building permit, the project 
applicant shall submit design-level drawings demonstrating 
compliance with this measure, subject to the review and approval of 
the City of Soledad. If an alternative design would minimize impacts, 
the applicant shall submit evidence demonstrating that the alternative 
design is infeasible.  

 
4.1-5 The applicant shall provide landscape screening appropriate to the 

surrounding area in order to integrate the development with the 
existing natural landscape. Landscaping plans shall be submitted to the 
City of Soledad for review and approval prior to the issuance of any 
building or grading permit. 

 
4.1-6 All buildings shall be designed with colors and materials that 

effectively blend the structures with the surrounding landscape. 
Building applications for new structures shall include color and 
material sample photo sheets and shall be approved by the City of 
Soledad, prior to the issuance of any building permit. 

 
4.1-7 A site-specific geotechnical report shall be prepared for new 

development on hillsides in order to ensure that the development will 
not cause or worsen natural hazards, such as erosion and 
sedimentation, and will minimize risk to life and property from slope 
failure, landslides, and flooding.  The report shall include erosion and 
sediment control measures, such as temporary vegetation sufficient to 
stabilize disturbed areas. Prior to the issuance of any grading and/or 
building permit for new development within the hillside portions of the 
project site, the project applicant shall submit a geotechnical report 
prepared by a qualified professional to the City of Soledad Department 
of Public Works for review and approval. The site-specific 
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geotechnical report shall identify feasible recommendations and 
avoidance measures to minimize potential impacts.  

 
4.1-8 Land alterations within areas above the 400 foot elevation shall be 

minimized by keeping cuts and fills to a minimum, limiting grading to 
the smallest practical area of land, limiting land exposure to the 
shortest practical amount of time, replanting graded areas to insure 
establishment of plant cover before the next rainy season, and creating 
grading contours that blend with the natural contours on site or look 
like contours that would naturally occur. Prior to the issuance of any 
grading permit, the project applicant shall submitted detailed grading 
plans consistent with the intent of this mitigation, subject to the review 
and approval of the City of Soledad.  

Development of the proposed project may impact 
scenic resources within view of a State Scenic 
Highway. 

No Mitigation Measures identified.  Less-than-significant 

The project would permanently alter the existing 
visual character of the site by causing changes to 
topography, removing vegetation, and adding roads, 
buildings, pavement, parking areas, and lighting. 

4.1-9 In order to minimize tree removal and associated visual impacts, final 
design-level improvements plans shall retain existing mature 
eucalyptus and other tree species to the greatest extent possible. Final 
design-level plans shall be prepared in consultation with a registered 
arborist/forester to minimize tree removal and ensure the health of 
remaining trees. Prior to the issuance of any grading and/or building 
permits, final plans shall be subject to the review and approval of the 
City of Soledad Director of Public Works. If the removal of existing 
mature eucalyptus is required the applicant shall submit evidence 
demonstrating that there are no feasible design alternatives to avoid 
tree removal. In the event that tree removal is required, the project 
proponent shall prepare a tree removal and replacement plan for each 
phase of construction, subject to the review and approval of the City of 
Soledad Community Development Director. The tree removal and 
replacement plan shall identify specific grading limits that minimize 
tree removal, as well as appropriate tree replacement ratios and 
replanting locations.  

 
4.1-10 Final design plans for the proposed gateways shall include elements, 

Significant and 
unavoidable.  
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such as signage, landscaping and landscaped center medians, and 
appropriate architectural detailing consistent with the Miravale III 
Specific Plan. Prior to issuance of any permit for the construction of 
any of the four gateways, the project applicant shall submit detailed 
plans that include the above referenced elements, subject to the review 
and approval of the City of Soledad.  

 
4.1-11 Final design plans for proposed residential development shall include 

form, scale, and character elements which emulate the best 
characteristics of the existing residential neighborhoods, such as single 
and two-story dwellings with adequate off-street parking, landscaped 
front yards with trees, and sidewalks. Prior to the issuance of any 
building permit for residential development within the Specific Plan 
area, the project applicant shall submit design-level drawings 
consistent with the intent of this measure, subject to the review and 
approval of the City of Soledad. 

 
4.1-12 Final design plans for proposed multi-family development shall 

include useable open space for each dwelling and shall be designed to 
be integrated with the surrounding neighborhood. Prior to the issuance 
of any building permit for multi-family development within the 
Specific Plan area, the project applicant shall submit design-level 
drawings consistent with the intent of this measure, subject to the 
review and approval of the City of Soledad. 

 
4.1-13 Final design plans for proposed development shall include a tree 

planting plan in order to increase the number and density of tree cover 
within new development areas. Prior to the issuance of any grading 
and/or building permit, the project applicant shall submit a detailed 
tree planting plan, subject to the review and approval of the City of 
Soledad. 

The project would create a new source of light or 
glare that would adversely affect day or nighttime 
views in the area. 

4.1-14 All buildings shall be designed so that exterior lighting is down-lit and 
illuminates the intended area only.  Building applications for new 
structures shall include an exterior lighting plan subject to approval of 
the Soledad Planning Department that includes the following 

Less-than-significant. 
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requirements:  1) exterior lighting shall be directional; 2) glare from 
exterior lighting shall be adequately minimized; 3) the source of 
directional lighting shall not be directly visible; and 4) vegetative 
screening shall be considered, where appropriate, as a means of 
reducing development-related light and glare. The project applicant 
shall submit an exterior lighting plan to the City of Soledad Planning 
Department prior to the issuance of any building permit.  

 
4.1-15 Ornamental lighting use for streets, parks, public open spaces, trails, 

bike paths, parking lots, and walkways shall utilize fixtures consisting 
of metal halide with cut-off luminaries in order to control light and 
glare. Prior to the issuance of any building permit, the project applicant 
shall provide documentation as part of the exterior lighting plan 
described in Mitigation Measure 4.1-12 demonstrating that these 
measures are incorporated into site lighting, subject to the review and 
approval of the Soledad Planning Department.   

 
4.1-16 Light reduction and screening measures shall be required in order to 

reduce nighttime ambient light increases in the area.  Lighting levels in 
commercial areas shall be kept as low as feasible and controlled to 
minimize operating time.  Light sources shall be installed, so there is 
no light radiation above the horizontal plane (i.e., dark sky). Lighting 
shall be focused downward to prevent the splay of ambient light to 
other areas. Prior to the issuance of any building permit, the project 
applicant shall provide documentation as part of the exterior lighting 
plan described in Mitigation Measure 4.1-12 demonstrating that these 
measures are incorporated into site lighting, subject to the review and 
approval of the Soledad Planning Department 

4.2 Agricultural Resources 

The proposed project would include the conversion 
of prime agricultural land. 

No feasible mitigation.  Significant and 
unavoidable. 
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Development of land designated for urban 
development as part of Phase 4 of the Specific Plan 
will require the cancellation of Land Conservation 
Act Contract 73-25 within the project site. 

No feasible mitigation.  Significant and 
unavoidable. 

The proposed project will be sited adjacent to 
existing agricultural uses located on the boundary of 
the project footprint.  This has the potential to cause 
an increase in land use compatibility problems and 
nuisance complaints due to urban uses being sited 
adjacent to agricultural uses. In order to minimize 
these potential land use conflicts, the project has 
been designed with a minimum 60’ buffer zone 
between the residential and agricultural uses along 
the western boundary of the project site. Additional 
buffers, however, are warranted along the northern 
and eastern project boundaries. Moreover, as 
currently proposed, the 60’ buffer does not meet the 
minimum buffer distance recommended by the 
Monterey County Agricultural Commissioner. To 
ensure that residential uses are adequately buffered 
from agricultural uses, additional measures are 
necessary to protect human health and the 
environment resulting from potential conflicts 
between agricultural and urban uses.   

4.2-1 Adequate buffer areas between urban and agricultural uses, including a 
minimum 50’ buffer along the northern and eastern boundary of the 
project site, shall be incorporated into the proposed project. Prior to the 
recordation of any final map, the project applicant shall submit 
evidence in the form of agricultural setbacks delineating buffer 
locations consistent with the recommendations contained in the 
Agricultural Resources Report, subject to the review and approval of 
the City of Soledad.  

4.2-2 In order to ensure the adequacy of the proposed 60’ agricultural buffer 
located along the western boundary of the project site, the project 
applicant shall submit a detailed landscape plan that includes 
vegetative screening in addition to physical barriers, such as fences, 
walls, or similar to protect human health and safety. One or more of 
the following options may also be used in combination with 
landscaping requirements to create an average 60 foot buffer between 
the agricultural parcel property line and habitable structures within the 
Plan area:  

 
a. Public or private road right-of-ways; 
b. Landscaped islands and planting areas; 
c. Recreational trail corridors; and/or  
d. Placing dwellings in the rear portion of lots.  
 
Prior to the recordation of any final map along the western project 
boundary, an agricultural buffer setback shall be delineated on the final 
map, subject to the review and approval of the City of Soledad.  

 
4.2-3 Prior to the issuance of any certificate of occupancy for residences 

adjacent to on-going agricultural uses on the western project boundary, 
the project applicant shall provide documentation demonstrating that 

Less-than-significant 
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adequate screening and landscaped improvements have been installed 
and/or constructed within the 60’ agricultural buffer, subject to the 
review and approval of the City of Soledad.  

The proposed project has the potential to impact 
routine and on-going agricultural activities on the 
areas adjacent to the northern, eastern, and western 
boundaries of the project site.   

4.2-4 Access for agricultural equipment and vehicles to the adjoining row 
crop land on the western boundary shall continue to be provided from 
the ramp to Highway 101 North (see Figure 2 in Technical Appendix 
T-1, Agricultural Report).  The current access road to the Braga 
property should remain at the current width to allow for passing and 
ensure adequate turnaround space for field equipment. Implementation 
of this measure would reduce impacts to routine and on-going 
agricultural operations on lands west of the proposed project site. 

 
4.2-5 Prior to the issuance of any permit, the project applicant shall have 

recorded a right-to-farm notice on parcels adjacent to existing and on-
going agricultural uses consistent with the requirements of the City of 
Soledad General Plan, subject to the review and approval of the City of 
Soledad.   

Significant and 
unavoidable.  

4.3 Air Quality 

Construction activities, such as clearing, excavation 
and grading operations, construction vehicles traffic 
on unpaved ground, and wind blowing over 
exposed earth would generate dust and particulate 
matter. 

4.3-1 Prior to start of construction, the project applicant or contractor shall 
submit to the City of Soledad Public Works Department a construction 
dust mitigation plan.  This plan shall specify the methods of dust 
control that would be utilized, demonstrate the availability of needed 
equipment and personnel, use reclaimed water for dust control, and 
identify a responsible individual who, if needed, can authorize 
implementation of additional measures.  The construction dust 
mitigation plan shall, at a minimum, include the following measures: 

 
• Limit grading activity to a maximum of 2.5 acres daily.  As more 

detailed construction information becomes available, emissions 
from grading activities could be reassessed to determine if the area 
of grading could be increased.  Such an assessment would have to 
be conducted using appropriate assumptions and mitigation 
measures. 

Significant and 
unavoidable.  
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• Water all active construction areas at least twice daily and more 
often during windy periods.  Active areas adjacent to existing 
businesses should be kept damp at all times.  If necessary, during 
windy periods, watering is to occur on all days of the week 
regardless of onsite activities. 

• Cover all trucks hauling trucks or maintain at least two feet of 
freeboard. 

• 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. 

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

• Sweep streets daily (with water sweepers) if visible soil material is 
deposited onto the adjacent roads.  

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

• Enclose, cover, water twice daily or apply (non-toxic) soil binders 
to exposed stockpiles.  

• Limit traffic speeds on unpaved roads to 15 mph. 
• Replant vegetation in disturbed areas as quickly as possible.  
• Suspend excavation and grading activity when hourly-average 

winds exceed 15 mph and visible dust clouds cannot be contained 
within the site.   

 
Construction activities would involve use of the 
heavy-duty off-road equipment and large trucks that 
use diesel fuel resulting in emissions of diesel 
particulate matter and NOx. 

4.3- 2 Projects developed under the specific plan should be evaluated for 
individual construction period air quality impacts.  Project-specific 
mitigation measures would be identified at that time.  However, the 
following mitigation measures should be implemented for all projects 
to reduce diesel particulate emissions from on-site construction 
equipment: 

 
• Use off-road construction equipment, manufactured during or 

after 1996 that meets the NOx emissions standard of 6.9 grams per 
brake-horsepower hour or use of alternative fuels (such as 

Less-than-significant 
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biodiesel) that result in lower particulate emissions. 
• The contractor shall install temporary electrical service whenever 

possible to avoid the need for independently powered equipment 
(e.g. compressors). 

• Diesel equipment standing idle for more than two minutes shall be 
turned off.  This would include trucks waiting to deliver or receive 
soil, aggregate, or other bulk materials.  Rotating drum concrete 
trucks could keep their engines running continuously as long as 
they were onsite and staged away from residential areas. 

• Properly tune and maintain equipment for low emissions. 
• Stage large diesel powered equipment (i.e. wheeled tractor, 

wheeled loader, roller by using gasoline-powered equipment to 
reduce NOx emissions.  

• Limit the hours of operation for heavy-duty equipment. 
 

Implementation of the proposed specific plan would 
result in increases in long-term operational 
emissions of ozone precursor pollutants.  These 
emissions would exceed significance thresholds 
established by the MBUAPCD.   

4.3- 3 The project shall apply the following measure to the extent appropriate 
for the specific land uses proposed: 

 
• Develop a Transportation Demand Management Program with the 

intent of reducing vehicle trips and vehicle miles traveled 
associated with build out of the specific plan.  Components of this 
plan may include: 
o Develop parking strategies for commercial and retail uses that 

reduce single occupant vehicle trips. 
o Provide bicycle storage/parking facilities. 
o Provide shower/locker facilities in light industries and office 

uses. 
o Provide onsite or near site child care centers for large 

employment centers. 
o Develop park-and-ride lots. 
o Provide opportunities to include or increase transit service to 

plan area. 
• Include plans to incorporate safe and efficient modes of bicycle 

and pedestrian transportation.  Bicycle routes and pedestrian paths 
should include amenities such as signs and traffic signal activation 

Significant and 
unavoidable.  
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(e.g., loop activators). 
• Identify energy efficiency goals for new developments that would 

conserve energy beyond requirements of the State Title 24 
building code. 

• Provide exterior electrical outlets on new buildings that encourage 
use of electrical landscape equipment. 

• Prohibit open wood burning fireplaces in new residences unless 
they are natural gas-fired or EPA certified wood heaters that meet 
EPA’s particulates emission standard of 7.5 grams per hour.  

Development of residential uses adjacent to 
agricultural uses has the potential to result in 
nuisances and odors due to ongoing agricultural 
operations.  

Please refer to Mitigation Measures 4.2-1 through 4.2-3.  Less-than-significant.  

4.4 Biological Resources 

The proposed project would represent temporary 
and permanent impacts to all habitats and the vast 
majority of vegetation within project boundaries, 
and will result in the removal of 3 or more oak trees 
plus all Eucalyptus and/or Tamarisk trees lining San 
Vicente Road.  Temporary impacts to vegetation 
included grubbing and grading associated with 
development of the site; permanent impacts include 
the conversion of open vegetated areas to urban 
housing through placement of structures, homes, 
roads, driveways, etc.    

4.4-1     A Forest Management Plan shall be prepared for the project due to 
proposed tree removals.  The City approved Forest Management Plan 
(and associated replanting plan) shall be incorporated as a condition 
of project approval to satisfy General Plan Conditions C/OS 17-19. 
Prior to the issuance of any grading and/or building permit, the 
project applicant shall submit a Forest Management Plan, subject to 
the review and approval of the City of Soledad.  

 
4.4-2 Trees and vegetation not planned for removal shall be protected during 

construction to the maximum extent feasible. This shall include the use 
of exclusionary fencing of herbaceous and shrubby vegetation, such as 
hay bales and protective wood barriers for trees.  Only certified weed-
free straw shall be used to avoid the introduction of non-native, 
invasive species.   

 
4.4-3 Following construction, the disturbed areas that are proposed as parks 

and native landscaping areas shall be restored to pre-project contours 
to the maximum extent feasible and revegetated using locally-
occurring native species and native erosion control seed mix.   

 

Less-than-significant 
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4.4-4 Protective fencing shall be placed so as to keep construction vehicles 
and personnel from impacting vegetation adjacent to the project site 
outside of work limits. 

 
4.4-5 Grading, excavating, and other activities that involve substantial soil 

disturbance shall be planned and carried out in consultation with a 
qualified hydrologist, engineer, or erosion control specialist, and shall 
utilize standard erosion control techniques to minimize erosion and 
sedimentation to native vegetation.   

 
4.4-6 No construction equipment shall be serviced or fueled outside of 

designated staging areas. 
The presence/absence of jewelflower has not been 
determined at this time, but appropriate habitat is 
present within project boundaries.  This species 
could be permanently impacted by proposed 
grading, excavation, and other activities that may 
result in the permanent loss or disturbance of 
individual jewelflowers and/or jewelflower habitat. 

4.4-7 A qualified botanist shall be retained to conduct preconstruction 
surveys for Lemmon’s jewelflower during the typical flowering season 
of this species (March-May), to determine the presence/absence of this 
species.  If no Lemmon’s jewelflower is present, no additional 
mitigation is required.   If Lemmon’s jewelflower is present, a 
qualified biologist shall prepare a mitigation plan to be approved by 
CDFG prior to initiation of construction.   The City of Soledad 
Planning Department shall be provided verification of CDFG 
concurrence and satisfaction prior to issuance of grading permits.  

Less-than-significant.  

Project development would fragment (i.e., divide 
and disrupt) the vast majority of the existing 
wildlife habitat on the site, and would represent an 
urban encroachment into the foothills of the Gabilan 
Range (an important wildlife corridor).  The 
ongoing presence of homes, roads, cars, people, 
firearms, pets, etc. would adversely impact any 
wildlife currently utilizing the site, particularly in 
the grassland portions of the site (i.e. deer, coyote, 
fox, jackrabbits, squirrels, and raptors).  
Comparable development is present immediately 
south of the proposed project, but does not extend 
into the grassland/foothill portions of the site.   

4.4-8 Prior to approval of each final map, the applicant shall prepare and 
submit draft Covenant, Conditions, and Restrictions (CC&Rs) 
applicable to that phase that shall include the following: 
a) restrict installation fencing to the immediate vicinity of 

residences, and where fencing is placed adjacent to open 
space areas and areas of natural, undisturbed habitat, fences 
shall be installed such that a six inch space is left between the 
bottom of the fence and the surface of the ground;  

b) prohibit off-road vehicle use;  
c) prohibit illegal discharge of firearms;  
d) prohibit the installation of road medians throughout the 

development.  
 
These CC&Rs shall be reviewed and approved by the City of 

Significant and 
unavoidable.  
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Soledad prior to approval of each final map. 

Suitable foraging/dispersal habitat for San Joaquin 
kit fox is present throughout project boundaries, 
with potential denning habitat present in the annual 
grassland, rocky outcrop, and fallow agricultural 
portions of the site (see Early Evaluation Report in 
Appendix C).  The vast majority of the habitats 
present within project boundaries would be directly 
impacted by the proposed project (grubbing and 
grading, construction phase impacts, permanent 
placement of structures and impermeable surfaces, 
etc.).  Impacts proposed in the grassland portions of 
the site will likely result in kit fox abandonment of 
the property due to ongoing disturbance.   For this 
reason, the project is assumed to have a significant 
and unavoidable adverse affect on San Joaquin kit 
fox (i.e. direct mortality, loss of habitat, loss of 
dens, etc.).   

4.4-9  The applicants shall enter into consultation with USFWS and CDFG 
and shall provide evidence of their compliance with applicable 
requirements of the federal Endangered Species Act and California 
Endangered Species Act prior to the issuance of building permits.   

 
4.4-10  Pre-construction surveys for kit fox dens shall be required for all 

development phases of the future project. Pre-construction surveys 
shall be conducted by a qualified biologist no less than 14 days and no 
more than 30 days prior to the start of any ground disturbing activities 
to locate kit fox den sites.  In addition to pre-construction surveys, a 
qualified biologist, meeting the required qualifications described in the 
U.S. Fish and Wildlife Service Standardized Recommendations for the 
Protection of the San Joaquin Kit Fox Prior to Ground Disturbance, 
June 1999 (USFWS Recommendations for SJKF), shall be on-site to 
monitor construction activities for the San Joaquin kit fox. In the event 
that an active kit fox den is found, then the standard mitigation actions 
outlined in the USFWS Recommendations for SJKF, are 
recommended to avoid possible take of kit fox during future 
construction activities.  These actions are general in nature; therefore, 
site specific strategies for the project site shall be based upon 
consultation with USFWS and CDFG, as stated above in Mitigation 
Measure #4.4-10.  If active kit fox den sites are found and/or kit fox 
individuals are observed during the survey, the applicant will be 
required to comply with all mitigation actions required by USFWS and 
CDFG and the City shall monitor implementation of those actions. 

Significant and 
unavoidable.  

Multiple badger dens and badger diggings were 
observed in the vicinity of the onsite reservoir and 
within other portions of the annual grassland 
habitat.  An adult badger was observed emerging 
from an onsite den by Biosearch biologists.  Badger 
diggings were also observed in fallow agricultural 
portions of the site, demonstrating badger utilization 
of these areas as foraging habitat.  Therefore, 
construction activities in grassland portions of the 

4.4-11 The applicant shall retain a qualified biologist to conduct focused 
preconstruction surveys for potential American badger dens.  These 
surveys shall be conducted no sooner than 2 weeks prior to the start of 
construction. Surveys for badger dens may be conducted at the same 
time as burrowing owl surveys.  Please refer to the mitigation 
measures in the Preliminary BA (June 2008) for measures that may be 
implemented based on the results of these surveys.  

 

Significant and 
unavoidable.  
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site have the potential to impact badger dens, and 
construction within fallow agricultural portion of 
the site will impact badger foraging habitat. Project-
related construction activities (i.e. grading, 
excavation, development, etc.) may result in a 
permanent loss or disturbance of American badgers 
and their habitat.   
Two special-status bat species may be present onsite 
(pallid bat and Townsend’s big-eared bat); several 
other bat species may also be present.  Removal of 
onsite trees, removal of onsite buildings, and 
development of the site (including 
encroachment/disruption of rocky outcrops) may 
result in direct impacts to bats and/or bat roosts 
(day, night, foraging, and maternity) and would 
remove the vast majority of onsite foraging habitat 
for these species.    

4.4-12 A qualified bat specialist shall conduct site surveys to characterize bat 
utilization of the site and species composition present (techniques 
utilized to be determined by the biologist).  Please refer to the 
mitigation measures in the Preliminary BA (June 2008) for measures 
that may be implemented based on the results of these surveys.  

 

Less-than-significant.  

Salinas pocket mouse is known to occur onsite; 
presence was confirmed in September 2006.  As the 
vast majority of the onsite grassland habitat will be 
converted to residential usage and the remaining 
portions will be fragmented from surrounding 
habitat and subject to ongoing disturbance (cars, 
lights, noise, sound, vibration, etc.), significant 
impacts to this species are anticipated (direct and 
indirect mortality).    

4.4-13 The applicant shall contract a qualified biologist to coordinate with 
CDFG and prepare a mitigation and monitoring plan for Salinas pocket 
mouse.  Verification of CDFG concurrence/approval shall be 
submitted to the City of Soledad prior to initial grubbing and grading 
of the site.  

 

Significant and 
unavoidable.  

Tree removal (i.e., Eucalyptus and Tamarisk trees 
lining San Vicente Road and oaks present in the 
northeast corner of the site) and disturbance 
associated with construction of the proposed project 
would likely impact any nesting birds and/or raptors 
present within project boundaries (harassment, 
stress, brood-less, nest abandonment, injury, 
mortality).  Per the CDFG Guidelines, impacts to 
burrowing owls are defined as disturbance or 

4.4-14 Burrowing owls are known to occupy burrows in mixed grassland, 
active agricultural, and fallow agricultural portions of the Miravale site 
during the non-breeding season (breeding season utilization not 
observed in the course of protocol-level surveys).  A qualified 
biologist shall conduct preconstruction surveys to locate active 
breeding and/or wintering burrowing owls (depending on season) no 
more than 30 days prior to the start of construction.  If ground 
disturbing activities are delayed or suspended for more than 30 days 
after the preconstruction survey, the site shall be resurveyed.  The 

Less-than-significant. 
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harassment within 160 feet of occupied burrows, 
destruction of burrows and burrow entrances, and 
degradation of foraging habitat adjacent to occupied 
burrows. In addition, the project would require 
grading, grubbing, tree removal, excavation, and 
other activities that may result in a permanent loss 
or disturbance of raptors and migratory birds and 
their habitat.   

survey shall conform to the CDFG 1995 Staff Report protocol.  
Wherever burrows are identified, impact avoidance and mitigation 
measures shall be implemented (previously mapped burrow locations 
may not be occupied and/or new burrows may be occupied).  Please 
refer to the mitigation measures regarding burrowing owl in the 
Preliminary BA (June, 2008) for avoidance and mitigation measures 
that may be implemented based on the results of these surveys. 

 
4.4-15 If project activities will initiate during the typical avian nesting season 

(February 15– August 1), a qualified biologist shall conduct focused 
preconstruction surveys no more than 14 days prior to initiation of 
construction activities for nesting birds, including (but not limited to) 
white-tailed kite, northern harrier, loggerhead shrike, and horned lark, 
in all areas that may provide suitable nesting habitat within 300 feet of 
the construction area.  If active nests are found, a suitable construction 
buffer shall be established by a qualified biologist, and no work shall 
occur within that buffer until August 1 when young are assumed 
fledged.  Alternatively, a qualified biologist can conduct weekly nest 
checks to gauge nestling/fledgling status, and construction may 
proceed once fledglings have dispersed from the nest provided written 
concurrence from CDFG.  No active nest shall be impacted or 
removed without a depredation permit from CDFG, and a depredation 
permit will not be issued for impacts to Fully Protected Species such 
as the white-tailed kite.  For activities that occur outside of the nesting 
season (generally September 1 through February 14), preconstruction 
surveys are not required.  If construction is initiated outside of the 
nesting season and continues into the nesting season, preconstruction 
surveys are required if construction will occur in areas not previously 
accessed and/or disturbed (>300 feet from previous construction 
activities).  

 
4.4-16 A preconstruction survey shall be conducted no more than 14 days 

prior to modification, demolition, or removal of onsite buildings.  If no 
owls or other nesting birds are observed, then demolition or removal 
may proceed. If barn owls (or any other nesting birds) are observed 
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during the preconstruction survey, a determination shall be made on 
whether birds are roosting or nesting. If a single owl is roosting, 
demolition or removal of the structure can proceed after the owl has 
been persuaded to move from the roost area. Non-invasive techniques 
include light shining into the roost space for one or two nights and 
days. If barn owls (or other nesting avian species) are found to be 
actively nesting in the barn, work on or demolition of the structure 
shall be postponed until one of the following conditions have been 
met: 1) a qualified biologist monitoring the nest determines that the 
owls have abandoned the nest without any outside interference or 2) a 
qualified biologist monitoring the nest has determined that the young 
have fledged and are capable of relocating and using another roost site. 
Once the young have fledged, non-invasive techniques may be used to 
encourage the owls to leave the barn.  Under either scenario, the 
monitor shall ensure that all owls have left the building prior to 
construction or demolition activities. The barn owl nesting period is 
typically between February 15 and July 15.  

 
The presence of California red-legged frog and/or 
Western spadefoot has not been determined at this 
time.   The project as currently designed would fill 
the onsite reservoir to establish home-sites, 
removing a potential breeding resource for these  
species.  Pond 3 would likewise be permanently 
filled as a result of the proposed project.   If CRLF 
or spadefoot are present, proposed impacts to onsite 
agricultural basins (particularly the reservoir) would 
result in direct impacts to these species including 
“take.” (i.e. loss of individuals and habitat, loss of a 
breeding resource, direct mortality, etc.).  In 
addition, grading and other earthmoving activities 
proposed would represent an adverse affect on 
upland estivation habitat for these species, if 
present.    

4.4-17 Protocol-level CRLF surveys (USFWS, August 2005) shall be 
completed at each aquatic resource present within project boundaries.  
Protocol-level CRLF surveys would likely detect Western spadefoot, if 
present.  If it is determined that CRLF are present, the applicant shall 
coordinate with the USFWS to determine the appropriate course of 
action per the requirements of the federal ESA (e.g., applying for an 
Incidental Take Permit [Section 7 and/or 10 depending on lead 
agency]) and implementing the permit requirements.  Any mitigation 
and avoidance measures required by USFWS for potential impacts to 
CRLF (if applicable) would likewise reduce impacts to Western 
spadefoot given their overlapping habitat characteristics.  If it is 
determined that spadefoot are present, but CRLF are not, coordination 
with CDFG regarding appropriate mitigation to reduce impacts to this 
species shall be required.  

Significant and 
unavoidable.  

Proposed development of the majority of the onsite 4.4-18 The applicant shall retain a qualified biologist to conduct a Significant and 
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grassland habitat and fragmentation of remaining 
grassland habitat represents a significant impact to 
coast horned lizards and black-legless lizards (and 
other wildlife species). 

construction monitoring program for black legless lizards, coast 
horned lizards, and San Joaquin coachwip which shall include 
procedures for capture and release.  The biologist shall remain on-site 
during initial grading activities to salvage and relocate these species 
that may be uncovered during earthmoving activities.  Recovered 
individuals shall be placed in appropriate habitat outside of the project 
site in accordance with the MOU with CDFG.  The biologist shall 
walk alongside the grading equipment in each new area of disturbance 
and shall have the authority to halt construction temporarily if 
necessary to capture and relocate an individual.  Any individual 
captured in the grading zone shall be relocated as soon as possible to 
adjacent suitable habitat outside of the area of impact, pursuant to the 
MOU.   

 
4.4-19 The applicant shall conduct an employee education program for 

construction crew and City staff prior to construction activities.  A 
biological monitor shall meet with the construction crew at the onset of 
construction to educate the construction crew on the following: 1) the 
appropriate access route in and out of the construction area; 2) how 
biological monitor will examine the area and agree upon a method 
which will ensure the safety of the monitor during such activities, 3) 
the special-status species that may be present; 4) the specific 
mitigation measures that will be incorporated into the construction 
effort; and 5) the proper procedures if a special-status animal or any 
other animal is encountered within the project site. 

 
4.4-20 A representative shall be appointed by the City who will be the contact 

source for any employee or contractor who may inadvertently kill or 
injure a special-status species or find one dead, injured, or trapped.  
The representative shall be legally responsible to notify USFWS and 
CDFG immediately in the event that “take” of any special-status 
wildlife species occurs.  The representative shall be identified during 
the Employee Education Program and his/her contact information shall 
be provided to USFWS and CDFG.  It is imperative that this individual 
will be present onsite every day and will be accessible to regulatory 

unavoidable.  
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agency personnel. 
 
4.4-21 All food-related and other trash shall be disposed of in closed 

containers and removed from the project area at least once a week 
during the construction period or more often if trash is attracting avian 
or mammalian predators.  Construction personnel shall not feed or 
otherwise attract wildlife to the area.  These instructions to the 
construction crew shall be reiterated during the employee education 
program and during update meetings with construction crews.  The 
instructions shall also be posted conspicuously on the site. 

Implementation of the proposed project would result 
in impacts to wildlife movement and nursery sites. 

See above. Significant and 
unavoidable.  

4.5 Cultural Resources 

Development of the project and the resulting move 
of the historical resource to another location would 
cause a substantial, adverse change to a historical 
structure eligible for listing in the California 
Register on the site.   

4.5-1 Relocation of House.  The project proponent shall ensure that the 
design and implementation of the relocation project is consistent with 
the Secretary of the Interior’s Standards for Rehabilitation and 
Illustrated Guidelines for Rehabilitating Historic Buildings (U.S. 
Department of the Interior, National Park Service, 1992), the 
California Historical Building Code, and the Mitigation Monitoring 
and Reporting Plan (MMRP) for the project.  Prior to recordation of 
the final map, the project applicant shall submit a relocation plan 
prepared by a qualified professional in accordance with the general 
recommendations of Moving Historic Buildings, a publication of the 
National Park Service, to the City of Soledad for review and approval. 
The relocation plan shall discusses planning, research, and recording 
prior to the move. In addition, the relocation plan shall identify  siting, 
foundation construction, building reassembly, and restoration work 
after a successful move. See John Obed Curtis, Moving Historic 
Buildings, Heritage Conservation and Recreation Service, Publication 
No. 9, US Department of Interior (1979) for further details. Prior to the 
relocation, the applicant shall provide verification of compliance with 
related mitigations to the City of Soledad Community Development 
Department Director for review and approval. In addition, the structure 
shall be relocated prior to the issuance of any building and/or grading 

Less-than-significant. 
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permit for development within the Specific Plan area.  
 
4.5-2 Protective Measures.  The project proponent shall develop and 

implement measures to protect the character-defining features of the 
Lorentzen House building from damage by the relocation project.  The 
features include, but are not limited to scale, massing, and layout of the 
house, as well as siding and wood frame fenestration.  Protective 
measures shall be prepared by a qualified professional in accordance 
with the Secretary of the Interior's Standards for Rehabilitation and 
Illustrated Guidelines for Rehabilitating Historic Buildings (U.S. 
Department of the Interior, National Park Service, 1992), the 
California Historical Building Code, Moving Historic Buildings, and 
the MMRP for the project. Prior to the recordation of the final map, the 
project applicant shall submit a relocation plan, consistent with 
Mitigation Measure 4.5-1, which incorporates protective measures 
consistent with the intent of this measure. Prior to the relocation of the 
structure, the applicant shall submit evidence from a qualified 
professional demonstrating that protective measures have been 
implemented, subject to the review and approval of the City of 
Soledad.   

 
4.5-3 Repair of Inadvertent Damage.  The project proponent shall ensure that 

any inadvertent damage to the character-defining features of the 
Morris Lorentzen House resulting from the rehabilitation project is 
repaired in accordance with the Secretary of the Interior's Standards 
for Rehabilitation and Illustrated Guidelines for Rehabilitating 
Historic Buildings (U.S. Department of the Interior, National Park 
Service, 1992) and California Historical Building Code. A qualified 
professional shall be consulted prior to any repairs. The condition of 
the building shall be photographed as part of the proposed recordation 
document and/or video documentation, prior to the start of the 
relocation, and this will help to establish the baseline condition for 
assessing inadvertent damage. The project applicant shall submit 
detailed documentation prepared by a qualified professional 
demonstrating that all repairs have been completed in accordance with 
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applicable standards prior to the issuance of any building and/or 
grading permit.  

 
4.5-4 Professional Standards. All activities regarding historical architectural 

resources and historic preservation carried out as part of this project 
shall be carried out by or under the direct supervision of persons 
meeting, at a minimum, the Secretary of the Interior’s professional 
qualifications standards (48 FR 44738-9) in these disciplines. Prior to 
the relocation of the Lorentzen House, the applicant shall submit 
evidence to the City of Soledad demonstrating compliance with this 
measure.  

 
4.5-5 Monitoring.  The mitigation measures applying to the relocation of the 

Lorentzen House shall be set forth in a Mitigation Monitoring and 
Reporting Program (MMRP) for the project. The MMRP will guide 
project-specific mitigation, monitoring, and/or reporting programs for 
various aspects of mitigation monitoring, reporting, and enforcement 
in order to ensure full compliance with the conditions of project 
approval. 

 
4.5-6 Coordination. The project proponent shall coordinate with and inform 

interested parties, including, but not limited to the Soledad Historical 
Society and the Monterey County Historical Society, regarding the 
status of its compliance with the mitigation measures set forth in the 
MMRP, as necessary. 

 
4.5-7 Recordation to Historic American Building Survey standards. Prior to 

the start of any project work, the project proponent shall ensure that 
the Lorentzen House property is recorded and documented in 
accordance with the Level II recordation standards of the Historic 
American Building Survey/Historic American Engineering Record 
(HABS/HAER) program. This level of recordation would include: 
 Archival reproduction of any existing historic images of the 

property and grounds; 
 Archival reproduction of any existing maps, sketches, or 
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drawings of the house; 
 Production of measured architectural plans and drawings;  
 Production of large-format photographs of exterior and 

interior views of the house, and exterior views of the house 
and current setting, including relationship to non-eligible 
outbuildings; and  

 Narrative history and description of the property (based on 
the narrative provided in the Seavey (2006) evaluation of the 
property, and the Monterey County survey(s) of similar 
properties. 

 
The original archival set of recordation documents and photograph 
prints will be submitted to the Soledad Historical Society (or its 
designee), and archival quality photocopies of the documentation set 
will be provided to the following interested parties and local 
repositories:  the Monterey County Historical Society; the Monterey 
County Libraries (Soledad and Salinas branches), and the UC Santa 
Cruz Library Special Collections Department. The project proponent 
would ensure that this recordation documentation was prepared prior 
to carrying out any other treatment and would make the content of the 
document available for other mitigation measures, such as the 
preparation of interpretive material.  

Construction of the project may result in the 
discovery and disturbance of unknown 
archaeological resources and/or human remains.   

4.5-8 In order to ensure that project-impacts to potentially unknown 
resources are avoided, the project proponent shall be responsible for 
on-going monitoring of project construction. Prior to the issuance of 
any grading permit, the project proponent shall provide the City of 
Soledad with documentation identifying construction personnel that 
will be responsible for on-site monitoring.  If archaeological resources 
or human remains are accidentally discovered during construction, 
work shall be halted within 150 feet (50 meters) of the find until a 
qualified professional archaeologist can evaluate it. Work shall not 
recommence until the project archaeologist has submitted 
documentation to the City indicating that discovered resources have 
been adequately salvaged and no further resources have been identified 
within the area of disturbance 

Less-than-significant.  
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4.5-9 In order to ensure that the proposed project does not impact buried 

human remains during project construction, the project proponent shall 
be responsible for on-going monitoring of project construction. Prior 
to the issuance of any grading permit, the project proponent shall 
provide the City of Soledad with documentation identifying 
construction personnel that will be responsible for on-site monitoring. 
If buried human remains are encountered during construction, work in 
that area must halt and the archaeologist and the coroner immediately 
notified.  If the remains are determined to be Native American, then 
the NAHC must be notified within 24 hours as required by Public 
Resources Code 5097.  The NAHC will notify designated Most Likely 
Descendants who will provide recommendations for the treatment of 
the remains within 24 hours.  The NAHC will mediate any disputes 
regarding treatment of remains. Work shall not recommence until the 
project archaeologist, coroner, and NAHC, submit documentation to 
the City indicating that buried human remains have been adequately 
salvaged and no further remains have been identified within the area of 
disturbance. 

4.6 Geology, Soils and Mineral Resources  

The project would be exposed to potential adverse 
effects from strong seismic ground shaking that may 
result in damage to proposed structures. 

4.6-1 To minimize the potential effects from strong seismic ground shaking 
on project components, a project-specific geotechnical analysis shall 
be performed by a registered professional engineer with geotechnical 
expertise, and all recommendations shall be incorporated into final 
design plans. Prior to the issuance of any building and/or grading 
permit, the project applicant shall submit a project-specific 
geotechnical analysis to the City of Soledad Public Works Director for 
review and approval. The project engineer shall develop project-level 
plans based upon and in response to the observations and 
recommendations made in the project specific geotechnical analysis.   

 
4.6-2 In order to minimize potential seismic-related hazards, the project 

engineer shall incorporate the seismic shaking analysis contained 
within the Geologic Hazards Investigation Update prepared by Nolan 

Less-than-significant.  
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Associates (September 2006) into project design. Prior to the issuance 
of any building and/or grading permits, the project applicant shall 
submit design level plans demonstrating that the recommendations of 
the Geologic Hazards Investigation Update are incorporated into 
project design, subject to the review and approval of the City of 
Soledad Public Works Director. In addition, all structures shall be 
designed to the most current standards of the California Building 
Code, at a minimum. 

 
4.6-3 In order to minimize seismic-related hazards to new public facilities, a 

site-specific probabilistic seismic hazards assessment shall be 
incorporated into the design of any schools, hospitals, fire or police 
stations, or any other critical facilities planned for the project site. An 
individual assessment shall be performed for each site by an 
engineering geologist. Prior to the issuance of any grading and/or 
building permit for new public facilities, including but not limited to 
new schools, hospitals, and fire or police stations, a probabilistic 
seismic hazards assessments shall be prepared and submitted to the 
City of Soledad Director of Public Works for review and approval.   

Construction of the project could result in 
substantial soil erosion or loss of topsoil. 

4.6-4 In order to reduce wind and water erosion on the project site, an 
erosion control plan and Storm Water Pollution Prevention Plan 
(SWPPP) shall be prepared for the site preparation, construction, and 
post-construction periods. The erosion control plan shall incorporate 
best management practices consistent with the requirements of the 
National Pollution Discharge Elimination System (NPDES).  The 
erosion component of the plan must at least meet the requirements of 
SWPPP required by the California State Water Resources Control 
Board. If earth disturbing activities are proposed between October 15 
and April 15, these activities shall be restricted per the requirements of 
Soledad Municipal Code Chapter 15.08. Prior to the issuance of any 
permit, the project proponent shall submit detailed plans to the 
satisfaction of the City of Soledad Public Works Director. The 
components of the erosion control plan and SWPPP shall be monitored 
for effectiveness by City of Soledad Public Works. The following 
measures shall be implemented, where appropriate, to control erosion:  

Less-than-significant.  
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1) Keep construction machinery off of established vegetation 

as much as possible, especially the vegetation on the 
upwind side of the construction site;  

2) Establish specific access routes at the planning phase of the 
project, and limits of grading prior to development, which 
should be strictly observed;  

3) Utilize mechanical measures (i.e. walls from sand bags 
and/or wooden slat or fabric fences) to reduce sand 
movement;  

4) Immediate revegetation (plus the use of temporary 
stabilizing sprays), to keep sand movement to a minimum; 
and  

5) For larger-scale construction, fabric or wooden slat fences 
should be placed around the construction location to 
reduce sand movement. 

 
4.6-5 Areas disturbed by grading shall be stabilized with adequate 

landscaping vegetative cover.  A re-vegetation and landscaping plan 
shall be prepared by a landscape architect with experience in working 
with the type of soils that are characteristic of the site, subject to the 
review and approval of the City of Soledad. Prior to the issuance of 
any certificate of occupancy and concurrent with project construction, 
disturbed areas shall be re-vegetated consistent with the City approved 
landscaping plan. All project replanting shall be continually monitored 
by the landscape architect for a duration of three years. The landscape 
architect shall submit annual monitoring reports to the City of Soledad 
after each successive year detailing the success of landscaping. 
Success shall be based on an 80% survival rate. If it is determined that 
the replanting has not been successful, additional replanting shall be 
required by the City of Soledad.   

 
4.6-6 All drainage from improved surfaces shall be captured by closed pipe 

or lined ditches and carried to neighborhood storm sewers or natural 
drainages.  At no time shall any concentrated discharge be allowed to 
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spill directly onto the ground adjacent to structures or to fall directly 
onto steep slopes.  The control of runoff is essential for erosion control 
and prevention of water ponding against foundations and other 
improvements. Prior to the issuance of any grading and/or building 
permit for each new structure, the project applicant shall submit an 
erosion control plan consistent with this measure, subject to the review 
and approval of the City of Soledad Public Works Director.  

The project could be exposed to localized 
liquefaction and collapse. 

4.6-7 In order to reduce the risk of localized liquefaction and collapse, and 
allow for adequate foundation and structural fill support, grading plans 
shall be consistent with a project-specific geotechnical analysis.  The 
project geotechnical engineer shall prepare a quantitative assessment 
of liquefaction and seismically-induced settlement potential for the 
project as part of a comprehensive site geotechnical evaluation, prior 
to the recordation of each final map. Measures to ensure adequate 
reduction of risk to standard acceptable levels in accordance with 
standard geotechnical practice shall be incorporated into project design 
and specifications, subject to the review and approval of the City of 
Soledad Public Works Director.  

Less-than-significant.  

The project could be exposed to potential adverse 
effects from on- or off-site landslides and lateral 
spreading that may result in damage to proposed 
structures. 

4.6-8 Portions of the project located within debris flow hazard areas as 
described in the Geological Hazards Investigation Update prepared by 
Nolan Associates (September 2006, see pg. 14) shall incorporate 
design measures to mitigate this hazard to acceptable levels in 
accordance with standard engineering practices.  Suitable measures 
include:  1) Restricting development to outside these areas; 2) 
Constructing artificial channels or diversion walls, designed to divert 
fluidized debris away from habitable structures; or 3) Constructing 
impact walls, designed to withstand anticipated debris flow volumes 
and velocities.  An engineering geologist shall be retained to provide 
site-specific geologic design criteria for debris flow hazard areas once 
the final project plans are available. Diversion or retaining structures 
shall be designed based on recommendations by a geotechnical 
engineer, subject to review and approval of the City of Soledad Public 
Works Director. Prior to the recordation of each final map, the project 
applicant shall submit evidence demonstrating that adequate design 
measures are incorporated to mitigate potential hazards to acceptable 

Less-than-significant.  
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engineering standards, subject to the review and approval of the City 
of Soledad.  

The project could be exposed to localized soil 
expansion. 

4.6-9 In order to minimize potential hazards associated with expansive soils, 
the expansion potential of site soils shall be evaluated as part of a site-
specific geotechnical study to ensure hazards are reduced to an 
acceptable level of geotechnical and Uniform Building Code practices. 
The recommendations of a geotechnical engineer for mitigating soil 
shrink-swell hazards shall be incorporated into project design. These 
measures may include replacement of soil with engineered backfill or 
treatment of expansive soil with lime. Prior to the recordation of each 
final map, the project applicant shall submit evidence demonstrating 
that adequate measures are incorporated to mitigate potential hazards 
to acceptable engineering standards, subject to the review and approval 
of the City of Soledad Director of Public Works. 

Less-than-significant.  

4.7 Hazards and Hazardous Materials 

The project proposes a variety of uses in an area that 
may be contaminated with hazardous materials.  
Release of these contaminants could pose a health 
risk to construction workers and future users on the 
site.   

4.7-1 Prior to the recordation of any final map, the applicant shall arrange 
for a Phase II Environmental Site Assessment to be prepared which 
assesses the localized environmental conditions described in the Phase 
I Environmental Site Assessment prepared by D&M Consulting 
Engineers, Inc. (September 2006) and identifies any required remedial 
actions for the safe handling, removal and special needs for any 
identified materials. The Phase II Assessment shall include site-
specific soil sampling in order to assess the presence of potential soil 
contamination and to identify special needs for soil handling during 
construction/grading activities and possible health risks to construction 
workers and future users consistent with the recommendations 
contained in the Phase 1 Environmental Site Assessment prepared by 
D&M Consulting Engineers, Inc. 

 
If results indicate the presence of such materials in excess of screening 
levels for residential, educational, or commercial uses, a Remediation 
Plan shall be prepared and implemented to reduce contamination to 
acceptable levels, maintain the safety of construction workers and 
future site users, and assure proper management of contaminated 

Less-than-significant.  



2.0 Summary 

DD&A 2-28 Miravale III Project  
October 2008  Draft Environmental Impact Report 
 

Table 2-1 
Summary of Significant Environmental Impacts and Mitigation 

Environmental Impact Mitigation Level of Significance 
After Mitigation 

materials in accordance with state and local regulatory requirements. 
This plan shall be subject to review and approval by the Monterey 
County Division of Environmental Health. Prior to the issuance of any 
building and/or grading permit, the project applicant shall submit 
evidence to the City of Soledad for review and approval demonstrating 
compliance with this measure.  

 
4.7-2 Prior to commencement of new development, the applicant shall 

obtain approval of a Soil Management Plan from the Monterey County 
Division of Environmental Health, which establishes management 
practices for handling potentially contaminated soil, if encountered, 
during construction/grading activities. 

 
4.7-3 In order to reduce human health risks to construction personnel and 

future site occupants, the project proponent shall retain a qualified 
consultant to survey all buildings  to be demolished for asbestos under 
the National Emissions Standards for Hazardous Air Pollutants 
(NESHAP) guidelines prior to demolition activities. If asbestos 
containing material is documented within existing on-site structures, 
all potentially friable asbestos shall be removed prior to building 
demolition in accordance with NESHAP guidelines. Prior to the 
issuance of a grading permit, the project proponent shall submit 
written evidence to the City of Soledad Director of Public Work from 
a qualified consultant demonstrating that all asbestos containing 
material, if present, has been properly removed and demolition 
activities may proceed without exposing construction personnel to 
asbestos related-hazards. 

 
4.7-4 In order to reduce human health risks to construction personnel and 

future site occupants, the project proponent shall retain a qualified 
consultant to conduct a lead-based paint survey to evaluate the 
presence of lead-based paint residues in site soils adjacent to existing 
structures. If lead contamination is documented on-site, all peeling and 
flaking lead-based paint shall be removed and properly disposed of 
separately from building debris, in accordance with current 
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Department of Toxic Substances Control policies. In addition, all 
existing structures within the Specific Plan area that were constructed 
prior to 1978 shall be surveyed for lead-based paint prior to any 
demolition activities. Prior to the issuance of any permit for each phase 
of development, the project proponent shall submit written evidence 
from a qualified consultant documenting that all lead-based paint 
hazards have been appropriately removed and disposed of in 
accordance with industry standards, subject to the review and approval 
of the City of Soledad.  

Due to the proximity of the Soledad Sanitary 
Landfill to the proposed school sites, there is the 
potential for hazardous emissions and/or other 
environmental hazards to affect the health and 
safety of students attending new schools within the 
project area. More specifically, the existing landfill 
has the potential to expose several of the proposed 
school sites to environmental hazards. Although the 
landfill is listed as “closed” and no known 
hazardous incidents have been reported, releases of 
emissions may, nevertheless, adversely affect the 
health of students. 

4.7-5 If, during the course of the Phase II Environmental Site Assessment, it 
is determined that the existing Soledad Sanitary Landfill would expose 
the proposed school sites to an environmental hazard that cannot be 
reduced to an acceptable level through remediation, the project 
applicant, in conjunction with the Soledad Unified School District and 
the City of Soledad, shall identify new school sites within the Miravale 
III project area that would not be exposed to known environmental 
hazards, prior to the recordation of any final map. If new school 
locations are necessary, the applicant shall amend the Specific Plan 
and submit a revised tentative map demonstrating the new school 
locations, subject to the review and approval of the City of Soledad, 
prior to the recordation of any final map. Any new school site shall be 
coordinated with the Soledad Unified School District.  

Less-than-significant. 

Future development could involve the use/storage of 
hazardous materials and/or be located in proximity 
to existing agricultural use/storage of hazardous 
materials.  Accidental release of hazardous materials 
could result in significant impacts on public health 
and the environment.   

The following mitigation measure is in addition to mitigation previously 
identified in Section 4.2 Agricultural Resources that are intended to reduce 
potential land use conflicts associated with agricultural operations.  
 
4.7-6 The applicant shall prepare a Chemical Application Management Plan 

(CHAMP).  This plan shall detail the procedures to construct, operate, 
and maintain the golf course.  The CHAMP shall provide technical 
public disclosure regarding pesticides, fertilizers and other chemicals 
to be used on the golf course, as well as methods of application and 
handling. This plan shall be submitted to the Monterey County 
Environmental Health Division for review and approval. Prior to the 
issuance of any permit for golf course development, the project 
applicant shall submit documentation to the City of Soledad 

Less-than-significant.  
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demonstrating that a CHAMP has been prepared and approved by the 
County of Monterey. The following provisions shall be included in the 
CHAMP: 
 Drought, pest, and disease resistant grass species shall be 

selected. 
 Pesticides shall be handled, applied, and disposed of by a 

licensed (State-certified) spray technician. 
 Only approved and legal chemicals shall be used.  All county, 

state, and federal guidelines must be strictly adhered to 
regarding storage, handling, and application of pesticides. 

 Advanced technology/monitoring equipment shall be used to 
insure minimal application of pesticides, herbicides, and 
fertilizers.  This equipment shall be maintained and in proper 
calibration. 

 A controlled and designated area/facility shall be used for the 
proper mixing and loading of pesticides into application 
equipment.  The facility shall consist of an impermeable pad 
with controlled and contained drainage, and should be at least 
50 feet from open ditches, ponds, or other water bodies.  
Rinse water shall be properly stored and hauled for disposal at 
an approved facility. 

 Selection of pesticides shall be based on the ability to achieve 
treatment goals and criteria to minimize off-site movement.  
Selection of less toxic, less mobile, and less persistent 
pesticides shall be a priority management criterion. 

 Pesticide applications shall be carefully timed and combined 
with other pest management practices; pests shall be 
accurately identified and pesticide applications made only 
when necessary, using the least amount required for all 
seasons. 

 Pesticides shall not be applied when soil moisture is high 
during the rainy season.  Applications shall be restricted prior 
to any anticipated late or early season storm events to 
preclude potential impacts from runoff. 

 Irrigation applications shall be consistent with turf grass 
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evapotranspiration requirements.  Over-watering shall be 
avoided. 

4.8 Hydrology and Water Quality  

Construction and operation of the project could 
impact water quality through substantial soil erosion 
during grading activities, loss of topsoil, and surface 
runoff from the proposed development.   

4.8-1 In order to ensure that impacts are minimized to the greatest extent 
feasible, the project shall be designed to meet the BMP standards for 
operational phase storm water runoff and to maintain the onsite BMPs. 
The project shall implement BMPs to manage water quality by 
providing onsite runoff treatment in line with the onsite infiltration 
system. Prior to the issuance of any grading and/or building permit, the 
project applicant shall prepare a Construction Management Plan that 
identifies a designated construction supervisor  responsible for the 
continued implementation of all construction BMPs throughout the 
duration of project construction. Moreover, the Construction 
Management Plan shall also identify BMPs to be implemented as part 
of the project and associated monitoring activities.  The Construction 
Management Plan shall be reviewed by the City of Soledad Public 
Works Director prior to the issuance of any permit.  

 
4.8-2 In order to prevent excess sediment buildup and ensure that all 

percolation basins are functioning in accordance with project-level 
plans, the project applicant and/or his/her successor in interest, shall be 
responsible for the long-term maintenance of all percolation basins and 
related private on-site drainage improvements and shall enter into a 
maintenance agreement with the City to provide for such. Bi-annually 
a basin maintenance report shall be submitted to the City of Soledad, 
subject to the review and approval of the Public Works Director, 
demonstrating that the basins have been properly maintained and 
cleaned in accordance with City standards. Prior to the issuance of any 
building and/or grading permit, the project applicant shall enter into a 
maintenance agreement with the City of Soledad.    

Less-than-significant. 

Construction and operation of the project could 
potentially result in flooding impacts to off-site 
properties if adequately sized drainage facilities are 
not provided within the proposed development.   

4.8-3 In order to ensure that project-induced impacts related to changes in 
the existing drainage patterns on the project site are minimized, the 
project applicant shall submit design-level improvement plans for the 
project’s storm drainage collection and retention system. Final design-

Less-than-significant. 
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level plans shall be supported with appropriate soils and hydrologic 
data in accordance with City standards. All conveyance system and 
retention basins shall be sized and designed in accordance with 
applicable City design standards and shall be appropriately sized to 
accommodate stormwater runoff from a 100-year storm event. Prior to 
the recordation of any final map, the project applicant shall submit all 
design-level plans and supporting details to the City of Soledad 
Director of Public Works for review and approval. The VTM and 
Specific Plan shall be revised as necessary to reflect final locations of 
drainage facilities, subject to the review and approval of the City of 
Soledad.  

4.9 Land Use and Planning 

The proposed project would conflict with several 
policies intended to avoid and/or mitigate 
environmental impacts.  

Mitigation measures have been identified in this EIR to reduce the extent of 
project-induced impacts, but these impacts cannot be minimized to a less-than-
significant level. Measures have been identified in Section 4.1 Aesthetics and 
4.4 Biological Resources. No additional measures are feasible. 

Significant and 
unavoidable.  

As proposed, the Miravale III Specific Plan has the 
potential to conflict with adopted planning 
documents pertaining to public services. 

4.9-1 In order to maintain project consistency with adopted City-wide 
facility planning documents, the project applicant/developer shall 
revise Section 5.0 of the Specific Plan to incorporate revisions 
identified by the City of Soledad Director of Public Works, prior to 
project approval. The following policy revisions have been identified 
as necessary. Revisions are underlined.  

 
Revise Wastewater Policy 2 to read as follows, “Design and construct 
the wastewater treatment system for Miravale III in accordance with 
applicable requirements of the Soledad Urban Water Management 
Plan, Long-Term Wastewater Management Plan, and the Recycle 
Water Service Ordinance No. 645.  

 
Revise Water Policy 1 to read as follows, “Design and construct the 
water supply and distribution system for Miravale III that expands 
upon and is integrated with the City’s water distribution system and 
which meets the needs of future project developments of the Specific 
Plan area consistent with the Urban Water Management Plan and the 

Less-than-significant. 
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City’s 2005 Water Master Plan.” 
 

Revise Stormwater Policy 5 to read as follows, “Design and construct 
a stormwater collection and retention system that adequate retains peak 
storm flows onsite, avoids aggravating or causing offsite downstream 
from the project site, and ensures separation of stormwater drainage 
from Recycled water generated within the Plan area and that is 
consistent with the 2007 Stormwater Management Plan, Stormwater 
Master Plan, and Ordinance No. 617” 
 
Add a new policy to the Section 5.2.2 Law Enforcement and Fire 
Protection/Medical Services. The new policy shall read as follows:  
 
“9. Police and fire services will be maintained with funding from a 
public safety benefit assessment district or similar district.”  

4.10 Noise 

Future residential uses developed at the project site 
would be exposed to exterior noise levels greater 
than 65 dBA CNEL, which exceeds the noise and 
land use compatibility standards presented in the 
City of Soledad’s General Plan.  Interior noise 
levels would be expected to exceed 45 dBA CNEL 
without the incorporation of noise insulation 
features into the project’s design.   

4.10-1 Maintain a sufficient buffer distance between transportation noise 
sources and future sensitive land uses, or alternatively, construct noise 
barriers or create acoustically shielded outdoor use areas utilizing 
buildings to achieve noise exposures of 65 dBA CNEL or less.  The 
specific determination of necessary mitigation measures will occur 
during project level environmental review and design.  Results of the 
analysis shall be submitted to the City prior to issuance of a building 
permit.   

 
4.10-2 Retain a qualified Acoustical Specialist to prepare for City review and 

approval a detailed acoustical analysis of interior noise reduction 
requirements and specifications for all projects proposed within the 60 
dBA CNEL contours of area roadways, in accordance with State and 
City standards.  Interior noise levels must be maintained at or below 45 
dBA CNEL.  Building sound insulation requirements will include 
forced air mechanical ventilation in noise environments exceeding 60 
dBA CNEL.  Special building construction techniques (e.g., sound-
rated windows and building facade treatments) may be required where 
exterior noise levels exceed 65 dBA CNEL.  These treatments include, 

Less-than-significant.  
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but are not limited to, sound rated windows and doors, sound rated 
exterior wall assemblies, and acoustical caulking.  The specific 
determination of required treatments will be made on a unit-by-unit 
basis during project design.  Results of the analysis, including the 
description of the necessary noise control treatments, will be submitted 
to the City along with the building plans prior to issuance of a building 
permit.  Feasible construction techniques such as these would 
adequately reduce interior noise levels to 45 Ldn or lower. 

 
4.10-3 Non-residential development will comply with the noise standards 

established in the Zoning Code at existing or planned residential 
properties in the vicinity. Further, efforts will be made to reduce noise 
impacts through the following planning and equipment requirements: 
 Development site planning will be utilized in a fashion that 

reduces noise impacts for nearby sensitive receptors, such as 
by not locating loading docks near residences.   

 Equipment screens, fan silencers, and engine mufflers will be 
used to mitigate noise from mechanical equipment.   

 Noise barriers will be used to control noise from parking and 
vehicle circulation.   

 For recreational uses, proposed development must consider 
impacts upon the adjacent residential development in terms of 
the location of active sports areas, their orientation on the site, 
whether or not lights are included, and speech amplification 
systems.   

Traffic volume increases from the project would 
increase traffic noise along the local roadway 
network.  In some locations, there would be a 
substantial, permanent increase in noise levels at 
sensitive receptors. 

4.10-4 The project shall incorporate noise reduction methods, subject to the 
review and approval of the City of Soledad. Methods to reduce noise 
on the project site may include the following measures:  

 
 Pave and re-pave streets with "quieter" pavement types, such as 

Open-Grade Rubberized Asphaltic Concrete, that would reduce 
noise levels by 2 to 3 dBA depending on the existing pavement 
type, traffic speed, traffic volumes, and other factors.  All new and 
improved streets within the project area shall use quieter 
pavement types.   

Significant and 
unavoidable.  
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 Implement new or larger noise barriers that may reduce noise 

levels by 5 dBA CNEL in areas that would not impair access 
requirements.  Final design of such barriers, including an 
assessment of their feasibility and reasonableness, must be 
approved by the City during project-specific development 
applications.  An increase in barrier height per foot equates to 
approximately 1 dBA noise reduction.  However, noise barriers 
must be considered as a last resort to alternative noise reduction 
methods per the City of Soledad General Plan. 

 
 Install traffic calming measures to slow traffic and provide 

qualitative improvement by smoothing out the rise and fall in 
noise levels caused by speeding vehicles.  For each 5 mph 
reduction in average speed, noise generation is reduced by 
approximately 1 dBA.   

 
 Provide affected residences with building sound insulation, such 

as sound rated windows and doors on a case-by-case basis to 
reduce interior noise levels to below the 45 dBA CNEL noise 
standard.   

Existing and proposed noise-sensitive land uses 
would be exposed to construction noise levels in 
excess of the significance thresholds for a period of 
more than one construction season.   

4.10-5 Noise-generating activities at the construction site or in areas adjacent 
to the construction site associated with the project in any way should 
be restricted to the hours of 7:00 a.m. to 7:00 p.m., Monday through 
Friday, and 8:00 a.m. to 6:00 p.m. on Saturdays, unless otherwise 
approved by the City. No construction activities should occur on 
Sundays or holidays, including New Years and 4th of July. 

 
4.10-6 Equip all internal combustion engine driven equipment with intake and 

exhaust mufflers that are in good condition and appropriate for the 
equipment.   

 
4.10-7 Locate stationary noise generating equipment (e.g., portable concrete 

crusher) as far as possible from sensitive receptors.  Construct 
temporary noise barriers to screen stationary noise generating 

Significant and 
unavoidable.  
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equipment when located near adjoining sensitive land uses.   
 
4.10-8 Utilize "quiet" air compressors and other stationery noise sources 

where technology exists.   
 
4.10-9 Route all construction traffic to and from the project site via 

designated truck routes where possible.  Prohibit construction related 
heavy truck traffic in residential areas where feasible.   

 
4.10-10 Control noise from construction workers’ radios to a point that they are 

not audible at existing residences bordering the project site.   
 
4.10-11 Consider the use of multiple-pile drivers to expedite construction 

where pile driving is required.  (Although noise levels generated by 
multiple pile drivers would be higher than the noise generated by a 
single pile driver, the total duration of pile driving activities would be 
reduced.) 

 
4.10-12 Use temporary noise control blanket barriers to shroud pile drivers or 

erect in a manner to shield the adjacent land uses.  Such noise control 
blanket barriers can be rented and quickly erected.   

 
4.10-13 Pre-drill foundation pile holes to minimize the number of impacts 

required to seat the pile.  Pre-drilling reduces the number of blows 
required to seat the pile and is a standard construction noise control 
technique.   

 
4.10-14 The contractor shall prepare a detailed construction management plan 

identifying the schedule for major noise-generating construction 
activities.  The construction management plan shall identify a 
procedure for coordination with the adjacent noise sensitive facilities 
so that construction activities can be scheduled to minimize noise 
disturbance. Prior to the issuance of any grading and/or building 
permit, the project applicant shall submit a detailed construction 
management plan to the City of Soledad for review and approval.   
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4.10-15 The project applicant shall designate a "disturbance coordinator" who 

shall be responsible for responding to any local complaints about 
construction noise.  The disturbance coordinator shall determine the 
cause of the noise complaint (e.g., starting too early, bad muffler, etc.) 
and shll require that reasonable measures warranted to correct the 
problem are implemented.  Conspicuously post a telephone number for 
the disturbance coordinator at the construction site and include it in the 
notice sent to neighbors regarding the construction schedule. Prior to 
the issuance of any grading and/or building permit, the project 
proponent shall provide the City of Soledad with the contact 
information for the designated “disturbance coordinator.”   

4.11 Population and Housing  

The project would represent an increase in overall 
residential holding capacity identified in the 2005 
General Plan EIR for portions of the Mirassou, San 
Vincente and Northwest Expansion Areas within the 
project area and could be considered growth 
inducing if annexations and development in the 
remaining expansion areas exceed development 
potential addressed in the General Plan EIR. 

4-11.1   Phase approval of development applications and annexations in the 
Mirassou, San Vincente and       Northwest Expansion Areas to 
maintain holding capacity and population projections in Table 4.11-5 
of the General Plan EIR. Monitor development approvals in these 
expansion areas to limit overall density and population growth to the 
holding capacity identified to ensure consistency with projections in 
approved City planning documents.   

 
4-11.2  Implement General Plan policies L-2 to L-7 and other applicable 

policies for phased          development and population growth in the 
project and expansion areas.  General Plan policies L-2 to L-7, (below) 
identify expansion area requirements and applicable policies for 
annexation of these areas:  

 
 L-2 Further annexations to the City may occur when a) a 

substantial portion of the development capacity within the 
existing city limits has been developed, b) a substantial public 
benefit can be realized through the annexation, such as the 
provision of public open space, additional parkland, or the 
protection of scenic vistas, or natural resources, or c) a special 
type of use is proposed that cannot be practically 

Less-than-significant.  
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accommodated in the existing city limits, and d) the project 
can be found to provide a financial benefit to the City or to be 
fiscally neutral. The Planning Commission shall review the 
merits of a request for annexation based on these criteria, and 
make a recommendation to the City Council. 

 
 L-3 A specific plan shall be required for all annexations and 

development of properties designated Expansion Area.  
Specific plans shall be prepared in accordance with the 
standards provided in Appendix B of the General Plan.  

 
 L-4 The City shall promote patterns of development that allow for 

the efficient and timely extension of infrastructure and 
services. 

 
 L-5 New development shall not be allowed unless adequate public 

services are available to serve such new development, or that 
can be provided at the time of development.  

 
 L-6 New development shall pay its fair share of providing 

additional public services needed to accommodate such 
development.  

 
 L-7 Master plans for sewer, water, roads, drainage and other 

public improvements shall be required for new development 
on large undeveloped parcels and may be included in the 
specific plan required by policy L-3, and as determined by the 
City. 

Although the project site is located in an area that 
has been identified for future population growth in 
City’s General Plan, the project would result in a 
significant growth-inducing impact through the 
introduction of new sources of employment and a 
significant portion of the City’s projected 
population growth, which would result in additional 

No Mitigation Measures identified. Significant and 
unavoidable.  
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demands on existing facilities. 
The Miravale III Specific Plan is inconsistent with 
the Housing Element, which requires affordable 
housing to be fully integrated with market rate 
housing.    

4.11.3 The applicant shall enter into a Development Agreement per Program 
4.3 of the City’s Housing Element with the City that prescribes the 
parameters of the development of affordable housing consistent with 
the City’s Housing Element, Inclusionary Housing Ordinance, and the 
revised Specific Plan.  The Development Agreement shall be reviewed 
and approved by the City of Soledad prior to or concurrent with 
project approval.   

Less-than-significant. 

The Miravale III Specific Plan is inconsistent with 
affordable housing requirements of the City’s 
Inclusionary Housing Ordinance. 

4.11.4 Prior to project approval, the Specific Plan shall be revised to provide 
20% of the units proposed in each Planned Development area and the 
Low Density Residential area to be affordable housing units. 
Alternatively, the project applicant shall dedicate real property for 
affordable housing or submit payment of in-lieu fees in order to ensure 
project consistency with the requirements of the City of Soledad’s 
Inclusionary Housing Ordinance, subject to the approval of the City of 
Soledad.   The project’s consistency with the City’s Inclusionary 
Housing Ordinance shall be evidenced in the Development Agreement 
(DA) prepared for the project, subject to the approval of the City of 
Soledad.  The DA shall be reviewed concurrently with the project’s 
General Plan amendments, Specific Plan and the Vesting Tentative 
Map. 

Less-than-significant. 

4.12 Public Services and Recreation 

The project would result in an increased demand for 
police and fire services. 

4.12-1 Prior to the initiation of construction for Phase 2 of the proposed 
development, the proposed fire and police facilities located on West 
Street shall be constructed and operational. Prior to the issuance of any 
building permit for new residential and commercial development in 
Phase 2, the project applicant shall obtain written documentation from 
the Soledad Fire and Police Departments indicating that the fire and 
police substations are operational, subject to the review and approval 
of the City of Soledad.  

 
4.12-2 Prior to the issuance of building permits, the applicant/developer shall 

pay a City Public Facilities Development Impact Fee for each type of 
new development in accordance with the adjusted impact fee in effect 

Less-than-significant.  
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at the time of building permit issuance. All fees shall be subject to the 
review and approval of the City of Soledad Community Development 
Director.    

 
4.12-3 Prior to the recordation of each final map for development within areas 

currently designated as “State Responsibility Areas,” the applicant 
shall submit evidence, subject to the review and approval of the City of 
Soledad Fire Department, demonstrating that a minimum 100-foot 
defensible space will be provided around any structure constructed 
within the foothill area. The defensible space shall be cleared of and 
maintained free of brush and combustible debris, and any landscaping 
placed within the defensible space shall be irrigated. 

The project would result in an increased demand for 
educational services. 

4.12-4 Prior to project approval, the project applicant shall submit evidence, 
including a revised Specific Plan and tentative map, demonstrating that 
an additional two elementary school sites of sufficient size and a 40-
acre high school site will be designated within the project boundaries 
to meet project demands, subject to the review and approval of the 
City of Soledad and the Soledad Unified School District. The 40-acre 
high school site shall be operational prior to the issuance of any 
certificate of occupancy for Phase II of the proposed project, unless 
otherwise approved by the City of Soledad and the Soledad Unified 
School District1  

 
4.12-5 The applicant/developer shall pay a school impact fee for each type of 

development pursuant to the criteria set forth within California 
Government Code Section 65995.  Prior to the issuance of building 
permits, the applicant shall pay required school mitigation fees.  As 
indicated above, the fees set forth in Government Code Section 65996 
constitute the exclusive means of both “considering” and “mitigating” 
school facilities impacts of projects [Government Code Section 

Less-than-significant.  

                                                           
1 Alternatively, if additional school sites will not be provided in conjunction with project development, the project applicant shall obtain written documentation 
from the Soledad Unified School District demonstrating that adequate school facilities, including a 40-acre high school and two appropriately sized middle 
schools, will be available within the City of Soledad to accommodate anticipated project demands. If, however, adequate capacity does not exist, development 
shall be restricted until such time that additional capacity is available to accommodate subsequent phases of development. 
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65996(a)].  They are “deemed to provide full and complete school 
facilities mitigation” [Government Code Section 65996(b)].  

As proposed, the project does not meet the 
minimum required parkland ratio of three acres per 
1,000 residents. 

4.12-6 In order to ensure adequate improved parkland is provided as part of 
project development, the applicant shall submit detailed plans, 
including a revised Specific Plan and Tentative Map, demonstrating 
that adequate parkland (3 acres/1,000 residents) is designated within 
the project boundaries consistent with the requirements of the General 
Plan and Miravale III Specific Plan dated June 2007, prior to project 
approval, subject to the review and approval of the City of Soledad.   

Less-than-significant.  

Population growth anticipated under the Miravale 
III Specific Plan would create additional demands 
on park and recreational facilities. 

4.12-7 Prior to the issuance of any building permit, the applicant/developer 
shall submit payment of a Park Facilities Impact Fee in accordance 
with the adjusted impact fee in effect at the time of building permit 
issuance, if determined to be applicable. All fees shall be subject to the 
review and approval of the City of Soledad Community Development 
Director.  

Less-than-significant. 

4.13 Traffic and Circulation 

Based on the significance criteria, the project has 
the potential to increase hazards due to a design 
feature or incompatible uses.   

4.13-1 Due to large traffic volumes and vehicle speeds, at-grade golf cart 
crossings shall not be permitted along streets classified as collectors or 
arterials. Prior to the issuance of any building and/or grading permit 
for development associated with the golf course facility, the project 
applicant shall submit detailed design-level plans demonstrating 
compliance with this measure, subject to the review and approval of 
the Director of Public Works. Improvements shall be constructed in 
accordance with this measure prior to the issuance of any certificate of 
occupancy or final permit for development associated with the golf 
course.  

Less-than-significant.  

Based on the significance criteria, the project will 
have a significant impact on eleven study 
intersections, five roadway segments, and signal 
warrants would be met on nine intersections under 
project conditions.   

4.13-2  Moranda Road and Front Street:  Widen NB Front Street to two 
lanes, add a second NB through lane, EB free-right-turn lane and 
widen Front Street between Moranda road and San Vicente Road.  
Prior to the issuance of any building permit for each phase of 
development, the project applicant shall submit payment of the City of 
Soledad traffic impact fee in effect at the time of building permit 
issuance in order to mitigate the impact at this location. No certificate 
of occupancy shall be issued for new residential or commercial 

Less-than-significant.  
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buildings requiring the implementation of these improvements until 
said improvements have been fully constructed, subject to the review 
and approval of the City of Soledad. Alternatively the project can 
contribute its fair share towards the construction of the extension of 
Gabilan Drive to US 101.  If this alternative is chosen local roadways 
shall be monitored annually to ensure that LOS levels are maintained 
in accordance with the City of Soledad’s adopted standards until the 
extension is complete. All fees shall be paid prior to the issuance of 
any building permit for each phase of development and shall be 
subject to the approval of the Director of Public Works.   

 
4.13-3 San Vicente Road and Front Street: Widen NB Front Street to two 

lanes, NB San Vicente Road to three lanes, add two EB left-turn lands 
and a SB free-right-turn lane. Prior to the issuance of any building 
permit for each phase of development, the project applicant shall 
submit payment of the City of Soledad traffic impact fee in effect at 
the time of building permit issuance in order to mitigate the impact at 
this location. No certificate of occupancy shall be issued for new 
residential or commercial buildings requiring the implementation of 
these improvements until said improvements have been fully 
constructed, subject to the review and approval of the City of Soledad. 
Alternatively the project can contribute its fair share towards the 
construction of the extension of Gabilan Drive to US 101.  If this 
alternative is chosen local roadways shall be monitored annually to 
ensure that LOS levels are maintained in accordance with the City of 
Soledad’s adopted standards until the extension is complete. All fees 
shall be paid prior to the issuance of any building permit for each 
phase of development and shall be subject to the approval of the 
Director of Public Works.   

 
4.13-4 San Vicente and Gabilan Drive: Signalize this intersection and add a 

second westbound left-turn land, exclusive northbound right-turn lane, 
and southbound left-turn land.  SB San Vicente Road will need to be 
widened to accommodate the dual left-turn lanes from Gabilan.  Prior 
to the issuance of any building permit for each phase of development, 
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the project applicant shall submit payment of the City of Soledad 
traffic impact fee in effect at the time of building permit issuance in 
order to mitigate the impact at this location. No certificate of 
occupancy shall be issued for new residential or commercial buildings 
requiring the implementation of these improvements until said 
improvements have been fully constructed, subject to the review and 
approval of the City of Soledad. Alternatively the project can 
contribute its fair share towards the construction of the extension of 
Gabilan Drive to US 101. If this alternative is chosen local roadways 
shall be monitored annually to ensure that LOS levels are maintained 
in accordance with the City of Soledad’s adopted standards until the 
extension is complete. If this alternative is selected the project 
applicant shall submit payment of the projects fair share towards the 
construction of this improvement in accordance with the traffic impact 
fee in effect at the time of building permit issuance for each phase of 
the project. All fees shall be paid prior to the issuance of any building 
permit for each phase of development and shall be subject to the 
approval of the Director of Public Works. 

 
4.13-5 West Street and Gabilan Drive:  Signalize the intersection and add 

exclusive left-turn lanes with protected phasing on all approaches. 
Prior to the issuance of any building permit for each phase of 
development, the project applicant shall submit payment of the City of 
Soledad traffic impact fee in effect at the time of building permit 
issuance in order to mitigate the impact at this location. No certificate 
of occupancy shall be issued for new residential or commercial 
buildings requiring the implementation of these improvements until 
said improvements have been fully constructed, subject to the review 
and approval of the City of Soledad. All fees shall be paid prior to the 
issuance of any building permit for each phase of development and 
shall be subject to the approval of the Director of Public Works. 

 
4.13-6 Main Street and Gabilan Dive:  Signalize the intersection with 

protected left-turn phasing along Gabilan Drive. Prior to the issuance 
of any building permit for each phase of development, the project 
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applicant shall submit payment of the City of Soledad traffic impact 
fee in effect at the time of building permit issuance in order to mitigate 
the impact at this location No certificate of occupancy shall be issued 
for new residential or commercial buildings requiring the 
implementation of these improvements until said improvements have 
been fully constructed, subject to the review and approval of the City 
of Soledad. Alternatively the project can contribute its fair share 
towards the construction of the extension of Gabilan Drive to US 101. 
If this alternative is chosen local roadways shall be monitored annually 
to ensure that LOS levels are maintained in accordance with the City 
of Soledad’s adopted standards until the extension is complete. All 
fees shall be paid prior to the issuance of any building permit for each 
phase of development and shall be subject to the approval of the 
Director of Public Works. 

 
4.13-7 Andalucia Drive and Gabilan Drive: Signalize this intersection with 

protected left-turn phasing along Gabilan Drive.  Prior to the issuance 
of any building permit for each phase of development, the project 
applicant shall submit payment of the City of Soledad traffic impact 
fee in effect at the time of building permit issuance in order to mitigate 
the impact at this location. All fees shall be paid prior to the issuance 
of any building permit for each phase of development and shall be 
subject to the approval of the Director of Public Works. No certificate 
of occupancy shall be issued for new residential or commercial 
buildings requiring the implementation of these improvements until 
said improvements have been fully constructed, subject to the review 
and approval of the City of Soledad. 
 

4.13-8 Orchard Land and Metz Road:  Signalize this intersection with 
protected left-turn phasing on Metz Road and split phasing on Orchard 
Lane. The project applicant shall submit payment of the City of 
Soledad traffic impact fee in effect that the time of building permit 
issuance in order to mitigate the impact at this location. All fees shall 
be paid prior to the issuance of any building permit for each phase of 
development and shall be subject to the approval of the Director of 
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Public Works. No certificate of occupancy shall be issued for new 
residential or commercial buildings requiring the implementation of 
these improvements until said improvements have been fully 
constructed, subject to the review and approval of the City of Soledad. 
 

4.13-9 Oak Street and Front Street: Widen Front Street to four lanes between 
Nestles Road and Oak Street and add a second EB left-turn lane at the 
intersection of Nestles Road and Oak Street. Alternatively, the 
construction of the US 101/SR 146 bypass would alleviate impacts at 
this intersection. The project applicant shall submit payment of the 
City of Soledad traffic impact fee in effect at the time of building 
permit issuance. All fees shall be paid prior to the issuance of any 
building permits for each phase of development and shall be subject to 
the approval of the Director of Public Works. No certificate of 
occupancy shall be issued for new residential or commercial buildings 
requiring the implementation of these improvements until said 
improvements have been fully constructed, subject to the review and 
approval of the City of Soledad. 

The project will have a significant impact on two 
freeway ramps and four freeway segments.   

4.13-10 Moranda Road and US 101 NB Ramps:  Signalize the intersection and 
widen the NB US 101 on ramp to add a second NB left-turn lane.  
Prior to the issuance of any building permit for each phase of 
development, the project applicant shall submit payment of the City of 
Soledad traffic impact fee in effect at the time of building permit 
issuance in order to mitigate the impact at this location. No certificate 
of occupancy shall be issued for new residential or commercial 
buildings requiring the implementation of these improvements until 
said improvements have been fully constructed, subject to the review 
and approval of the City of Soledad.  Alternatively the project can 
contribute its fair share towards the construction of the extension of 
Gabilan Drive to US 101.  If this alternative is chosen local roadways 
shall be monitored to ensure that LOS levels are maintained in 
accordance with the City of Soledad’s adopted standards until the 
extension is complete.  In addition the US 101 interchange at Moranda 
Road/Front Street will require reconfiguration/reconstruction to 
provide more efficient access to the project site and north Soledad in 

Less-than-significant 
with mitigation. 
However, if these 
improvements are 
determined to be 
infeasible impacts 
would be significant 
and unavoidable.  
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general.  As this is a regional improvement, funding of at least part of 
the mitigation should be the responsibility of TAMC, and TAMC 
should include the improvement within its traffic impact fee. In this 
case, the project’s payment of the City’s adopted TIF fee, which 
includes regional improvements, would mitigate the project’s regional 
impact at this location.  However, should the widening of the freeway 
and improvement of interchanges be deemed infeasible or not part of 
the fee program, the impact should be considered significant and 
unavoidable. All fees shall be paid prior to the issuance of any building 
permit for each phase of development and shall be subject to the 
approval of the Director of Public Works. 
 

4.13-11 Front Street and US 101 SB Ramps:  Signalize this intersection, widen 
southbound Front Street to two lanes and add a second lane on the off-
ramp.  In addition, the volume of vehicles exiting southbound US 101 
at Front Street indicate the need for widening of Front Street, between 
US 101 and Moranda Road, to two lanes southbound and/or 
reconfiguration/reconstruction of the US 101 interchange at Moranda 
Road/Front Street to provide more efficient access to the project site 
and north Soledad in general.  As this is a regional improvement, 
funding of at least part of the mitigation should be the responsibility of 
TAMC, and TAMC should include the improvement within its traffic 
impact fee. In this case, the project’s payment of the City’s adopted 
TIF fee would mitigate the project’s impact at this location.  However, 
should the widening of the freeway and improvement of interchanges 
be deemed infeasible or not part of the fee program, the impact should 
be considered significant and unavoidable. Prior to the issuance of any 
building permit for each phase of development, the project applicant 
shall submit payment of the City of Soledad traffic impact fee in effect 
at the time of building permit issuance in order to mitigate the impact 
at this location. All fees shall be paid prior to the issuance of any 
building permit for each phase of development and shall be subject to 
the approval of the Director of Public Works. 
 

4.13-12 The project applicant shall be required to pay towards the City’s TIF 
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program, which includes regional improvements. Prior to the issuance 
of any building permit for each phase of development, the project 
applicant shall submit payment of the City of Soledad traffic impact 
fee in effect at the time of building permit issuance in order to mitigate 
the impact at this location. The payment of fees is considered 
mitigation for project impacts to freeway facilities. All fees shall be 
paid prior to the issuance of any building permit for each phase of 
development and shall be subject to the approval of the Director of 
Public Works. Should the widening of the freeway and improvement 
of interchanges be deemed infeasible or not part of the fee program, 
the impact should be considered significant and unavoidable. 

The project together with the cumulative 
developments will have a significant impact on two 
intersections 

4.13-13 Moranda Road and Front Street: Addition of an east leg to the 
intersection to serve the Soledad Plaza project site. In order to mitigate 
potential impacts at this intersection, the project applicant shall submit 
payment of the City’s adopted traffic impact fee in effect at the time of 
building permit issuance for each phase of development, subject to the 
review and approval of the City of Soledad Director of Public Works. 
All fees shall be paid prior to the issuance of any building permit for 
each phase of development.  
 

4.13-14 San Vicente Road and Gabilan Drive:  Addition of a west leg to the 
intersection to serve the Soledad Plaza project site. In order to mitigate 
potential impacts at this intersection, the project applicant shall submit 
payment of the City’s adopted traffic impact fee in effect at the time of 
building permit issuance for each phase of development, subject to the 
review and approval of the City of Soledad Director of Public Works. 
All fees shall be paid prior to the issuance of any building permit for 
each phase of development. 

Less-than-significant. 

4.14 Utilities and Service Systems 
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Development of the proposed project would require 
or result in the construction of new water and 
recycled water facilities and the expansion of 
existing facilities. Project development would also 
require the construction of additional distribution 
and storage systems, transmission mains and 
improvements. Potential significant environmental 
effects could be realized through construction of the 
facilities if not planned and constructed consistent 
with Citywide infrastructure improvement plans. 

4.14-1 Design and construct the water supply and distribution system for the 
project that is integrated with the City’s water distribution system and 
consistent with the Urban Water Management Plan and the City’s 
2005 Water Master Plan. Prior to the issuance of any building permit, 
the project applicant shall submit detailed design-level infrastructure 
plans in accordance with this measure, subject to the review and 
approval of the City of Soledad Director of Public Works.  

 
4.14-2 All water and recycled water facilities and infrastructure shall be 

designed with sufficient capacity to accommodate the project and be 
required to adhere to all applicable City standards in terms of 
infrastructure sizing, design and construction. Prior to the issuance of 
any building permit, the project applicant shall submit detailed design-
level infrastructure plans in accordance with this measure, subject to 
the approval of the Director of Public Works.  

 
4.14-3 All water and recycled water pipelines shall be placed underground 

and in the utilities right-of-way and constructed to comply with all 
applicable state and local standards. Prior to the issuance of any 
building permit, the project applicant shall submit detailed design-level 
infrastructure plans in accordance with this measure, subject to the 
review and approval of the City of Soledad Director of Public Works. 

 
4.14-4 The project shall be required to construct new infrastructure that is of 

adequate capacity to serve the project’s projected water and fire flow 
demand in addition to the provider’s existing commitments. Prior to 
the issuance of any building permit, the project applicant shall submit 
detailed design-level infrastructure plans in accordance with this 
measure, subject to the approval of the Director of Public Works. 

Less-than-significant.  

Development of the proposed project would 
potentially exceed existing and planned wastewater 
treatment capacity. 

4.14-5 In order to ensure that the proposed wastewater treatment system is 
consistent with the applicable requirements of the Soledad Urban 
Water Management Plan, Long-Term Wastewater Management Plan, 
and Chapter 13.11 Recycled Water Service, the project applicant shall 
submit detailed design-level plans in accordance with these 
requirements, prior to the issuance of any building and/or grading 

Less-than-significant.  
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permit, subject to the review and approval of the City of Soledad 
Public Works Director.  

 
4.14-6 Prior to the approval of the first final map within the Specific Plan 

area, all required permits for the on-site recycled water facility, 
including, but not limited to, a Waste Discharge Permit from the 
Regional Water Quality Control Board and approval of the system 
design, shall be obtained. The project applicant shall submit written 
evidence to the City of Soledad documenting compliance with this 
measure.  

 
4.14-7 In order to ensure that adequate wastewater treatment is available to 

accommodate each phase of project development, the treatment 
capacity for the on-site recycled water facility shall be increased to 
accommodate each phase of the project prior to the final approval of 
the first building permit or occupancy permit for each of the respective 
project phases as appropriate. Subject to the review and approval of 
the Director of Public Works, excess treatment capacity shall be added 
to the plant and disposal facilities, as needed, for each phase of the 
project, to accommodate future increases in wastewater flow rates, 
based on estimates of future development. In addition, flows shall be 
metered and records of the flows shall be provided to the RWQCB for 
review and approval. No building permits shall be issuance unless 
sufficient capacity exists to accommodate additional phases of 
development.  

 
4.14-8 Prior to the issuance of any building permit, the applicant/developer 

shall submit payment of the current City Development Impact Fee for 
each type of development in accordance with the adjusted impact fee 
in effect at the time of building permit issuance. Additionally, the 
applicant/developer shall submit payment of all fees necessary to fund 
the construction of the expansion of the treatment plant located within 
the project site, as required by the City of Soledad. All fees shall be 
subject to the review and approval of the Director of Public Works.  

Development of the proposed project would require 4.14-9 All water and wastewater infrastructure shall be designed with Less-than-significant.  
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or result in the construction of new water or 
wastewater treatment facilities and expansion of 
existing facilities, including the construction of 
water and wastewater facilities, transmission mains 
and improvements which could cause significant 
environmental effects through construction of the 
facilities if not planned and constructed consistent 
with Citywide infrastructure improvement plans. 

sufficient capacity to accommodate the project and be required to 
adhere to all applicable City standards in terms of infrastructure sizing, 
design and construction. Prior to the issuance of any building and/or 
grading plan, the project applicant shall submit detailed evidence, 
including but not limited to design-level infrastructure plans, 
consistent with the requirements of this mitigation, subject to the 
approval of the Director of Public Works.   

 
4.14-10 All wastewater pipelines shall be placed underground and in the 

utilities right-of-way. Prior to the issuance of any building permit, the 
project applicant shall submit detailed design-level infrastructure plans 
in accordance with this measure, subject to the review and approval of 
the City of Soledad Director of Public Works. 

 
4.14-11 The project would be required to construct new infrastructure that is of 

adequate capacity to serve the project’s projected demand in addition 
to the wastewater provider’s existing commitments. Prior to the 
issuance of any building permit, the project applicant shall submit 
detailed design-level documentation, in addition to written 
documentation from the City of Soledad, documenting that design-
level plans are in accordance with City standards, as well as 
documenting that the City has sufficient capacity to accommodate 
project demands in addition to existing commitments, subject to the 
approval of the Director of Public Works. 

Project construction would result in significant 
construction-generated waste. The following 
mitigation has been identified by the Salinas Valley 
Solid Waste Authority to ensure that all 
construction-generated waste is recycled to the 
greatest extent feasible in order to minimize impacts 
to existing facilities within their jurisdiction. 

4.14-12 Prior to the commencement of construction related activities, the 
applicant/developer shall prepare and submit a Construction and 
Demolition Diversion Plan consistent with the requirements of the 
City’s adopted Diversion Plan Ordinance, subject to the review and 
approval of the Salinas Valley Solid Waste Authority and the City of 
Soledad. This plan shall identify on-going implementation measures 
for the diversion and separation of construction waste to ensure that all 
construction-generated solid waste is recycled to the greatest extent 
possible.    

Less-than-significant. 

Development of the proposed project would 
increase demands for electricity and natural gas 

The following mitigation measure is necessary to reduce project demands for 
electricity and natural gas and is in addition to other mitigation measures 

Less-than-significant. 
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consumption. identified Section 4.3 Air Quality. 
 
4.14-13 In order to prevent the wasteful use of energy, all new residential, 

commercial, and hospitality oriented structures shall incorporate the 
principles of passive solar design to the maximum extent feasible. 
Typical passive solar design principles may include the following; 1) 
large south-facing windows; 2) tile, brick, or other thermal mass 
material used in flooring or walls to absorb natural heat; 3) improved 
insulation; 4) building orientation that takes advantage of the sun, 
shade, and wind; and 5) energy efficient building materials. For new 
structures that are unable to incorporate these principles, the project 
applicant shall submit detailed evidence, such as site plans, landscape 
plans, and similar, to the City of Soledad Public Works Director 
demonstrating that there are no viable design alternatives to 
accommodate these principles. Prior to the issuance of each individual 
building permit for new structures, the project applicant shall submit 
evidence, including but not limited to, site plans, proposed building 
materials, and landscape plans, to the City of Soledad Public Works 
Director for review and approval.  

5.0 CEQA Considerations 

Development of the proposed project would 
contribute to a number of potentially significant 
cumulative impacts. 

Implementation of mitigation measure identified above, in addition to 
adherence to applicable General Plan policies.   
 

Cumulative impacts 
would be reduced to a 
less-than-significant 
level for geology and 
soils, utilities and 
service systems. 
Significant unavoidable 
cumulative impacts 
include aesthetics, 
agricultural resources, 
air quality, 
transportation and 
traffic, and biological 
resources   
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3.0 PROJECT DESCRIPTION 
 
This section presents the project description as required by CEQA Guidelines Section 15124. The 
proposed project consists of the development and implementation of the Miravale III Specific Plan. The 
Specific Plan calls for a mixed-use development including 1,470 single-family residential units, 116 
duplex/small lot single-family residential units, 2,614 multi-family residential units (includes affordable 
housing, workforce housing, and senior housing units), 120 hotel rooms, 275,000 square feet of retail 
commercial space and an 18-hole golf course.  Conceptual plans include a variety of residential types, 
including apartments, townhouses, and attached homes on small and large lots.  The project also proposes 
three school sites (two elementary schools and one middle school), a fire and police substation, a recycled 
water plant, and approximately 75 acres of open space and recreation areas, including parks, playgrounds, 
and a trail system.  The Specific Plan is based upon a preliminary Vesting Tentative Map, which shows 
proposed lotting and infrastructure improvements (refer to Figure 3-1). 
 
The project site is currently zoned by the County for farmland and permanent grazing uses and is being 
used for agricultural cultivation, with portions of the site fallow.  It includes 14 existing single family 
units, four of which will be removed as part of the project.  Two parcels, located within the northwestern 
portion of the project boundaries, are under Williamson Act contract.  According to the City’s General 
Plan, the entire project site is located within designated Expansion Area, comprising all or a portion of 
three areas:  Northwest Expansion, San Vicente West, and Mirassou Expansion Area. A specific plan is 
required by the City in advance of annexation and development of each Expansion area.  Development of 
the project site will require annexation to the City pursuant to Local Agency Formation Commission of 
Monterey County (LAFCO) regulations. 
 
The project is proposed to be developed over a 20 year period beginning in 2008 with development of 
basic infrastructure.  The project proponent proposes to develop the site in four phases as described 
below. 
 
Phase 1 – Approximately 100 acres, containing a golf clubhouse and nine-hole golf course, approximately 
23 acres of future commercial and/or hotel site, and 407 residential units having a mix of single family 
and duplex/small lots, workforce housing, affordable housing, and senior housing.  It will include 
approximately 1.2 miles of collector streets (including approximately 0.8 miles of relocated San Vicente 
Road) and approximately 1.1 miles of local streets.  It will also include a combined golf driving range and 
stormwater percolation holding pond. 

 
Phase 2 – Approximately 400 acres, containing the second nine holes of the golf course and 
approximately 1,744 residential units with a combination of single family and duplexes/small lots, 
workforce housing, affordable housing, and senior housing.  This phase would also include 15 acres of 
commercial, a public service parcel (fire and police) and two parks, all served by approximately 1.2 miles 
of extended West Street, 0.9 miles of extended Orchard Lane, and 5.2 miles of local streets. 
 
Phase 3 – Approximately 200 acres, containing the easterly upper slopes, approximately 575 residential 
units which consist of single family and duplexes/small lots, workforce housing, affordable housing, and 
senior housing.  As proposed, this phase would also include an elementary school, several parks, four 
water tanks (two existing) and three booster pump stations all served by 2.5 miles of residential streets.  
This phase also contains approximately 1.5 miles of hillside hiking trails. 
 
Phase 4 – Approximately 200 acres, containing approximately 1,475 residential units which consist of 
single family and duplexes/small lots, workforce housing, affordable housing, and senior housing. This 
phase also includes an elementary school and a park, all served by 1.2 miles of local streets.  It also 



  3.0 Project Description 

DD&A 3.0-2 Miravale III Project 
October 2008  Draft Environmental Impact Report 

contains a tank site for the Zone A water tank.  A middle school and an agricultural education facility are 
also proposed.   Phase 4 also contains approximately 70 acres of agricultural land (Williamson Act) which 
is reserved for development of a Senior Housing Village, mobile home park, single family housing. 
 
 
3.1 PROJECT LOCATION 
The project is located within unincorporated lands of Monterey County on the northern edge of the City 
of Soledad, approximately 35 miles southeast of the Monterey Peninsula and 85 miles southeast of the 
San Francisco Bay Area (refer to Figure 3-2). The 920-acre project site is generally between San Vicente 
Road and Orchard Lane and is surrounded by agricultural land to the north and west, an existing 
residential subdivision to the south, and undeveloped foothills of the Gabilan Mountain Range to the east. 
(Refer to Figure 3-3). The Assessor’s Parcel Numbers are:  417-151-082, 417-151-083, 417-151-084, 
417-151-085, 257-081-005, 257-081-026, 257-081-027, and 257-081-032. 
 
The project site consists primarily of undeveloped land.  The site’s topography is comprised of a natural 
slope from the southwest corner of the site to the northeast with steeper slopes located at the eastern 
boundary.  The majority of the site ranges in elevation between approximately 180 and 600 feet above 
mean sea level.  The site generally drains to the southwest toward Miravale Road and a large detention 
basin is proposed at the golf practice range just south.  Several small drainages occur in the eastern and 
western portions of the site.  Site vegetation can be characterized primarily with areas of open annual 
grassland and minimal trees.  Existing trees are located near two single family homes, and a row of 
eucalyptus trees line one side of San Vicente Road. 
 
The City of Soledad is located in the Salinas Valley in Central Monterey County.  Downtown Soledad is 
located 1.5 miles south of the project site.  Two freeway interchanges connect the local surface streets to 
Highway 101, providing access to the remainder of the County.  These interchanges are located 2 miles 
south and 1.25 miles southwest of the project.  The Salinas River is located approximately one and a half 
miles south of the project site. 
 
3.2 PROJECT OBJECTIVES 
The Miravale III Specific Plan proposes to develop a mix of uses on predominantly undeveloped land 
designated for future build-out by the City of Soledad 2005 General Plan.  The project objectives are as 
follows:  
 

• Provide a range of moderate-income housing for the existing and future residents of Soledad. 
 
• Provide a mixed-use development of housing, parks, schools and neighborhood commercial uses 

to serve the local area and provide a balance of uses. 
 

• Reserve land for commercial development to allow for future economic growth within the City 
and assist in maintaining a local jobs/housing balance. 

 
• Provide public park lands to serve the recreational needs of the proposed development and 

surrounding community. 
 

• Support the local economy by increasing income on the site through permits, fees, property taxes, 
and job creation. 
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Another project objective of the Specific Plan and development project is to implement the goals of the 
City of Soledad 2005 General Plan and 2003 Housing Element.  A summary of these plans’ goals are 
included in pertinent sections of this EIR. 
 
3.3 PROJECT CHARACTERISTICS 
Land Use 
 
The project consists of completion and implementation of a Specific Plan that would allow for the 
creation of a phased development consisting of residential, commercial, and recreational uses.  The 
project also proposes three school sites (two elementary schools and one middle school), a fire and police 
substation, a recycled water plant, an 18-hole golf course, and approximately 76 acres of open space and 
recreation areas, including parks, playgrounds, and a trail system.  The proposed land use plan is 
presented in Figure 3-4. 
 
The Specific Plan calls for a variety of residential types, including apartments, townhouses, and attached 
homes on small and large lots.  The land use designations identified in the Specific Plan consist of Single 
Family Residential, Planned Development/Multi-Family, Commercial, Public/Institutional/Recreational, 
Open Space/Parks, Agriculture, Golf Course, and Urban Reserve.   Corresponding zoning districts include 
Single Family Residential, Planned Development, Commercial, Public Facility, Open Space/Park, and 
Agriculture.  A description of the proposed land use zones is provided below.  
 
The Specific Plan is a regulatory document, adopted by an ordinance or resolution, which rezones the 
project area site with a Specific Plan Overlay.  As a component of the General Plan, the Specific Plan is a 
legislative document that is controlled by the City.  The Specific Plan implements the General Plan, 
interpreting broad goals and policies into specific regulations and guidelines that control the orderly 
development of land.  The Specific Plan will be the primary body of standards considered by the City in 
the review and approval of development within the area.  The standards and requirements of the Specific 
Plan supersede the City’s existing Zoning Code, Public Works Standards, and other applicable 
regulations.  Where the Specific Plan is silent, City Codes, effective upon the date of adoption of the Plan, 
will apply.  The design and development standards for each zone are provided in the Specific Plan 
(Section 2.0). Permitted uses within each zone are presented in Appendix B of this EIR. 
 

Single Family Residential (M3 – R-1) 
 
Single Family Residential zones occur on approximately 241 acres of the Plan area.  These low density 
areas are located throughout the project site.   A total of 1,470 units are proposed within this designation, 
at a density of approximately one to six dwelling units per acre.  The single-family residential 
development will include a mix of architectural styles, lot sizes, and structure heights.  Lot sizes range 
from 6,000 square feet to 30,000 square feet (for hillside homes). 
 

Village Residential (M3 – VR) 
 
Multi Family Residential zones occur on approximately 147 acres of the Plan area.  These medium to 
high density areas are also located throughout the project site.   A total of 2,614 units are proposed within 
this designation, at a density averaging 19 dwelling units per acre.  The multi-family residential 
development will include affordable housing, workforce housing, and senior housing units.  Housing 
types consist of attached and detached single family homes, apartment complexes, townhouses, and 
condominiums with lot sizes ranging from 3,000 square feet to 30,000 square feet.  The mix of housing is 
intended to provide a diverse neighborhood with housing offered at a broad range of price levels.   
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Table 3.0-1 

Proposed Land Uses 

Land Use Zone Acres % of 
Site 

Dwelling 
Units Population1 

Bldg  
Square 
Footage 

Jobs2 

Single Family Lots   (6.10 
du/ac average) 

M3 – R-1 240.88 26.1% 1,470 5,880 - - 

Townhomes/Apartments3 
(18.99 du/ac average4) 

M3 - VR 146.97 15.9% 2,730 9,321 - - 

Commercial M3 – 
VC/GC 

33.22 3.6% - - 275,000 550 

Hotel M3 - GC 6.50 0.7% - -   
Churches M3 – R1 1.67 0.2% - -  - 
Police and Fire Dept. M3 - PF 1.31 0.1% - -  - 
Elementary School (2) M3 - PF 20.00 2.2% - -  - 
Water Tank Sites M3 - PF 3.02 0.3% - -  - 
Park/Open Space M3 - OSP 75.77 8.2% - - - - 
Golf Practice/Detention 
Pond 

M3 - OSP 12.62 1.4% - - - - 

Golf Maintenance M3 - OSP 1.89 0.2% - - - - 
Golf Course M3 - OSP 144.87 15.7% - - - - 
Pond M3 - PF 3.13 0.3% - - - - 
Recycled Water Plant M3 - PF 1.82 0.2% - - - - 
Roads - 121.78 13.2% - - - - 
Williamson Act Properties: 

- Agriculture – 1 ac 
- Middle School  – 19 ac 
- Urban Reserve – 84.8 ac 

M3 - AG, 
M3 - PF 

104.8 11.4%     

Agricultural Buffer M3 - AG 1.61 0.2% - - - - 
Total - 921.77 100% 4,200 15,201 275,000 550 
1Based on 4.0 persons per single-family unit. 4.5 persons per 3 bedroom multi-family unit, 4.0 persons per 2 
bedroom multi-family unit and 1.75 persons per senior or studio/one bedroom multi-family unit (Miravale III 
Specific Plan, June 2007).  
2Assumes 1 job per 500 square feet of non-residential development (City of Soledad General Plan EIR, September 
2005).   
3Assumes 1,229 affordable housing units with a minimum of 500 senior housing units and 1,047 workforce 
housing/senior housing units. 
4Assumes that parks, roads, and parking required for PD zone is included in the 18.99 du/ac. 
 
Source: RRM Design, Inc., 2006 
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Village Commercial (M3 – VC) 
 
Village commercial zones occur on approximately 15 acres of the Plan area.  These commercial areas are 
located centrally in the project site, and are designated for future retail uses.   A total of 175,000 square 
feet of commercial space is proposed within this designation.   
 

Gateway Commercial (M3 – GC) 
 
Gateway commercial zones occur on approximately 18 acres of the Plan area.  These commercial areas 
are located in the southern portion of the project site, and are designated for future retail and hotel uses.   
A total of 100,000 square feet of commercial space is proposed within this designation.   
 

Public Facility (M3 – PF) 
 
Public facility zones occur on approximately 207 acres of the Plan area.  Specific uses will include police 
and fire, schools, roads, infrastructure and utilities, and quasi-public golf course.  Public facility 
development is proposed throughout the project site. 
 

Open Space/Park (M3 – OSP) 
 
As currently proposed, the Specific Plan designates 77 acres of land for park and open space uses.  A total 
of approximately 66 acres consists of open space/passive park use, and approximately 11 acres consists of 
active park use. The active park use includes community parks, neighborhood parks, and playfields, as 
well as picnic and garden areas. The open space areas will include a walking trail system within the 
Gabilan Mountain Range foothills. An additional 24 acres of improved parks will be provided in 
conjunction with the development of the six Village Residential areas. Figure 4.12-2 provides a graphic 
representation of proposed open space, parks, and future park sites within the areas designated as Village 
Residential. For more information regarding parks and recreation, please refer to Section 4.12 Public 
Services.  
 

Agriculture (M3 – AG) 
 
The Specific Plan designates 86 acres for agricultural uses.  This area is located within the northwest 
corner of the project site and has the land use designation of Urban Reserve.  The area is currently farmed 
and will continue to be farmland until the property is taken out of the Williamson Act.  The Urban 
Reserve area is a future expansion area for the City. 
 
Grading 
 
The project will require extensive grading on the site to facilitate construction of proposed uses. Proposed 
grading would occur throughout most of the site and for the purposes of this EIR it is anticipated that the 
entire site would be disturbed to accommodate projected development. According to Bestor Engineers, 
Inc., proposed grading will average slightly more than one foot on the lower lots, except at downhill rear 
lots, where adjacent to practice range/detention pond will be 0 to 10 feet of fill. Upper lots will average 
slightly more than four feet of cut and fill. Preliminary estimates indicate that all grading is proposed to 
balance upon completion of the project; however, a preliminary grading plan was not submitted as part of 
the project application and actual cut and fill may be subject to variation depending on the final grading 
plan.   
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Building Construction 
 
Residential structures will generally be of wood-frame construction. The proposed single family 
residential units will be one and two story structures; apartment buildings will be three to four stories; and 
retail will generally be two stories. Residential building heights would not exceed 35 feet except for the 
apartment buildings which could approach 45 feet.  Building heights within the proposed Village 
Commercial area would not exceed 35 feet; however, approximately 45 foot building heights would be 
allowed for commercial buildings in the Gateway Commercial area with an approximately 72 foot height 
limit (or 7 stories) allowed for the proposed hotel. 
 
Street System 
 
The project proposes a public street system to serve the development.  San Vicente Road, West Street, 
and Miravale Road are considered arterials and provide the backbone circulation within the Plan area.  
Orchard Lane will be extended as a collector street.  Local streets are located throughout the residential 
neighborhoods.  Pedestrian sidewalks are provided on all public streets.  Class II bike lanes would be 
provided on all collector and arterial streets.   
 
The Specific Plan contains a roadway circulation plan and street sections. The circulation plan is 
presented in the traffic section in Figure 4.13-4. Roadways within the plan area are proposed in 
accordance with the standards and policies of the Soledad General Plan and will be built to City 
engineering standards.   
 
Storm Drainage System 
 
The project proposes to construct a storm drainage system to collect and store runoff from the project site. 
Storm water flows generated by the development will be collected in an underground piping system and 
directed to two existing detention ponds located within the Plan area. The two existing ponds are 
proposed to be enlarged and converted into detention basins in order to improve their function for 
downstream protection and for groundwater recharge. The proposed drainage plan is evaluated in Section 
4.8 Hydrology and Water Quality. 
 
Sanitary Sewer System 
 
The City of Soledad is responsible for treatment and disposal of wastewater for the project area.  The 
sanitary sewer collection system is also operated and maintained by the City.  Buildout of the project 
would generate approximately 1,579,500 gallons per day of wastewater.  The existing treatment plant will 
need to be enlarged and improved.  These upgrades are scheduled to be in service by 2010.  Sanitary 
sewer lines will be located within the proposed street right-of-ways and connect to the existing sanitary 
sewer lines that serve the City.  The sanitary sewer system is evaluated in Section 4.14 Utilities and 
Service Systems. 
 
Water System 
 
Upon completion of required upgrades to the existing water system, water would be provided to the 
project site by the City of Soledad.  The required upgrades include upgrades to the existing distribution 
system and construction of new facilities within the Plan area.  The project would generate the demand 
for an average of about 1,900 acre feet of water per year. Irrigation needs for the proposed 18-hole golf 
course and park facilities are intended to be met using reclaimed wastewater. Consistent with the 
requirements of SB 221 Kuehl, which stipulates that a water purveyor must provide documentation that a 
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“sufficient water supply” is available to accommodate proposed development, the City has determined 
that there is sufficient water supply allocated to serve the project under various conditions for the next 20 
years. For more information regarding water availability please refer to Section 4.8 Hydrology and 
Water Quality. Water lines will be installed within the proposed street right-of-ways and connect the 
existing water lines that serve the City. The water system is evaluated in Section 4.14 Utilities and 
Service Systems. 
 
Public Improvements 
 
The project would provide public improvements including the following: public roads, curb and gutter, 
sidewalks, pedestrian paths, streetlights, and public parks. In addition, roadway and intersection 
modifications would be provided to provide mitigation improvements to accommodate project traffic 
volumes (refer to Section 4.13 Traffic and Circulation of this EIR).  
 
Energy and Communications 
 
All new public utilities and equipment within the Plan area will be placed underground.  It is anticipated 
that the following utility services will be provided for the project:  1) natural gas lines and facilities – 
PG&E; 2) electricity – PG&E; 3) cable television – Charter Communications; and 4) telephone – AT&T. 
 
Schedule/Phasing 
 
Construction of the project is planned to begin in 2008 with development of basic infrastructure. The 
project will be broken into 4 phases. The proposed phasing plan is presented in Figure 3-5. Total 
development of the site would occur over a 15 to 20-year period with buildout occurring between 2023 
and 2028. 
 
Project Implementation 
 
The Specific Plan identifies the following implementation measures for development of the project. 
 
 Amendment of the General Plan –both policy provisions and diagrams—concurrently with the 

adoption of the Specific Plan to incorporate the land use designations illustrated in the Land Use Plan, 
and policies included in the text of the Specific Plan. 

 
 Amendment of the Zoning Ordinance to rezone the property “MIIISP” within the Specific Plan area. 
 
 Preparation of a final tentative map for subdivision of the Specific Plan area consistent with the 

design and zoning standards described in the Specific Plan. 
 
 Development of individual projects consistent with the land use designations and with the policies 

and implementation measures contained in the Specific Plan. Requests for modifications to the land 
uses or zoning standards identified in the Specific Plan may be approved by the City provided they 
are in substantial conformance with city goals and criteria of the Specific Plan. 

 
 Application for a Sphere of Influence Amendment and subsequent Annexations approvals from 

LAFCO of Monterey County. 
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General Plan Amendments 
 
Implementation of the Specific Plan would require a series of amendments to the City of Soledad General 
Plan. Proposed General Plan amendments provided by City of Soledad staff as follows:     
 

• Revision of General Plan land use diagrams to reflect Specific Plan’s proposed planning area 
boundary and land use designations—i.e., Figures II-4 (Northwest Expansion Area),  II-6 (San 
Vicente West Specific Plan Area), II-7 (Mirassou Specific Plan area) and Figure II-9-Land Use 
Diagram and Figure VI-1-Parks and Trails.  

 
• Revision of Figure V-2, Circulation Diagram, to reflect the circulation system proposed by the 

VTM/Specific Plan contingent upon demonstration that the proposed circulation achieves the 
same objectives—connectivity/service levels, etc.—as that shown by the Fig. V-2. 

 
• Revision of the land use descriptions and development potential tables for the affected Expansion 

Areas—Northwest Expansion Area (pp. II-11 –II-12), San Vicente West (p.II-16), and Mirassou 
Specific Plan area (p. II-18) to reflect the alternative land use  concept of the proposed Specific 
Plan.  Revisions may include deletion of the L-shaped block from the Mirassou Specific Plan 
Expansion area.   

 
• Modification of Table II-1, General Plan Development Potential, to allow an additional 1,050 - 

1,550 units—over and above the maximum development currently allowed (number of additional 
units varies depending upon the extent to which development is reduced in the NW Expansion 
area) 

 
• Modification of Land Use Policy L-45 to allow exceptions to the restriction on ridgeline 

development per the proposed Specific Plan/VTM. 
 

• Modification of Land Use Policy L-5 and Policy S-1 and S-23 to allow exceptions to the 
requirements that adequate public services, including schools, be provided concurrent with new 
development (or demonstration that the existing middle school and high school—with or without 
improvements—can accommodate the majority of students generated by the project. 

 
• Possible need for modification of PR-33 to allow exception to the requirement that new 

development provide its fair share of public park and recreation opportunities (the minimum 
standard of 3.0 acres per 1000 residents is being met through the implementation of project-
specific mitigation but this includes approximately 8 acres of trails and park connections; further, 
the General Plan goal is 5 acres of parkland for each 1,000 persons).   

 
3.4 REQUIRED PERMITS AND APPROVALS 
This Draft EIR is an informational document for both agency decision-makers and the public.  The City 
of Soledad is the lead agency responsible for certification of the Final EIR and approval of potential 
future project permits. Project entitlements will include, but not be limited to, General Plan Amendment, 
Specific Plan, Zone Change (Pre-Zoning), Architectural Review, Sphere of Influence Amendment, 
Annexation, Tentative Subdivision Map, and Development Agreements to allow for the proposed 
development. The following is a listing of permits and approvals under the City and other jurisdictions. 
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CITY OF SOLEDAD 
 
 Amendment of the General Plan to incorporate the land use designations illustrated in the Land Use 

Plan, and certain provisions proposed by the Draft Specific Plan.   
 
 Amendment of the Soledad Zoning Ordinance to add the zoning designation of “SP” for all properties 

within the Specific Plan area. 
 
 Adoption of the Miravale III Specific Plan. 
 
 Approval of the vesting tentative map consistent with the adopted Specific Plan area design and 

zoning standards.  
 
 Approve and execute a Development Agreement governing development of the project, including 

financing and installation of infrastructure. 
 
 Approval of inclusionary housing agreement. 
 
 Approval of Subdivision Improvement Agreements and Final Maps. 
 
 Approval of Conditional Use Permits for all planned developments and commercial projects. 
 
 Review and approve all required permits, including, but not limited to, building, grading, 

encroachment, and occupancy permits. 
 
AGENCIES 
 
 Monterey County Local Agency Formation Commission (LAFCO) for the approval of sphere of 

influence amendment and annexation required for development within the incorporated limits of the 
City. 

 
 Monterey County for Williamson Act lands revocation.  
 
 Other agencies with permit or review authority over some aspect of the project include Monterey 

County, the Regional Water Quality Control Board, Caltrans, Dept. of Conservation, AMBAG, 
MBUAPCD, Soledad Unified School District , TAMC, and the Dept. of Fish & Game and/or the U.S. 
Fish and Wildlife Service. 
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4.0 ENVIRONMENTAL SETTING, IMPACTS AND MITIGATION 
MEASURES 

 
This section describes each of the environmental categories affected by the proposed project.  Each 
category consists of three parts:  Introduction, Environmental Setting, and Impacts and Mitigation 
Measures.  Environmental impacts can be described as: less-than-significant impacts, potentially 
significant, significant adverse impacts, and unavoidable significant impacts.  The specific criteria for 
determining the significance of a particular impact are identified prior to the impact discussion in each 
issue section, and are consistent with significance criteria set forth in CEQA Guidelines and local, 
regional, state or federal standards.  Although not required by CEQA, mitigation measures may be 
identified for less-than-significant impacts to further reduce potential effects. 
 
A separate Mitigation Monitoring Program will be developed in conjunction with the Final EIR, which 
outlines the mitigation measures and the monitoring and reporting methods that would be employed.  The 
Mitigation Monitoring Program will be considered for adoption by the City Council at the time the Final 
EIR is certified. 
 
Under CEQA, a significant impact is defined as a substantial, or potentially substantial, adverse change in 
the environment (Public Resources Code 21068).  The guidelines implementing CEQA direct that this 
determination be based on scientific and factual data.  The specific criteria for determining the 
significance of a particular impact are identified prior to the impact discussion in each section, and are 
consistent with significance criteria set forth in the guidelines implementing CEQA. 
 
Regional Setting 
 
The project site is located within unincorporated lands of Monterey County (County) on the northern edge 
of the City of Soledad, approximately 35 miles southeast of the Monterey Peninsula and 85 miles 
southeast of the San Francisco Bay Area. The 920-acre project site is generally between San Vicente 
Road and Orchard Lane and is surrounded by agricultural land to the north and west, an existing 
residential subdivision to the south, and undeveloped foothills of the Gabilan Mountain Range to the east.  
The City of Soledad is located in the Salinas Valley; downtown Soledad is located approximately 1 mile 
south of the project site.  Two freeway interchanges connect the local surface streets to Highway 101 
providing access to the remainder of the County.  These interchanges are located 1.75 miles south and 0.5 
mile southwest of the project.  The Salinas River is located 1.25 miles south of Metz Road, which is 
located 1.25 miles south of the project site (2.5 miles to Salinas River from project site). 
 
The Salinas River is located approximately 2.5 miles south of the project site.  The Salinas River 
Watershed covers approximately 4,600 square miles of San Luis Obispo and Monterey counties. The 
Salinas River flows northwesterly through the Salinas valley, emptying into the Monterey Bay National 
Marine Sanctuary.  The Salinas Valley lies in the Coast Ranges and is defined to the west by the Sierra de 
Salinas and to the east by the Gabilan Range. The valley is approximately 10 miles wide and 155 miles 
long.  The primary land uses in the Salinas Valley (Salinas River watershed) are row crops, vineyards, 
pasture, and grazing lands, as well as urban areas, military bases, and public open space.  The County 
portion of the watershed includes the Salinas River and its primary tributaries, the Arroyo Seco, 
Nacimiento, and San Antonio rivers.  
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4.1 AESTHETICS 

Introduction 
This section assesses the existing visual quality of the project site and potential changes to the visual and 
aesthetic environment that would result from the proposed development. In assessing the visual quality of 
a site, it is important to consider that visual quality is not determined solely by the physical attributes of a 
project, but also by the relationship between the project and the total visual environment. The primary 
aesthetic concerns associated with the proposed project are potential changes in aesthetic character of the 
site and impacts to a scenic vista. 
 
The visual analysis is based on the potential for the proposed project to alter the existing visual character 
of the site and surrounding areas.  The EIR consultant conducted a field survey, and photos were taken of 
the project site from various vantage points and circulation routes (refer to map on Figure 4.1-1). The 
various vantage points were selected to be representative of the existing aesthetic quality of the area and 
to further assess the potential aesthetic/visual impacts associated with project development from Highway 
101 and adjoining residential areas, where the proposed project would be most visible to the greatest 
number of people. Photographs from the various vantage points are presented in Figure 4.1-2. In addition, 
several internal site locations were also selected to provide a general assessment of the existing visual 
character of the site. Prior to the site visit, aerial photographs and maps were studied and areas of special 
interest or potential scenic value were noted for assessment during the field survey.  Available data in the 
Miravale III Specific Plan, including proposed design guidelines, setbacks and height limits, and zoning, 
was also analyzed as part of the visual assessment. 
 
Setting 

The project is located within the unincorporated area of Monterey County on the northern edge of the 
City of Soledad.  The visual character of the Soledad area is comprised of nearby foothills, distant 
mountain ranges, farmland, grazing land, urban development, and Highway 101. The 920-acre project site 
is generally located between San Vicente Road and Orchard Lane and is surrounded by agricultural land 
to the north and west, an existing residential subdivision to the south, and undeveloped foothills of the 
Gabilan Mountain Range to the east.   
 
The project site has a rural/agricultural appearance with a majority of the site reserved for agricultural 
uses.  The site is generally vacant of structures and other physical features except for a couple of farm 
houses and associated support structures, farming equipment, detention and percolation ponds, pumping 
houses and equipment, and access roads.  Much of the site is in active agricultural production for row 
crops and vineyards.  A portion of the site has been left fallow, and dryland grasses and weeds have 
established.  An existing row of mature eucalyptus trees along San Vicente Row provide a physical 
barrier between the existing cultivated areas of the western portion of the site and the vineyard and fallow 
land on the eastern portion. The existing row of mature eucalyptus trees are highly visible from distant 
land uses, including Highway 101, and provide a visual barrier between the existing row crops and 
portions of the City of Soledad located east of the site. The eastern edge of the site contains 
predominantly undeveloped foothills currently utilized for grazing activities.  Existing development 
within these foothills include ranch roads, water tanks, electrical power lines, and small-scale 
communication equipment.  The project site is bounded on the south by the City of Soledad city limits, 
which consist predominately of residential uses that are suburban in nature and include single family 
residences comparable in density to the single family residential units proposed along the southern 
boundary of the project site.  The project site’s southwestern and eastern edges are visible by cars 
traveling on Highway 101.  Other views of the project site are available from surrounding urban areas, 
primarily those areas adjacent to San Vicente Road.  
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Regulatory Environment 

 
City of Soledad General Plan 

The Land Use and Conservation/Open Space Elements of the General Plan guide the City’s future 
physical and spatial form, and appearance.  Numerous goals and policies of the General Plan are intended 
to protect the visual character of the City and surrounding scenic resources. The following aesthetic and 
visual resource policies apply to development within the project area. 
 
Policy C/OS-7 The City shall require new public and private development to protect scenic resources by: 

a. Prohibiting structures along ridgelines, steep slopes (above the 400 foot elevation 
contour), or in other highly visible locations unless no practical alternative is 
available, or such a location is necessary to protect public health and safety; 

b. Utilizing natural landforms and vegetation for screening structures, access roads, 
building foundations, and cut and fill slopes; 

c. Requiring landscaping which provides a landscape transition between development 
areas and adjacent open space or undeveloped areas; and is compatible with the 
scenic resources being protected; 

d. Incorporating sound Soil Conservation Service practices and minimizing land 
alterations. Land alterations shall be minimized by: keeping cuts and fills to a 
minimum; limiting grading to the smallest practical area of land; limiting land 
exposure to the shortest practical amount of time; replanting graded areas to ensure 
establishment of plant cover before the next rainy season; and creating grading 
contours that blend with the natural contours on site or look like contours that would 
naturally occur; 

e. Designing roads, parking, and utilities to minimize visual impacts. If possible, 
utilities shall be underground. Roadways and parking shall fit the natural terrain; and  

f. Designing projects to fit the sites scale and character. Structures shall be designed 
and located so: they do no silhouette against ridgeline, or hilltops; roof lines and 
veridical architectural features blend with and do not detract from the natural 
background or ridge outline; residential density and massing is decreased with 
increased elevation where it would mar the scenic quality of the scenic resources; 
they fit the natural terrain, and they utilize building materials, colors, and textures 
that blend with the natural landscape and avoid the creation of high-contracts 
situations. 

 
Policy C/OS-8 The City shall require public or private development to: 

a. The City shall designate hillside areas above the 400 foot elevation contour as Open 
Space/Grazing, Public Facility (parkland) or Agriculture. 

b. Locate primary structures, accessory structures, paving, and grading at the base of a 
hill (generally that are below the 400 foot contour or 15 percent slope) unless: 1) no 
practicable alternative is available, 2) the location on a greater slope or at a greater 
elevation provides more aesthetic quality, or 3) the location is necessary to protect 
public health and safety. 

c. Utilize design, construction, and maintenance techniques that: 1) preserve and 
enhance the hillsides; 2) ensure that development near or on portions of a hill do not 
cause, or make worse natural hazards (such as erosion, sedimentation, fire, or water 
quality concerns); 3) include erosion and sediment control practices including 
temporary vegetation sufficient to stabilize disturbed areas; 4) minimize risk to life 
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and property from slope failure, landslides, and flooding; 5) maintain the character 
and visual quality of the adjacent hillside. 

 
Policy C/OS-9 The City shall support the preservation and enhancement of natural land forms, natural 

vegetation, and natural resources to the maximum extent feasible.  
 
Environmental Impact Report on the Soledad General Plan. The General Plan EIR evaluated 
potential aesthetic impacts associated with the adoption and implementation of the Soledad General Plan, 
including future development within the project area.  This program-level EIR focused on general impacts 
associated with implementation of the General Plan, rather than project-specific impacts associated with 
individual development projects, such as the Miravale III project.  According to the General Plan EIR, the 
following aesthetic impacts were identified:  
 
 Development of the various land uses contemplated in the General Plan would alter the visual 

character and/or quality of the area. This impact was identified as significant and unavoidable. 
 
 Temporary construction related impacts were identified due to buildout according to the General 

Plan. This impact was identified as adverse, but not significant. 
 
 Buildout of the General Plan would result in additional sources of light and glare, which would be 

visible from adjoining areas and from Highway 101. This impact was considered significant, 
unless mitigated. 

 
Miravale III Specific Plan   

Section 2.0 of the Miravale III Specific Plan identifies land use goals and policies regarding the physical 
development of the approximately 920-acre project site. More specifically, Section 2.0 identifies land 
uses within the project area and provides corresponding development standards and policies for each 
respective land use category (i.e. residential, commercial, etc.). Each land use category is further 
classified according to density type (i.e. low density residential, medium to high density, etc.). Specific 
policies and goals are provided for each respective type of land use category according to density type. 
The following summarizes applicable Land Use goals regarding the aesthetic character of site.  
 
 Land Use Goal LU-8 states that the project shall create new, attractive residential neighborhoods 

that are in close proximity to parks, open spaces, schools, and neighborhood commercial.  
 

 Land Use Goal LU-10 states that project development should protect the scenic vistas of the hills 
above Soledad through careful siting and design standards that minimize grading and visibility of 
new hillside development.  

 
In addition to the aforementioned Land Use Goals, the Miravale III Specific Plan identifies specific 
policies and guidelines regarding the development of the project site, including building scale and 
massing, landscaping, signage, lighting, and articulation. Moreover, to minimize potential impacts due to 
hillside development, specific Hillside Development Standards were developed as part of the Specific 
Plan. The Hillside Development Standards and Guidelines identify specific grading practices and designs, 
including the preservation of the natural topography, to minimize potential visual impacts. Additionally, 
specific measures are included to address fire related hazards, drainage issues, and building design within 
the hillside portion of the site.  
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Figure
Site Photos 4-1.2A

Photo 1.  View of existing on-site agricultural uses 
looking NW from West St.

Photo 2. View of City of Soledad and project site 
looking NW from Moranda Rd.

Photo 3. View of existing on-site agricultural uses 
looking N from West St.

Photo 4. View of project site and existing development 
within the City of Soledad from Moranda Rd.



D
EN

ISE D
U

FFY  &
 A

SSO
C

IA
TES, IN

C
.

Figure
Site Photos 4-1.2B

Photo 5. Distant view of project site looking W from 
Camphora Gloria Rd.

Photo 6. Distant view of project site looking NW from 
Camphora Gloria Rd.

Photo 7. View of Existing Agriculture Pond. Photo 8. View of existing row crops looking NE.
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Figure
Site Photos 4-1.2C

Photo 9. View of existing on-site agricultural uses 
looking S.

Photo 10. View of existing on-site agricultural use 
looking W.

Photo 11. View of project site looking NW. Photo 12. View pf project site looking W.
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Relevant Project Characteristics 
 
The majority of the project site is vacant and has historically been utilized for agricultural cultivation and 
grazing.  There are several existing buildings located on the site, including equipment storage areas, and a 
worker housing area with assorted other buildings and water detention facilities. The Specific Plan calls 
for the replacement of the existing agricultural and grazing uses with a mixed-use urban development 
consisting of new roads and infrastructure, single-family and multi-family residential units, retail 
commercial space, a golf course, school and public safety sites, and open space and recreation areas.  The 
project would require extensive grading on the site to facilitate construction of proposed uses. Proposed 
grading would occur throughout most of the site and would involve approximately 2.05 million cubic 
yards (CY) of cut/fill.  All grading is proposed to balance upon completion of the project. In addition to 
extensive site grading, development of the proposed project would also result in the removal of existing 
mature eucalyptus and other tree species along San Vicente Road to facilitate project infrastructures and 
proposed uses. Existing mature trees located along San Vicente Road contribute to the overall visual 
character of the site and represent a visual landmark as perceived from distant and adjacent land uses.  
 
As identified above, the Miravale III Specific Plan establishes specific development standards for each of 
the respective land use categories.  Development standards establish maximum allowable building 
heights, lot coverage, setbacks, parking requirements, and allowable density. As such, the physical 
development of the project site will be guided by these standards. The proposed single family residential 
units would be one and two story structures; apartment buildings would be a maximum of three stories; 
and commercial uses would generally range between three and four stories.   
 
Thresholds of Significance 
In accordance with the California Environmental Quality Act (CEQA) Guidelines, a project impact would 
be considered significant if the project would: 
 
 have a substantial adverse effect on a scenic vista; 
 
 substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and 

historic buildings within view from a state scenic highway; 
 
 substantially degrade the existing visual character or quality of the site and its surroundings; or 
 
 create a new source of substantial light or glare that would adversely affect day or nighttime views in 

the area. 
 

Impacts and Mitigation 

Scenic Vista 
 
The project site currently consists of relatively undeveloped agricultural and grazing lands. The highly 
visible foothills of the Gabilan Mountain Range are located on the eastern edge of the project site and 
serve as a dramatic backdrop to the flat valley land below.  The City’s General Plan recognizes the scenic 
value of these foothills and contains numerous policies to protect this scenic resource by limiting new 
development below the 400 foot elevation contour. Moreover, according to the General Plan EIR, policies 
prohibiting development above the 400 foot elevation contour were identified as mitigation measures to 
ensure that adverse impacts to scenic resources, including the Gabilan Mountain Range, were minimized 
to the extent feasible. These measures were incorporated as part of the City’s General Plan in order to 
ensure the preservation of the City’s unique scenic resources. Due to the relative importance of the 
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Gabilan Mountain Range, development above the 400 foot contour would constitute a potentially 
significant impact. Therefore, for the purposes of this analysis, these foothills are considered a scenic 
vista and development above the 400 foot elevation contour would constitute a significant impact.  
 
Development of the proposed project would result in the conversion of agricultural and grazing lands, 
including a portion of the Gabilan Mountain Range foothills, into a predominately residential and 
commercial development, thus permanently altering views of the area, especially those views of the 
project site as perceived from Highway 101 and the surrounding urban areas (See Figure 4.1-2).  
Development within that portion of the foothills located within the project boundary would consist of 
grading for new roads, associated infrastructure, and large lot single-family residential building pads.  
Some of this development, including new residential structures and exterior lighting for roads and 
residences, would be located above the 400 foot elevation contour. Although the Miravale III Specific 
Plan contains specific policies governing development within the Hillside portion of the project site, 
development within this area represents a significant impact. Figure 4.1-3 depicts development above the 
400 foot elevation contour. A copy of the Hillside Development standards, which govern development 
within the hillside areas of the project site are contained in Appendix C of this document.  
 
Implementation of the project would introduce substantial new development, including structures of 
various heights and densities, which would result in decreased views of open space, especially within that 
portion of the Gabilan Mountain Range foothills located within the project boundaries. This increased 
visibility and intensity of development would have a substantial adverse effect on a scenic vista. 
Moreover, the introduction of new urban features on a previously undeveloped, highly visible, portion of 
the project site would substantially alter the existing visual character of the site. Mitigation measures 4.1-
1 to 4.1-5 would help reduce the extent of visual impacts.  However, the loss of natural open space and 
introduction of urban development within and above the foothill portions of the project site would result 
in a significant and unavoidable impact to a scenic vista. Implementation of the following mitigation 
measures would not result in any new environmental impacts beyond those identified in this EIR. 
 
Impact The project would permanently alter a scenic vista, consisting of a portion of the 

Gabilan Mountain Range foothills, by causing changes to topography, removing 
vegetation, and adding roads, buildings, pavement, and lighting.  To the extent that 
this change is considered a substantial degradation of this scenic vista, this represents 
a significant unmitigable impact. 

 
Mitigation 
 
4.1-1 Building heights of all new structures shall adhere to the limits set forth in the Miravale III 

Specific Plan dated June 2007. Additionally, all new structures shall adhere to the applicable 
Development Standards as established in Section 2.0 of the Specific Plan. Prior to the issuance of 
any building permit for development within the Specific Plan area, the project applicant shall 
submit detailed plans, including elevations, site plans, and/or other documentation detailing 
compliance with applicable development standards, subject to the review and approval of the City 
of Soledad.  

 
4.1-2 In order to minimize potential adverse visual impacts associated with development within the 

hillside portions of the project site, the project applicant shall submit and have approved, prior to 
the recordation of the final map for Phases three and four, building envelopes for each new 
residential lot proposed above the 400 foot elevation contour. The proposed building envelopes 
shall be located in the least visually sensitive area of each lot. No new structures shall be 
constructed outside of the approved building envelopes, unless otherwise approved by the City of 
Soledad.  
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4.1-3 In order to minimize aesthetic-related impacts due to development within the hillside portion of 

the site, the project applicant, prior to project approval, shall submit a revised Specific Plan that 
includes the following policy in Section 2.6 Low Density Residential (LDR & LDR-H/M3-R-1):  

 
All new residential units proposed within areas of the project site above the 400 foot elevation 
contour shall be subject to a Design Review approval process or similar. As part of the design 
review process, vertical building envelopes shall be identified and staking and flagging shall be 
required to demonstrate the extent of proposed development. All new structures shall be designed 
to minimize visual impacts to the greatest extent feasible.   
 

4.1-4 Final design plans for proposed development shall utilize natural landforms and vegetation for 
screening structures, access roads, building foundations, cut and fill slopes, and exterior lighting.  
Roads, parking, and utilities shall be designed to minimize visual impacts. Prior to the issuance of 
any grading and/or building permit, the project applicant shall submit design-level drawings 
demonstrating compliance with this measure, subject to the review and approval of the City of 
Soledad. If an alternative design would minimize impacts, the applicant shall submit evidence 
demonstrating that the alternative design is infeasible.  

 
4.1-5 The applicant shall provide landscape screening appropriate to the surrounding area in order to 

integrate the development with the existing natural landscape. Landscaping plans shall be 
submitted to the City of Soledad for review and approval prior to the issuance of any building or 
grading permit. 

 
4.1-6 All buildings shall be designed with colors and materials that effectively blend the structures with 

the surrounding landscape. Building applications for new structures shall include color and 
material sample photo sheets and shall be approved by the City of Soledad, prior to the issuance 
of any building permit. 

 
4.1-7 A site-specific geotechnical report shall be prepared for new development on hillsides in order to 

ensure that the development will not cause or worsen natural hazards, such as erosion and 
sedimentation, and will minimize risk to life and property from slope failure, landslides, and 
flooding.  The report shall include erosion and sediment control measures, such as temporary 
vegetation sufficient to stabilize disturbed areas. Prior to the issuance of any grading and/or 
building permit for new development within the hillside portions of the project site, the project 
applicant shall submit a geotechnical report prepared by a qualified professional to the City of 
Soledad Department of Public Works for review and approval. The site-specific geotechnical 
report shall identify feasible recommendations and avoidance measures to minimize potential 
impacts.  

 
4.1-8 Land alterations within areas above the 400 foot elevation shall be minimized by keeping cuts 

and fills to a minimum, limiting grading to the smallest practical area of land, limiting land 
exposure to the shortest practical amount of time, replanting graded areas to insure establishment 
of plant cover before the next rainy season, and creating grading contours that blend with the 
natural contours on site or look like contours that would naturally occur. Prior to the issuance of 
any grading permit, the project applicant shall submitted detailed grading plans consistent with 
the intent of this mitigation, subject to the review and approval of the City of Soledad.  
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Scenic Resources 
 
Many state highways are located in areas of outstanding natural beauty.  California’s Scenic Highway 
Program was created by the Legislature in 1963. Its purpose is to preserve and protect scenic highway 
corridors from change which would diminish the aesthetic value of lands adjacent to highways.  The State 
Scenic Highway System includes a list of highways that are either eligible for designation as scenic 
highways or have been so designated.   
 
There are two state highways within the project vicinity.  These include Highway 101 and Highway 146.  
Neither of these highways are included on the State Scenic Highway System list of highways that are 
either eligible for designation as scenic highways or have been so designated.  Implementation of the 
project is not expected to substantially damage scenic resources, including, but not limited to, trees, rock 
outcroppings, and historic buildings within view from a state scenic highway.  This would represent a 
less-than-significant impact. 
 

Visual Character 
 
As identified in the General Plan EIR, the City of Soledad consists of two towns:  the historic city center 
east of Front Street and the conventional residential subdivisions extending outward from the city center 
to the east toward the foothills of the Gabilan Range. Surrounding this urbanized landscape are 
agricultural fields and the Gabilan Range foothills. The project site is currently undeveloped and has 
historically been used for agriculture and cattle grazing purposes. Surrounding land uses consist 
predominantly of agricultural uses to the north, west, and east of project site. Existing residential 
development is located to the south. The project site is located within an area designated for future 
expansion under the City’s General Plan. 
 
Development of the proposed project would permanently alter the visual character of the site, 
transforming what is currently 920 acres of relatively undeveloped agricultural and grazing land into an 
urban landscape. Substantial grading would be required in order to accommodate project development. As 
a result, project development would alter the existing visual character of the site by causing changes to 
topography, removing vegetation, including mature eucalyptus along San Vicente Road, and adding 
roads, residences and commercial uses. Although the Miravale III Specific Plan has incorporated design 
measures, including height restrictions, landscape screening, appropriate color and architectural schemes, 
light and glare reduction and screening measures, and the use of non-reflective building materials, to 
minimize visual impacts, the introduction of urban features would permanently alter the existing visual 
character of the project site as perceived from adjacent public vantage points, including Highway 101 and 
adjacent residential uses. Currently, the project site, as perceived from adjacent and distant land uses, 
consists predominantly of existing mature eucalyptus trees, agricultural uses, and associated 
infrastructure. Removal of existing vegetation, particularly the mature eucalyptus trees, would 
substantially alter the existing visual character of the project site. This would constitute a significant 
impact to the existing visual character of the site. Below is a description of the project’s primary 
development components, uses, and their resulting visual effects. 
 
According to the Miravale III Specific Plan, single-family residential development would occur on 
approximately 241 acres of the project site.  The single-family residential development would include a 
mix of architectural styles, lot sizes, and structure heights. The majority of single-family residential 
development is proposed within the eastern and southern portions of the project site. Portions of this 
development would be visible from Highway 101 and adjacent residential areas, particularly proposed 
residential structures above the 400 foot elevation contour line. Development above the 400 foot elevation 
contour line would substantially alter the existing visual character of the project site. 
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Multi-family residential development would occur on approximately 150 acres of the project site 
designated as Village Residential. Pursuant to Section 2.10 of the Miravale III Specific Plan, permitted 
uses under the Village Residential designation consist of single-family dwellings, duplexes, triplexes, 
apartments clustered homes, townhouses, condominiums and other similar uses. Moreover, the multi-
family residential development within the Village Residential areas would include a mix of architectural 
styles, lot widths, and structure heights consistent with the development standards and policies contained 
in Section 2.10 of the Specific Plan. The majority of multi-family residential development is proposed 
within the northern portion of the project site. 
 
Two locations, totaling approximately 40 acres, have been designated within the Specific Plan area for 
future commercial development. More specifically, an area designated as “Village Commercial” is 
centrally located within the Specific Plan area and is intended to provide area residents with easy and 
convenient access to retail uses. Another commercial area is designated as “Gateway Commercial” and is 
located within the southwestern area of the proposed development near the intersection of San Vicente 
Road and Miravale Road. Allowable uses under both the Village Commercial and Gateway Commercial 
designations allow for a variety of commercial uses. Section 2.11 of the Miravale III Specific Plan 
identifies development standards and policies regarding commercial development within the Specific Plan 
area. Building heights in these areas would extend up to three stories with the exception of the Gateway 
Commercial district, which allows building heights of up to four stories. Further, the Gateway 
Commercial district has been identified as the future location for a hotel, although no formal plans have 
been submitted. According to the development standards for the Gateway Commercial district contained 
in Section 2.8.1 of the Specific Plan and Appendix H of this document, the maximum allowable building 
height for a hotel is 75 feet. Development of commercial uses, especially in the Gateway Commercial 
district, would be highly visible from adjacent residential uses and vehicular traffic along Highway 101. 
Moreover, the construction of a hotel up to approximately 75 feet would create a prominent visual 
landmark that would be visible from adjacent and distant land-uses.  
 
The proposed project also consists of the development of public facilities, including project infrastructure, 
parks, police and fire facilities, schools, and open space, on approximately 285 acres of the project site.  
Recreational uses would include both passive and active uses, including open space areas and formal 
parks, such as playfields, picnic areas, and similar.  A walking and biking trail system would also be 
provided. The project also proposes an approximately 159 acre golf course.  In addition to open space and 
park land, public facilities within the proposed project area include locations for future police and fire 
substations, schools, roads, infrastructure and utilities, and urban reserve uses. Public facility 
development is proposed throughout the project site. 
 
In addition to the aforementioned land uses, project development also includes the establishment of four 
project gateways. These gateways are intended to provide a visual entrance to the Specific Plan area and 
are proposed along Orchard Lane, West Street, the intersection of San Vicente Road and Miravale Road, 
and San Vicente Road near the primary entrance to the site. Section 2.12 of the Specific Plan identifies 
numerous guidelines regarding the aesthetic character and quality of the gateways. Development of the 
proposed gateways would be readily visible from adjacent land uses and Mitigation 4.1-9 is intended to 
ensure consistency with each of the four gateways.  
 
In summary, the project would permanently alter the existing visual character of the site by causing 
changes to topography, removing vegetation, and adding roads, buildings, pavement, parking areas, and 
lighting.  These impacts were previously considered in the environmental analysis for the 2005 General 
Plan. As described in the General Plan, the project site is located within designated urban growth 
expansion areas, comprising all or a portion of three sub-areas:  Northwest Expansion, San Vicente West, 
and Mirassou.  These areas will eventually be developed in accordance with the urban land uses identified 
in the General Plan.  Mitigation measures 4.1-1 to 4.1-5 will help reduce the visual impacts. The loss of 
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agricultural land and natural open space and introduction of urban development, however, would result in 
significant and unavoidable impact to the visual character of the site. In order to minimize the extent of 
project-induced impacts, the following mitigation measures are necessary. These mitigations, however, 
would not reduce the impact to a less-than-significant level. Implementation of the following mitigation 
measures would not result in any new environmental impacts beyond those identified in this EIR. 
 
Impact The project would permanently alter the existing visual character of the site by 

causing changes to topography, removing vegetation, and adding roads, buildings, 
pavement, parking areas, and lighting.  To the extent that this change is considered a 
substantial degradation of the existing visual character/quality of the site and its 
surroundings, this represents a significant unavoidable impact. 

 
Mitigation 
 
4.1-9 In order to minimize tree removal and associated visual impacts, final design-level improvements 

plans shall retain existing mature eucalyptus and other tree species to the greatest extent possible. 
Final design-level plans shall be prepared in consultation with a registered arborist/forester to 
minimize tree removal and ensure the health of remaining trees. Prior to the issuance of any 
grading and/or building permits, final plans shall be subject to the review and approval of the City 
of Soledad Director of Public Works. If the removal of existing mature eucalyptus is required the 
applicant shall submit evidence demonstrating that there are no feasible design alternatives to 
avoid tree removal. In the event that tree removal is required, the project proponent shall prepare 
a tree removal and replacement plan for each phase of construction, subject to the review and 
approval of the City of Soledad Community Development Director. The tree removal and 
replacement plan shall identify specific grading limits that minimize tree removal, as well as 
appropriate tree replacement ratios and replanting locations.  

 
4.1-10 Final design plans for the proposed gateways shall include elements, such as signage, landscaping 

and landscaped center medians, and appropriate architectural detailing consistent with the 
Miravale III Specific Plan. Prior to issuance of any permit for the construction of any of the four 
gateways, the project applicant shall submit detailed plans that include the above referenced 
elements, subject to the review and approval of the City of Soledad.  

 
4.1-11 Final design plans for proposed residential development shall include form, scale, and character 

elements which emulate the best characteristics of the existing residential neighborhoods, such as 
single and two-story dwellings with adequate off-street parking, landscaped front yards with 
trees, and sidewalks. Prior to the issuance of any building permit for residential development 
within the Specific Plan area, the project applicant shall submit design-level drawings consistent 
with the intent of this measure, subject to the review and approval of the City of Soledad. 

 
4.1-12 Final design plans for proposed multi-family development shall include useable open space for 

each dwelling and shall be designed to be integrated with the surrounding neighborhood. Prior to 
the issuance of any building permit for multi-family development within the Specific Plan area, 
the project applicant shall submit design-level drawings consistent with the intent of this measure, 
subject to the review and approval of the City of Soledad. 

 
4.1-13 Final design plans for proposed development shall include a tree planting plan in order to increase 

the number and density of tree cover within new development areas. Prior to the issuance of any 
grading and/or building permit, the project applicant shall submit a detailed tree planting plan, 
subject to the review and approval of the City of Soledad. 
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Light and Glare 
 
The project site currently consists of 920 acres of unlit agricultural and grazing land.  Various existing 
uses provide a source of light which affect the project area.  These are predominantly residential uses 
located south of the project site.   
 
The project would provide a new source of light and glare and would accentuate existing sources due to 
changes in topography, removing vegetation, and adding roads, buildings, pavement, and parking areas.  
The proposed project would require night lighting in parking lots and along streets for safety, as well as 
for the traffic in the area.  The residential component of the project would also contribute to the increased 
light and glare in the area.  Commercial/retail uses would contribute increased nighttime lighting by 
providing security/safety lighting for businesses, as well as associated parking areas. 
 
Overall, the proposed project would increase the intensity of development within an existing undeveloped 
area, and therefore the amount of artificial light produced by the site.  The Highway 101 corridor and 
surrounding urban uses would be most affected by this increase in light and glare.  Artificial lighting 
within the project site would impact nighttime views by altering the natural landscape and, in sufficient 
quantity, lighting up the nighttime sky and reducing the visibility of astronomical features.  In addition, 
the additional lighting within the project site, especially unshielded light, could result in spillover light 
that could impact surrounding land uses. Further, daytime glare could occur as light reflects off pavement, 
vehicles, rooftops, and structures.  
 
In order to minimize the extent of visual impacts associated with the development of the proposed project, 
mitigation measures are necessary. The following mitigation measures would reduce the extent of impacts 
by requiring that all site lighting comply with specific standards to avoid excess glare and new sources of 
light. Implementation of the following mitigation measures would not result in any new environmental 
impacts beyond those identified in this EIR. 
 
Impact The project would create a new source of light or glare that would adversely affect 

day or nighttime views in the area. This would represent a potentially significant 
impact that can be reduced to a less-than-significant level with implementation of the 
following mitigation measures. 

 
Mitigation 
 
4.1-14 All buildings shall be designed so that exterior lighting is down-lit and illuminates the intended 

area only.  Building applications for new structures shall include an exterior lighting plan subject 
to approval of the Soledad Planning Department that includes the following requirements:  1) 
exterior lighting shall be directional; 2) glare from exterior lighting shall be adequately 
minimized; 3) the source of directional lighting shall not be directly visible; and 4) vegetative 
screening shall be considered, where appropriate, as a means of reducing development-related 
light and glare. The project applicant shall submit an exterior lighting plan to the City of Soledad 
Planning Department prior to the issuance of any building permit.  

 
4.1-15 Ornamental lighting use for streets, parks, public open spaces, trails, bike paths, parking lots, and 

walkways shall utilize fixtures consisting of metal halide with cut-off luminaries in order to 
control light and glare. Prior to the issuance of any building permit, the project applicant shall 
provide documentation as part of the exterior lighting plan described in Mitigation Measure 4.1-
12 demonstrating that these measures are incorporated into site lighting, subject to the review and 
approval of the Soledad Planning Department.   
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4.1-16 Light reduction and screening measures shall be required in order to reduce nighttime ambient 

light increases in the area.  Lighting levels in commercial areas shall be kept as low as feasible 
and controlled to minimize operating time.  Light sources shall be installed, so there is no light 
radiation above the horizontal plane (i.e., dark sky). Lighting shall be focused downward to 
prevent the splay of ambient light to other areas. Prior to the issuance of any building permit, the 
project applicant shall provide documentation as part of the exterior lighting plan described in 
Mitigation Measure 4.1-12 demonstrating that these measures are incorporated into site lighting, 
subject to the review and approval of the Soledad Planning Department 
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4.2 AGRICULTURAL RESOURCES 

Introduction 
An Agricultural Resources Report was prepared by Buchanan Associates (August 17, 2007). The report 
utilized the California Agricultural Land Evaluation and Site Assessment model (LESA) to assess the 
project area agricultural resources. The following discussion incorporates this analysis; the entire report is 
included as Technical Appendix T-1 and is included in Volume II of this DEIR. 
 
Agricultural resources are afforded protection under various federal and state acts (such as the Williamson 
Act), programs, and local governance (General Plans, specific and other types of plans, zoning ordinance, 
etc.).  Some of the agencies involved with stewardship of agricultural resources include the U.S. 
Department of Agriculture (USDA), the Natural Resources Conservation Service (NRCS), and the 
California Department of Conservation’s Division of Land Resource Protection.  In California, 
agricultural land is also given consideration under CEQA.  According to Public Resources Code 
§21060.1, “agricultural land” means prime farmland, farmland of statewide importance, or unique 
farmland, as defined by the USDA land inventory and monitoring criteria, as modified for California.   
 
The Farmland Mapping and Monitoring Program (FMMP) produces maps and statistical data that are 
used for analyzing impacts on California’s agricultural resources.  The FMMP was established in 1982 in 
response to a critical need for assessing the location, quality, and quantity of agricultural lands and 
conversion of these lands over time.  The FMMP is a non-regulatory program and provides a consistent 
and impartial analysis of agricultural land use and land use changes throughout California.  The goal of 
the FMMP is to provide consistent and impartial data to decision makers for use in assessing present 
status, reviewing trends, and planning for the future of California’s agricultural land resources.  Under the 
FMMP, agricultural land is rated according to irrigation status and soil quality; the best quality land is 
called Prime Farmland.  The FMMP produces Important Farmland Maps, Figure 4.2-1, which are a 
hybrid of resource quality (soils) and land use information. 
 
Setting 
The project site is located in an area north and west of the current Soledad City limits currently 
undergoing a transition from agricultural to residential and commercial uses.  Currently, approximately 
430 acres of the 929 acre project site appear to be used for the production of irrigated row crops, 
including grapes (approximately 155 acres), lettuce, and leafy greens (approximately 275 acres).  
Approximately 330 acres of the project site are not planted to any crops, while the remaining non-
irrigated lands (approximately 170 acres) are non-grazed lands.  Equipment storage areas, worker 
housing, other buildings, and water detention and impoundment ponds comprise approximately 7 acres of 
the non-cropped area.  Within the project site, two parcels totaling approximately 107 acres are under 
Williamson Act contract (See Appendix D). According to the Agricultural Resources Report, the property 
owner has filed for non-renewal status with cancellation pending in 2016.  
 
Land uses surrounding the proposed project site are varied.  The northern and eastern boundaries are 
largely grazing and fallow lands; although, approximately 2,000 feet in the southwest corner is adjacent to 
San Vicente Road and existing residential areas. The southern boundary is predominantly residential, 
while the entire western boundary is adjacent to irrigated row crop land.  Current crop production is 
within approximately 50 feet of the residential areas on the southern boundary, while residential 
development at the southeastern corner of the project site is approximately 150 feet from adjacent crop 
land.    
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Fourteen soil types are found on the project site as identified in Figure 4.2-2 and Table 4.2-1. Total 
potentially irrigated land within the project site is approximately 82 percent of the total project site or 760 
acres.  As shown in Table 4.2-1, Land Capability Classes (LCC), or Units, classify soils according to their 
characteristics and slopes.  These classifications range from a ‘high’ of I-1 to a ‘low’ of VIIIs-1.  The 
soils within the project site range from a soil classification of I to VII, as detailed in Table 4.2-1.  Classes 
I and II are generally considered to be of prime agricultural significance.  
 
The NRCS also assigns a Storie Index Rating to types of soils; the rating is based exclusively on soil 
characteristics.  Lands which qualify for a Storie Index Rating of 80 to 100 are generally considered 
agriculturally significant.  As presented in Table 4.2-1, there are several soil types in the Study Area with 
a Storie Index Rating above 80.  Figure 4.2-2 shows the location of these soils types within the project 
site. Also shown in Table 4.2.1, is the classification of prime soils based upon the California Department 
of Conservation Important Farmlands Mapping Program.  According to the 1998 Monterey County 
Important Farmlands Map (see Figure 4.2-2),  there are 760 acres of potentially irrigated soils on the site 
that are classified as Prime Farmland and Farmland of Statewide Importance by the California 
Department of Conservation Important Farmlands Mapping Program.   
 
 

Table 4.2-1 
Soil Series and Land Capability Class and Storie Designations within the Project Site 

 

Soil Type 

 

Acres 

 

Prime 

Land 
Capability 

Class (LCC) 
Or Unit 

 
Storie 
Index 
Rating 

Arroyo Seco gravelly loam, 2 to 5 percent slopes 38.9 x II 72 
Arroyo Seco gravelly sandy loam, 0 to 2 percent slopes 127.9 x III 63 
Arroyo Seco gravelly sandy loam, 2 to 5 percent slopes 8.9 x III 60 
Chualar loam, 0 to 2 percent slopes 212.6 x I 85 
Chualar loam, 2 to 5 percent slopes 283.4 x II 81 
Gloria sandy loam, 2 to 9 percent slopes 6.4  III 27 
Gloria sandy loam, 0 to 5 percent slopes 2.4  IV 25 
Hanford gravelly sandy loam, 0 to 5 percent slopes 22.0 x II 60 
Placentia sandy loam, 0 to 2 percent slopes 9.1 x III 45 
Placenta sandy loam, 2 to 9 percent slopes 53.1 x IV 37 
Salinas clay loam, 0 to 2 percent slopes 4.4 x I 85 
Vista coarse sandy loam, 15 to 30 percent slopes 45.2  VI 29 
Vista coarse sandy loam, 30 to 75 percent slopes 70.1  VII 12 
Vista-rock outcrop complex 44.7  VII 6 

Total acres 929.0 760.2  
 

Agricultural Land Capability 
 

Overall, there are three separate land classification systems which are primarily used to determine an 
area’s suitability for agriculture and/or provide definition for prime agricultural lands.  Increasingly in 
California, the Department of Conservation’s Farmland Mapping criteria are being applied to the 
assessment of agricultural land capability and determination of impacts due to development of these 
lands.  The following discusses the classification systems and the resultant project characteristics. 
  
 



P

G

D

S

S

U

S

U

S

X

P

X

U

X

U

U

U

X

U

U

Project Site

FMMP 2002

Urban and Built Up Land (D)

Grazing Land (G)

Prime Farmland (P)

Farmland of Statewide Importance (S)

Unique Farmland (U)

Other Land (X)

0 0.5 10.25
Miles

0 0.5 10.25
Kilometers

D
EN

ISE D
U

FFY  &
 A

SSO
C

IA
TES, IN

C
.

Figure

N 2002 Monterey County Important Farmlands Map 4.2-1



DENISE DUFFY & ASSOCIATES, INC.

Figure

N

CbB

CbA
AsA

VaG

Vb

PnC

HbB
AvB

VaE

VaE

VaE

AvB

PnA

AvB

AsB

GhC

SbA

GhD

AsB

HbB VaG

Project Boundaries

0 0.25 0.50.125
Miles

0 0.50.25
Kilometers

AsA, ARROYO SECO GRAVELLY SANDY LOAM, 0 TO 2 PERCENT SLOPES

AsB, ARROYO SECO GRAVELLY SANDY LOAM, 2 TO 5 PERCENT SLOPES

AvB, ARROYO SECO GRAVELLY LOAM, 2 TO 5 PERCENT SLOPES
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Source: NRCS, 2005

Soil Types 4.2-2
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State Farmland Mapping & Monitoring Program 

The State of California’s Farmland Mapping and Monitoring Program (FMMP) monitors land use change 
affecting California’s agricultural land.  The program, administered by the California Department of 
Conservation’s Office of Land Conservation, produces maps and statistical data to be used for assessing 
the importance of agricultural lands, which is rated according to soil quality and irrigation status.  The 
best quality land is called Prime Farmland; other classifications, in descending order according to their 
suitability, include Farmland of Statewide Importance, Unique Farmland, Farmland of Local Importance, 
Grazing Land, Urban and Built-up Land, and Other Lands. 

 
Table 4.2-2 

State Important Farmland Mapping Classifications 

Category Description 

Prime Prime farmland is land with the best combination of physical and 
chemical features able to sustain long-term production of agricultural 
crops. This land has the soil quality, growing season, and moisture 
supply needed to produce sustained high yields.  The land must have 
been used for the production of irrigated crops at some time during the 
two update cycles prior to the mapping date of 1992 (or since 1988). 

Farmland of 
Statewide 
Importance  

Farmland of Statewide Importance is land similar to prime farmland, 
but with minor shortcomings, such as greater slopes or with less ability 
to hold and store moisture. The land must have been used for the 
production of irrigated crops at some time during the two update cycles 
prior to the mapping date (or since 1988). 

Unique Farmland  Unique Farmland is land of lesser quality soils used for the production 
of the State’s leading agricultural crops. This land is usually irrigated, 
but may include non-irrigated orchards or vineyards, as found in some 
climatic zones in California. The land must have been cultivated at some 
time during the two update cycles prior to the mapping date (or since 
1988). 

Farmland of 
Local Importance 

Land of importance to the local agricultural economy as determined by 
each county's board of supervisors and a local advisory committee. 

Other Land 
 
 
 
 
Urban and Built-
Up Land 

Other Land is not included in other mapping category. For example, 
low density rural development; brush, timber; wetlands 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. 
Urban and Built-Up Land is occupied by structures with a building 
density of at least 1 unit to 1.5 acres, or approximately 6 structures to a 
10-acre parcel.  Common examples include residential, industrial, 
commercial, institutional facilities, cemeteries, airports, golf courses, 
sanitary landfills, sewage treatment, and water control structures. 

Grazing Land Grazing Land is land on which the existing vegetation is suited to the 
grazing of livestock. The minimum mapping unit for this category is 40 
acres. 

Source: California Department of Conservation 
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State of California’s Farmland Mapping and Monitoring Program (FMMP) Classification.  The 760 
acres of potentially irrigated land have soils classified as Prime Farmland and Farmland of Statewide 
Importance by the Important Farmlands Mapping Program.   
 
Natural Resources Conservation Service (NRCS) Land Capability Class System.  Land Capability 
Classes (LCC) rate soils according to their characteristics and slopes.  These classifications range from a 
‘high’ of I-1 to a ‘low’ of VIIIs-1.  Classes I and II are generally considered to be of prime agricultural 
significance.  The NRCS also assigns a Storie Index Rating to soils, which is based exclusively on soil 
characteristics only.  Lands which qualify for a Storie Index Rating of 80 to 100 are considered 
agriculturally significant.   
  
NRCS Classification.  Based on this system’s criteria, approximately 561 acres are considered prime 
agricultural land due to their Capability Class I and II rating (Table 4.2-1).   
 
Cortese-Knox Local Government Reorganization Act of 1985.  The Cortese-Knox Act, defines “prime 
agricultural land” as an area of land, whether a single parcel or contiguous parcels, which has not been 
developed for a use other than agriculture and which meets any of the following qualifications identified 
below.  

 
Cortese-Knox Capability Classification.  Three of the four criteria above apply to classifying prime 
lands within the project site.  Approximately 500 acres meet criteria #1 exclusively, approximately 430 
acres meet criteria #3, and the total potentially irrigated land area of 760 acres (actively cropped plus 
recently fallowed) could meet criteria #4.  It should be noted that the City General Plan EIR provides an 
assessment of land in and around Soledad and acknowledges that almost all of the soils surrounding the 
urban area of the City meets at least one of these qualifications and, therefore, can be considered prime 
agricultural land with the exceptions of GhC (Gloria sandy loam 2 to 9 percent slopes) and Xb 
(Xerorthents, sandy). 
 
California Agricultural Land Evaluation and Site Assessment  

In 1993, Senate Bill 850 directed the State Resources Agency,  in consultation with the Governor’s Office 
of Planning and Research,  to “…develop an amendment to Appendix G to provide lead agencies with an 
optional methodology to ensure that significant effects on the environment of agricultural land 
conversions are quantitatively and consistently considered in the environmental review process.” The 

The Cortese‐Knox Act  
1. Land which qualifies for rating as class I or class II in the Soil Conservation 

Service land use capability classification and that qualifies for rating 80 through 
100 Storie Index Rating. 

2. Land which is used to maintain livestock for commercial purposes, which has 
an annual carrying capacity equivalent to at least one animal unit per acre as 
defined by the United States Department of Agriculture in the National 
Handbook on Range and Related Grazing lands. 

3. Land planted with fruit or nut-bearing trees, vines, bushes, or crops which have 
a nonbearing period of less than five years and which will return during the 
commercial bearing period on an annual basis for the production of unprocessed 
agricultural plant production not less than two hundred dollars ($200) per acre. 

4. Land which has returned from the production of unprocessed agricultural plant 
products an annual gross value of not less than two hundred dollars ($200) per 
acre for three of the previous five calendar years. 



  4.2 Agricultural Resources 

DD&A 4.2-7 Miravale III Project 
October 2008  Draft Environmental Impact Report 

result was the formulation of the California Agricultural Land Evaluation and Site Assessment Model 
(LESA).  LESA is a point-based approach to assessing the relative value of agricultural land resources 
that relies on two separate sets of factors: land evaluation, which are primarily soil-based qualities of land, 
and site assessment factors that are intended to measure social, economic, and geographic attributes.   
 
The California Agricultural LESA Model is composed of six different factors.  Two Land Evaluation 
factors are based upon measures of soil resource quality.  Four Site Assessment factors provide measures 
of a given project’s size, water resource availability, surrounding agricultural lands, and surrounding 
protected resource lands (e.g. open space, conservation easement, or Williamson Act contract).  For a 
given project, each of these factors is separately rated on a 100 point scale.  The factors are then weighted 
relative to one another and combined, resulting in a single numeric score for a given project, with a 
maximum attainable score of 100 points.  It is this project score that becomes the basis for making a 
determination of a project’s potential significance, based upon a range of established scoring thresholds. 
 
Buchanan Associates prepared a LESA model for this project site (included as Technical Appendix T-1).  
The California LESA Model is weighted so that 50 percent of the total LESA score of a given project is 
derived from the Land Evaluation factors and 50 percent from the Site Assessment factors. Individual 
factors are weighted with the sum of the factor weights required to equal 100 percent. A score of 80 to 
100 points is considered significant under the California LESA Model Scoring Thresholds for 
Significance. A score between 60 to 79 points is also considered significant unless either the Site 
Assessment or Land Evaluation subtotals are less than 20. As indicated below, neither subtotal is less than 
20 points.   

LESA Evaluation Rating: The results of the LESA model determined that the proposed project would 
result in a significant rating, as shown in Table 4.2-3. This is largely due to the predominance of prime 
soils and large land area of the project site, as well as, a high percentage of agricultural land in the Zone 
of Influence surrounding the project site.    

Table 4.2-3 
LESA Model Project Score Results 

Land Evaluation Factors Weighted Rating 
Land Capability Classification   18.25 
Storie Index Rating 15.95 
Land Evaluation Subtotal   34.2 

Site Assessment Factors  
Project Size 15.0 
Water Resource Availability 12.1 
Surrounding Agricultural Lands 14.25 
Surrounding Protected Resource Lands 0.0 
Site Assessment Subtotal 41.4 
Total LESA Score 75.6 
Source, Buchanan Associates, August, 2007 Agricultural Resources Report and 
LESA model 

 

Monterey County Agricultural Commissioner 
In addition to qualitative and quantitative methods used to determine potential impacts of agricultural land 
conversion, Monterey County also relies on the Agricultural Commissioner to assess the potential for 
development activities to impact the agricultural productivity of a given site.  Among the criteria used by 
the Commissioner are the soil type(s) and their suitability for agriculture as defined by the USDA Natural 
Resources Conservation Service (NRCS); present and past agricultural use of the site; size, shape, and 



  4.2 Agricultural Resources 

DD&A 4.2-8 Miravale III Project 
October 2008  Draft Environmental Impact Report 

slope of the site in question; availability and use of irrigation and agricultural practices on surrounding 
properties.  

According to the USDA Soil Survey for Monterey County, total potential irrigated land within the project 
site is approximately 82 percent of the total project site or 760 acres.  According to the 1998 Monterey 
County Important Farmlands Map (see Figure 4.2-1), these 760 acres of potentially irrigated soils are 
classified as Prime Farmland and Farmland of Statewide Importance by the California Department of 
Conservation Important Farmlands Mapping Program. 

Monterey County Agricultural Resources 
 
Monterey County is one of the primary agricultural regions in the State of California.  The total value of 
agricultural products produced has been increasing steadily in real dollars (accounting for inflation) since 
1990.  Monterey County ranked third in the state in the value of crops produced in 2002 and as of 2005 
was ranked fourth.  Table 4.2.4 shows important crop revenues for Monterey County in 2002 and 2005.  
The data reflect the continuing importance of leaf lettuce and strawberries, as well as, the increasing 
importance of wine grapes and nursery crops.  Conversely, the recent significant expansion of spinach 
production may be tempered in the near term.  The gross value of agricultural production is multiplied by 
a factor of two to three times through the local economy due to the involvement of other sectors of the 
economy, including industry, retail trade, and commercial services. Table 4.2.4 also identifies changes in 
the value of selected Monterey County crops between 2002 and 2005.  
 

Table 4.2-4 
Changes In Value of Selected Monterey County Crops  

Between 2002 and 2005 
Value  Crop 
2002 2005 

Leaf lettuce  $429,400,000 $600,800,000 
Head lettuce  $309,150,000 $311,800,000 
Broccoli   $265,900,000 $156,100,000 
Strawberries $226,850,000 $385,750,000 
Nursery $218,700,000 $276,200,000 
Grapes $147,100,000 $254,600,000 
Spinach  $49,100,000 $164,800,000 
Spring Mix $119,320,000 $132,277,000 
Source: Monterey County Crop Report, 2002 and 2005 

 

Regulatory Framework 
 

Williamson Act Contract 

The California Environmental Quality Act requires the review of projects that would convert Williamson 
Act contract land to non-agricultural uses. The main purposes of the Williamson Act are to preserve 
agricultural land and to encourage open space preservation and efficient urban growth.  The Williamson 
Act provides incentives to landowners through reduced property taxes to deter the early conversion of 
agricultural and open space lands to other uses.  
  
According to CEQA Guidelines Section 15206 cancellation of Williamson Act contracts for parcels 
exceeding 100 acres is considered to be “of statewide, regional, or areawide significance,” and thus 
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subject to additional noticing and review requirements under CEQA.  The Williamson Act of 1965 is the 
state’s principal policy for the preservation of agricultural and open-space land.  The program encourages 
landowners to work with local governments to protect important farmland and open-space.  Landowners 
can enroll parcels for a minimum of 10 years. This program helps local governments to restrict land to 
agricultural and compatible open space use.  In doing so, land is assessed for property taxes at a rate 
consistent with its actual use, rather than the potential value of the land.  The main purposes of the 
Williamson Act are to preserve agricultural land and to encourage open space preservation and efficient 
urban growth.   
 
City of Soledad General Plan 

The City of Soledad General Plan provides policies for the protection of agricultural resources.  Please 
refer to Table 4.9-2 of the Land Use section for a detailed analysis of the project’s consistency with the 
City’s General Plan agricultural policies.  There are a number of policies and programs in place that 
attempt to limit the loss of farmland.  As the City of Soledad is largely surrounded by agricultural land, 
the City may have limited options other than conversion of farmland if it is to grow to meet population 
and housing demand.  The policies of the City of Soledad and policies in the current and draft County of 
Monterey General Plans strongly encourage new development to occur only within areas that are within 
the City’s urbanizing area and discourage the conversion of agricultural lands to urban uses where urban 
services are not available.  
  
The Agricultural Resources section of the Soledad General Plan contains goals and policies that seek to 
limit adverse impacts to agricultural operations due to new development and, further, to protect and 
preserve agricultural land.  The following are relevant: 
 
Policy C/OS-1 The City shall discourage “leapfrog” development and development in peninsulas 

extending into agricultural lands to avoid adverse effects on agricultural operations. 
 
Policy C/OS-2 The City shall retain the agricultural land use designation on lands within its planning 

area until the land is needed for urban development. 
 
Policy C/OS-3 The City shall ensure that new development and public infrastructure projects do not 

encourage expansion of urban uses outside the general plan area into areas designated 
Agriculture by the Monterey County General Plan. 

 
Policy C/OS-4 The City shall support the agricultural economy by encouraging the location of 

agricultural support industries in the City, establishing and promoting marketing of local 
farm products, and providing its regional fair share of adequate housing to meet the needs 
of agricultural labor. 

 
Policy C/OS-5 The City shall require a right-to-farm condition to all future subdivision maps adjacent to 

farmlands. 
 
Policy C/OS-6 The City shall require development within or adjacent to designated agricultural areas to 

minimize conflicts with adjacent agricultural uses. 
 
The impacts to agricultural lands due to development accommodated by the Land Use Element was 
identified as a Class I unavoidable significant impact due to the conversion of state-identified prime 
agricultural land including the project site.    
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Environmental Impact Report on the Soledad General Plan. The General Plan EIR evaluated 
potential agricultural impacts associated with the adoption and implementation of the Soledad General 
Plan. This program-level EIR focused on general impacts associated with implementation of the General 
Plan, rather than project-specific impacts associated with individual development projects, such as the 
Miravale III project.  According to the General Plan EIR, the following agricultural impacts were 
identified:  
 
 Development as contemplated in the General Plan would result in the permanent conversion of 

2,750 acres of Prime and Farmland of Statewide Importance. This impact was identified as 
significant and unavoidable. 

 
 Expansion of urban uses as envisioned in the General Plan would generate potential land use 

incompatibilities between urban and agricultural land uses. This impact was identified as 
significant unless mitigated. 

 
Miravale III Specific Plan   

Section 6.0 “Implementation” of the Specific Plan identifies policies and implementation measures to 
identify conservation of a portion of the agricultural resources in the plan area during the first phases of 
the project and provides implementation policies for agricultural conflicts.  Section 6.0 Implementation of 
the Specific Plan has the following implementation proposed:  
 
Policy 6.2.1  Williamson Act Contracts.  Under the California Land Conservation Act of 1965 local 

governments could enter into contractual agreements with private landowners for the 
purposes of restricting land use on a property to agriculture or related open space use. 
Properties under Williamson Act Contracts are assessed at their consistent usage, rather 
than their potential market value, substantially reducing the amount of owed property 
taxes. Contracts are subject to a rolling 10-year term whereby agreements are 
automatically renewed yearly, unless either party files a “notice of non-renewal.” Once 
such a notice has been filed, a 10-year non-renewal process commences; at the end of the 
non-renewal process, the contract terminates. There is one Williamson Act Contract 
within the Plan Area. The contract, consisting of 2 parcels located within the urban 
reserve area at the northwestern property boundary, has a notice of non-renewal filed 
against it. These parcels shall not be developed until the contract is terminated. 

 
Policy 6.2.3 Agriculture Interface.  New residential units will abut the existing Urban Expansion and 

Agriculture zones. Within a small portion of the east side of the Specific Plan Area and 
on portions of the north and west boundaries some agricultural operations may take place. 
It is the declared policy of the County of Monterey, the governing jurisdiction to these 
parcels, to conserve, enhance, and encourage Agricultural Operations within the County 
and to minimize potential conflict between agricultural and nonagricultural land uses 
within the County. 

 
The Monterey County Code Chapter 16.40 - Protection of Agricultural Activity states 
“Where nonagricultural land uses, especially residential development, extend into 
agricultural lands or are located in the vicinity of agricultural lands, Agricultural 
Operations may be the subject of complaints. Such complaints may cause the curtailment 
of Agricultural Operations and discourage investments for the improvement of 
agricultural land to the detriment of the economic viability of the agricultural industry of 
the County. It is the purpose and intent of this Chapter (16.40) to prevent the loss to the 
County of its agricultural resources by limiting the circumstances under which 
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Agricultural Operations may be considered a nuisance. This policy can best be 
implemented by educating residents about the laws protecting Agricultural Operations 
and Farm Operations from conflicts with non-agricultural uses and by notifying 
residential users of property adjacent to or near Agricultural Operations and Farm 
Operations of circumstances relative to agricultural activities which may be objectionable 
to owners and/or users of non-agricultural properties. These potentially objectionable 
circumstances may include, but are not limited to, the noises, odors, dust, chemicals, 
smoke, and extended hours of operation that may accompany Agricultural Operations.” 
 
It is the intention of the developer to disclose potential agricultural activities to future 
owners in keeping with intention of the Monterey County code. In addition, a 60’ 
minimum landscaped buffer including a trail will be constructed along the west boundary 
of the Specific Plan area in order to buffer residences from potential agriculture uses. 

 
Relevant Project Characteristics 

The project proposes a primarily residential development consisting of residential, commercial, public 
facility, recreational and visitor serving uses and will include recreational trails, remainder parcels of open 
space, and agricultural buffers, as well as some agricultural use and recreation areas.  The proposed site 
will be located on approximately 929 acres of which 430 acres are currently being used for the production 
of irrigated row crops.  Total development of the site will be phased over a 15- to 20-year period with 
buildout occurring between 2027 and 2028.  
 
The 760 acres of potentially irrigated land have soils classified as Prime Farmland and Farmland of 
Statewide Importance by the Important Farmlands Mapping Program.  According to the NRCS Land 
Capability Classification criteria, approximately 561 acres are considered prime agricultural land due to 
their Capability Class I and II rating.  Under Cortese-Knox, three of the four criteria apply to classifying 
prime lands within the project site.  
 
Within the Specific Plan area, two parcels totaling approximately 107 acres are under Williamson Act 
contract, but are currently in non-renewal status with cancellation pending in 2016. 
 
The Specific Plan states that there is “a 60’ minimum landscaped buffer including a trail will be 
constructed along the west boundary of the Specific Plan area in order to buffer residences from potential 
agriculture uses.” The Vesting Tentative Map identifies a buffer of varying width along this boundary.  
 
Thresholds of Significance 
A project that would convert prime agricultural land to non-agricultural use or impair the agricultural 
productivity could have a significant effect on the environment.  No set acreage threshold of prime 
farmland conversion has been determined by case law or regulatory framework that would constitute a 
significant impact. 
 
In accordance with CEQA Guidelines, 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; or 



  4.2 Agricultural Resources 

DD&A 4.2-12 Miravale III Project 
October 2008  Draft Environmental Impact Report 

 
 Involve other changes in the existing environment which, due to their location or nature, could 

result in conversion of Farmland, to non-agricultural use. 
 
Impacts and Mitigation 

Conversion of Prime Farmland, Unique Farmland, or Farmland of Statewide Importance 
 

The proposed project will convert a total of 929 acres of agricultural and grazing land to residential and 
commercial uses.  Of this total, the project would convert approximately 760 acres of Prime Farmland to 
non-agricultural use.  As the City of Soledad is largely surrounded by agricultural land, the City may have 
limited options other than conversion of farmland.  City of Soledad policies in the General Plan strongly 
encourage new development to occur only within areas that are within the City’s urbanizing area and 
discourage the conversion of agricultural lands to urban uses where urban services are not available.  
  
The project site is contiguous to the City’s current boundaries and part of “expansion areas” identified in 
the General Plan, which are considered appropriate areas for accommodation of the City’s planned 
growth over the next 25 to 50 years.  The impacts to agricultural lands due to development accommodated 
by the Land Use Element of the General Plan was identified as a Class I unavoidable significant impact 
due to the conversion of state-identified prime agricultural land including the project site.    
 
Impact The proposed project would include the conversion of state-identified prime 

agricultural land. This impact to conversion of agricultural lands due to proposed 
development is considered significant and unavoidable.    

 
Conflict with Existing Zoning for Agricultural Use or Williamson Act Contract 

 
Two parcels totaling approximately 107 acres (APN 257-001-026 and APN 257-001-027) and located on 
the northwestern portion of the Plan Area are currently under Williamson Act contract. The California 
Land Conservation Act (Williamson Act), California Government Code Section 51290 et seq., 
encourages conservation of agricultural lands by providing a tax incentive to land owners who contract 
with the County to restrict land uses to agriculture and compatible uses.  Williamson Act contracts remain 
in effect for 10 years (minimum) unless the property owner files for a "Notice-of Non-Renewal" with the 
County.  A notice of non-renewal has been filed and approximately 9 years (as of 2007) remain on the 
contract unless it can be cancelled prior to the expiration of this term. 
 
Impact Development of land designated for urban development as part of Phase 4 of the 

Specific Plan will require the cancellation of Land Conservation Act Contract 73-25 
within the project site. This is considered a significant and unavoidable impact due to 
the conversion of state-identified prime agricultural land.    

 
Conversion of Farmland Due to Changes in Existing Environment 

 
The single most important factor in the decline of agricultural acreage in Monterey County has been the 
rapid spread of urban development. In the South Monterey County area, significant development 
pressures have resulted in the conversion of agricultural land to urban uses.   
 
According to a study by the California Department of Conservation, conversions of farmland to urban 
uses adversely affect the efficiency of remaining farming operations in the area. For example, agricultural 
production decreases as a result of increased air pollution, livestock predation by pets, crop diseases 
resulting from inadequate care of off-farm ornamental plants, restriction on pesticide use and burning, and 
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requirements to set aside on-farm buffer zones. Production costs increase because of rising land costs, 
water scarcity, theft and vandalism of farm equipment, crop pilferage, road congestion, and personal 
injury liability associated with farm trespass. 
 
Additionally, the conversion of agricultural land to urban uses can cause increases in land use 
compatibility problems and nuisance complaints due to urban uses being sited adjacent to agricultural 
uses.  For example, farmers have to deal with vandalism, increased traffic on urban roads, and potential 
restrictions on the use of pesticides or the operation of certain equipment. Urban residents, on the other 
hand, are impacted by noise, odors, slow moving farm equipment on local roads, and pesticide or 
herbicide spray drift. As identified in the Specific Plan (6.0 Implementation), it is the developers intent to 
conform to Monterey County Code Chapter 16.40 - Protection of Agricultural Activity in order to 
minimize potential land use conflicts.  
 
To further minimize potential conflicts, including human health concerns, between urban and agricultural 
uses, the Monterey County Agricultural Commissioner generally recommends at least a 200 foot buffer 
between agricultural and non-agricultural uses. The inclusion of an agricultural buffer is necessary to 
protect the public health, safety, and welfare of people and protect the economic viability of agricultural 
production. Buffers are required to lessen public and animal exposure to agricultural chemicals, dust, 
noise, and odors and protect agricultural uses from vandalism, pilferage, trespassing, and complaints 
against standard legal practices. For the purpose of this analysis, the Monterey County Agricultural 
Commissioner’s recommended buffer distance is considered the minimum distance to ensure appropriate 
separation between agricultural and non-agricultural uses.  
 
As currently proposed, the project includes a 60 foot landscaped buffer including a trail along the west 
boundary of the Specific Plan area to buffer residences from existing agriculture uses. The Buchanan 
Agricultural Report (Technical Appendix T-1), as summarized below, discusses areas of buffer and 
agricultural uses in the project site. 
 

Western Boundary Buffer - All of the land on the western edge and southwest 
corner of the project site adjoins row crop lands used for vegetable production.  
Routine and on-going operations will typically generate dust and noise, and require 
application of pesticides (likely ground applied). The current access road 
immediately adjacent to this boundary has heavy agricultural equipment traffic and is 
used for temporary storage of field equipment, as well as two surface impoundments 
for irrigation close to the project boundary. Prevailing wind direction and duration 
will increase the likelihood for potential conflict between agricultural and residential 
land uses during application of pesticides in this area.  

 
Therefore, an adequate buffer shall require some type of physical barrier combined 
with adequate distance in areas where residential and commercial structures are to be 
located.  This is required to minimize the potential liabilities related to safety and 
potential injury, theft, and vandalism. The proposed Urban Reserve and golf course 
fairways in the northwest area (currently Williamson Act contract lands) would 
provide adequate buffer distance as long as access to adjacent fields can be restricted.  
Vegetation in the area will need to be managed to be consistent with agricultural pest 
and food safety management requirements for leafy green and vegetable crops. As 
previously identified, the proposed project includes a 60’ agricultural buffer along the 
residential areas adjacent to existing agricultural uses.  
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Northern Boundary Buffer - Most of the land on the northern edge of the project 
site adjoins rural residential and grazing lands or non-agricultural land owned by the 
City of Soledad.  Routine operations on these lands are less likely to generate 
conflicts between land uses, therefore adequate buffer could be achieved with 
physical barriers and a minimum 50 foot distance from residential structures.  As a 
significant portion of the northern boundary towards the east will be park open space, 
this should serve as an adequate buffer as long as public access to adjacent private 
lands is restricted. 

Eastern Boundary Buffer - All of the land on the eastern edge of the project site 
adjoins rural residential and grazing lands.  Routine operations on these lands are less 
likely to generate conflicts between land uses, therefore adequate buffer could be 
achieved with physical barriers and a minimum 50 foot distance from residential 
structures.   

Although the proposed 60 foot western buffer does not meet the minimum distance recommended by the 
Agricultural Commissioner’s office, additional measures such as vegetative/landscaped berms, screening, 
and other similar measures can be incorporated to achieve similar results. Moreover, as identified in the 
Buchanan Agricultural Report, the requirements for and attributes of functional buffers may differ 
depending on the nature of routine and on-going agricultural operations and practices. Generally 
agricultural buffers can include constructed fences or walls, earthen berms, roadways, drainage ditches, 
parking areas, landscaped or other vegetated areas. To ensure that adequate measures, such as those 
identified above, are incorporated into the proposed buffer area, project-specific mitigation measures have 
been incorporated to reduce project impacts to a less-than-significant level. Implementation of the 
following mitigation measures would not result in any new environmental impact beyond those identified 
in this EIR.  
 
Impact The proposed project will be sited adjacent to existing agricultural uses located on 

the boundary of the project footprint.  This has the potential to cause an increase in 
land use compatibility problems and nuisance complaints due to urban uses being 
sited adjacent to agricultural uses. In order to minimize these potential land use 
conflicts, the project has been designed with a minimum 60’ buffer zone between the 
residential and agricultural uses along the western boundary of the project site. 
Additional buffers, however, are warranted along the northern and eastern project 
boundaries. Moreover, as currently proposed, the 60’ buffer does not meet the 
minimum buffer distance recommended by the Monterey County Agricultural 
Commissioner. To ensure that residential uses are adequately buffered from 
agricultural uses, additional measures are necessary to protect human health and 
the environment resulting from potential conflicts between agricultural and urban 
uses.  This impact can be reduced to less-than-significant with the following 
mitigation.  

  
Mitigation 
 
4.2-1 Adequate buffer areas between urban and agricultural uses, including a minimum 50’ buffer 

along the northern and eastern boundary of the project site, shall be incorporated into the 
proposed project. Prior to the recordation of any final map, the project applicant shall submit 
evidence in the form of agricultural setbacks delineating buffer locations consistent with the 
recommendations contained in the Agricultural Resources Report, subject to the review and 
approval of the City of Soledad.  
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4.2-2 In order to ensure the adequacy of the proposed 60’ agricultural buffer located along the western 
boundary of the project site, the project applicant shall submit a detailed landscape plan that 
includes vegetative screening in addition to physical barriers, such as fences, walls, or similar to 
protect human health and safety. One or more of the following options may also be used in 
combination with landscaping requirements to create an average 60 foot buffer between the 
agricultural parcel property line and habitable structures within the Plan area:  

 
a. Public or private road right-of-ways; 
b. Landscaped islands and planting areas; 
c. Recreational trail corridors; and/or  
d. Placing dwellings in the rear portion of lots.  
 
Prior to the recordation of any final map along the western project boundary, an agricultural 
buffer setback shall be delineated on the final map, subject to the review and approval of the City 
of Soledad.  

 
4.2-3 Prior to the issuance of any certificate of occupancy for residences adjacent to on-going 

agricultural uses on the western project boundary, the project applicant shall provide 
documentation demonstrating that adequate screening and landscaped improvements have been 
installed and/or constructed within the 60’ agricultural buffer, subject to the review and approval 
of the City of Soledad.  

 
Impact The proposed project has the potential to impact routine and on-going agricultural 

activities on the areas adjacent to the northern, eastern, and western boundaries of 
the project site.  The following mitigation measures are recommended to reduce these 
impacts to the extent possible, project related impacts, however, are considered 
significant and unavoidable. 

4.2-4 Access for agricultural equipment and vehicles to the adjoining row crop land on the western 
boundary shall continue to be provided from the ramp to Highway 101 North (see Figure 2 in 
Technical Appendix T-1, Agricultural Report).  The current access road to the Braga property 
should remain at the current width to allow for passing and ensure adequate turnaround space for 
field equipment. Implementation of this measure would reduce impacts to routine and on-going 
agricultural operations on lands west of the proposed project site. 

 
4.2-5 Prior to the issuance of any permit, the project applicant shall have recorded a right-to-farm 

notice on parcels adjacent to existing and on-going agricultural uses consistent with the 
requirements of the City of Soledad General Plan, subject to the review and approval of the City 
of Soledad.   
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4.3 AIR QUALITY 
 
Introduction 
 
This section presents the potential air quality impacts associated with construction and operation of the 
proposed Miravale III Specific Plan project.  It is based on an air quality analysis prepared for the project 
by Illingworth & Rodkin, Inc (June 26, 2007; Revised August 29, 2007).  The analysis of regional 
operational emissions using the Urbemis 2007 model and the analysis of greenhouse gas and climate 
change issues was completed by DD&A in December 2007.  The sources of information for this analysis 
are: 1) Monterey Bay Unified Air Pollution Control District, CEQA Air Quality Guidelines (February 
2008), and 2) Monterey Bay Unified Air Pollution Control District, 2008 Air Quality Management Plan 
(June 2008). The air quality analysis calculation sheets and air quality consistency determination are 
provided in Appendix E. A copy of the Air Quality Study prepared by Illingworth & Rodkin, Inc. is 
included as Technical Appendix T-2 and is included in Volume II of this DEIR. 
 
The proposed project is located in the North Central Coast Air Basin (NCCAB), which includes 
Monterey, Santa Cruz, and San Benito counties. Although the NCCAB is in attainment of all federal air 
quality standards, it is designated as nonattainment with respect to the more stringent state PM10 standard 
and the state eight-hour ozone standard. Plans to attain these standards already accommodate the future 
growth projections available at the time these plans were prepared. Any development project capable of 
generating air pollutant emissions exceeding regionally-established criteria is considered significant for 
purposes of CEQA analysis, whether or not such emissions have been accounted for in regional air 
planning. Furthermore, any project that would directly cause or substantially contribute to a localized 
violation of an air quality standard would generate substantial air pollution impacts.  The same is true for 
a project that generates a substantial increase in health risks from toxic air contaminants, or introduces 
future occupants to a site exposed to substantial health risks associated with such contaminants. 
 
In response to the Notice of Preparation (NOP) for this EIR, the Monterey Bay Unified Air Pollution 
Control District (MBUAPCD) made recommendations for the scope of work for the EIR’s air quality 
analysis.  The City has followed those recommendations.  
 
Setting 
 

Regional and Local Climate and Topography1 
 
Climatological conditions, an area's topography, and the quantity and type of pollutants released 
commonly determine ambient air quality.  The proposed project is located in the NCCAB, which covers 
an area of 5,159 square miles along the central California coast.  The northwest sector of the NCCAB is 
dominated by the Santa Cruz Mountains.  The Diablo Range marks the northeastern boundary. The Santa 
Clara Valley extends into the northeastern tip of the basin.  Further south, the Santa Clara Valley becomes 
the San Benito Valley, which runs northwest-southeast, with the Gabilan Range as its western boundary. 
To the west of the Gabilan Range is the Salinas Valley, which extends from Salinas at the northwest end 
to south of King City.  The coastal Santa Lucia Range defines the western side of the valley. 
 
Climate, or the average weather condition, affects air quality in several ways.  Wind patterns can remove 
or add air pollutants emitted by stationary or mobile sources.  Inversion, a condition where warm air traps 
cooler air underneath it, can hold pollutants near the ground by limiting upward mixing (dilution).  

                                                           
1 The greenhouse gas and global climate change environmental setting is included in 5.0 CEQA Considerations in 
this Draft EIR. 
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Communities with cold climates may burn wood or other fuels for residential heating, whereas areas with 
hot climates may have higher emissions or some pollutants from automobiles.  Topography also plays a 
part, as valleys often trap emissions by limiting lateral dispersal.   
 
A semi-permanent high pressure cell in the eastern Pacific, the Pacific High, is the basic controlling factor 
in the climate of the NCCAB.  In the summer, the high pressure cell is dominant and causes persistent 
west and northwest winds over the entire California coast.  Air descends in the Pacific High, forming a 
stable temperature inversion of hot air over a cool coastal layer of air.  The onshore air currents pass over 
cool ocean waters to bring fog and relatively cool air into the coastal valleys.  The warmer air aloft acts as 
a lid to inhibit vertical air movement. The generally northwest-southeast orientation of mountainous 
ridges tends to restrict and channel the summer onshore air currents.  Surface heating in the interior 
portion of the Salinas and San Benito Valleys creates a weak low pressure that intensifies the onshore air 
flow during the afternoon and evening.  In the fall, the surface winds become weak, and the marine layer 
grows shallow, dissipating altogether on some days.  The air flow is occasionally reversed in a weak 
offshore movement, and the relatively stationary air mass is held in place by the Pacific High pressure 
cell, which allows pollutants to build up over a period of a few days.  It is most often during this season 
that the north or east winds develop to transport pollutants from either the San Francisco Bay Area or the 
Central Valley into the NCCAB. 
 
During the winter, the Pacific High migrates southward and has less influence on the NCCAB.  Air 
frequently flows in a southeasterly direction out of the Salinas and San Benito Valleys, especially during 
night and morning hours. The general absence of deep, persistent inversions and the occasional storm 
systems usually result in good air quality for the basin as a whole in winter and early spring. 
 
The project site is located east of Highway 101 on the eastern border of the City of Soledad, about 35 
miles southeast of Monterey Bay, and about 25 miles south of Salinas.  Winds from the northwest are 
most common in Soledad and the rest of the Salinas Valley.  In general, wind flow is aligned along the 
valley orientation.  In the winter, winds tend to flow down the Salinas Valley from the southeast toward 
Monterey Bay, averaging about 2.6 miles per hour (mph).  In the spring, winds tend to blow from the 
west (on-shore) averaging about 6.5 mph.  In the fall, winds flow from the southeast during the night, and 
switch to the west and northwest by about 10 a.m., and average about 2.4 mph.2  Rainfall in the area 
averages about 13.4 inches per year, with almost all substantial precipitation occurring between 
November and April.  The presence or absence of winter storms and rainfall affect dust generation on 
plowed fields, wildfires, and other factors influencing local air quality.  Temperatures are generally mild, 
with little winter frost, and summer maxima rarely exceeding 100 F. 
 

Regulatory Context 
 
Federal 

 
Criteria Air Pollutants.  The Federal Clean Air Act (CAA) authorized the establishment of federal air 
quality standards and set deadlines for their attainment. The CAA identifies specific emission reduction 
goals, requires both a demonstration of reasonable further progress and attainment, and incorporates more 
stringent sanctions for failure to meet interim milestones.  The U.S. EPA is the federal agency charged 
with administering CAA and other air quality-related legislation. The North Central Coast Air Basin is 
classified as in attainment for all federal air quality standards since the revocation of the federal 1-hour 
ozone standard in June of 2005. The most recent Federal Plan prepared by Monterey Bay Unified Air 
Pollution Control District to maintain the federal 8-hour ozone standard is the 2007 Federal Maintenance 

                                                           
2 California Surface Wind Climatology, California Air Resources Board, Modeling and Meteorology Branch, June 
1989. 
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Plan for Maintaining the National Ozone Standard in the Monterey Bay Region (March 2007).  This plan 
was prepared pursuant to the Clean Air Act because the North Central Coast Air Basin had an approved 
Maintenance Plan for the 1-hour ozone standard that has since been revoked, and the basin is in 
attainment of the 8-hour ozone standard. 
 
The CAA of 1970, as amended, establishes air quality standards for several pollutants.  National Ambient 
Air Quality Standards (NAAQS) are established for six “criteria” air pollutants:  carbon monoxide (CO), 
nitrogen oxides (NOx), ozone (O3), respirable particulate matter (PM10), fine particulate matter (PM2.5), 
sulfur oxides (SOx), and lead.  Pursuant to the California Clean Air Act, the State of California has also 
established ambient air quality standards, the California Ambient Air Quality Standards (CAAQS).  These 
standards are generally more stringent than the corresponding federal standards and incorporate additional 
standards for sulfates, hydrogen sulfide, vinyl chloride and visibility reducing particles. Table 4.3-1 
identifies the characteristics, health effects and typical sources of the six federal air pollutants. 
 
Hazardous Air Pollutants (HAPs).  One means by which the U.S. EPA addresses HAP exposure is 
through the National Emission Standards for Hazardous Air Pollutants (NESHAPS)3 that include source-
specific regulations that limit allowable emissions of such pollutants.  
 
State 
 
The California Air Resources Board (CARB) coordinates and oversees both state and federal air pollution 
control programs in California.  As part of this responsibility, CARB monitors existing air quality, 
establishes state air quality standards, and limits allowable emissions from vehicular sources.  Regulatory 
authority within established air basins is provided by local air pollution control agencies, which control 
stationary-source and most categories of area-source emissions and develop regional air quality plans. 
The project is located within the jurisdiction of the Monterey Bay Unified Air Pollution Control District. 
 
The state and federal standards for the criteria pollutants are presented in Table 4.3-2. These standards are 
designed to protect public health and welfare.  The “primary” standards have been established to protect 
the public health.  The “secondary” standards are intended to protect the nation’s welfare and account for 
air pollutant effects on soils, water, visibility, materials, vegetation and other aspects of general welfare.   
 
Criteria Air Pollutants. California has established its own set of ambient air quality standards that are 
generally more stringent than the corresponding federal standards.  The California Clean Air Act, 
effective January 1, 1989, provides a planning framework for attaining the state standards.  
Nonattainment areas in the state were required to prepare plans for attaining these standards. Attainment 
plans are required to demonstrate a five percent per year reduction in the emissions of nonattainment 
pollutants or their precursors, unless all feasible measures are being employed.  The attainment status of 
the NCCAB with respect to these criteria pollutants is described under the section titled: “Air Pollutant 
Concentrations, Standards Violations and Risk Levels” below. 
 
Toxic Air Contaminants (TACs).  The state regulates TACs primarily through the Tanner Air Toxics 
Act (AB 1807) and the Air Toxics Hot Spots Information and Assessment Act of 1987 (AB 2588). The 
Tanner Act institutes a formal procedure for designating substances as TACs.  The procedure includes 
research, public participation, and scientific peer review before CARB designates a substance as a TAC.  

                                                           
3 The NESHAPS are promulgated under Title 40 of the Code of Federal Regulations (CFR), Parts 61 & 63. 
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Table 4.3-1 
Criteria Pollutants 

Pollutant Characteristics Health Effects Major Sources 

Ozone (O3) A highly reactive photochemical pollutant created by the action of 
sunshine on ozone precursors (primarily reactive hydrocarbons and 
oxides of nitrogen).  Often called photochemical smog.  Highest 
concentrations of ozone are found downwind of urban areas. 

 Respiratory function impairment. Sources of ozone precursors (nitrogen oxides and reactive 
hydrocarbons) are combustion sources, such as factories 
and automobiles, and evaporation of solvents and fuels. 

Carbon 
Monoxide (CO) 

Carbon monoxide is an odorless, colorless gas that is highly toxic. It is 
formed by the incomplete combustion of fuels.  CO concentrations are 
highest in the winter, when radiation inversions over large areas can 
limit vertical dispersion. 

 Impairment of oxygen transport in 
the bloodstream. 
 Aggravation of cardiovascular 

disease. 
 Fatigue, headache, confusion, 

dizziness. 
 Can be fatal in the case of very 

high concentrations. 

Automobile exhaust, combustion of fuels, combustion of 
wood in woodstoves and fireplaces. 

Nitrogen 
Dioxide 
(NO2) 

Reddish-brown gas that discolors the air, formed during combustion.  
Nitrogen dioxide levels in California have decreased in recent years 
due to reduced power plant and improved automobile emissions.  
Ambient standards are typically not exceeded in NCCAB. 

 Increased risk of acute and chronic 
respiratory disease. 
 Also, it is an ozone precursor. 

Automobile and diesel truck exhaust, industrial processes, 
fossil-fuel powered plants.  Also formed via atmospheric 
reactions. 

Sulfur Dioxide 
(SO2) 

Sulfur dioxide is a colorless gas with a pungent, irritating odor.  
Ambient standards for sulfur dioxide are rarely exceeded in the 
NCCAB. 

 Aggravation of chronic obstruction 
lung disease. 
 Increased risk of acute and chronic 

respiratory disease. 

Diesel vehicle exhaust, oil-powered power plants, 
industrial processes. 

PM10 & PM2.5 Solid and liquid particles of dust, soot, aerosols and other matter 
which are small enough to remain suspended in the air for a long 
period of time.  PM10 is particulate matter with diameter less than 10 
microns. PM2.5 is particulate matter with diameter less than 2.5 
microns.  PM2.5 has been found to be more harmful to humans. 

 Aggravation of chronic disease and 
heart/lung disease symptoms. 

Combustion, automobiles, field burning, factories and 
unpaved roads.  Also, formed secondarily by 
photochemical processes of combustion emissions.  PM2.5
is primarily a secondary pollutant. 
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Table 4.3-2 
Federal and State Ambient Air Quality Standards 

Federal Standard Pollutant Averaging 
Time 

State Standard 

Primary Secondary 

Ozone 1-Hour 
8-Hour 

0.09 ppm (180 µg/m3) 
0.07 ppm (137 µg/m3) 

- - 
0.08 ppm (157 µg/m3) 

- - 
0.08 ppm (157 µg/m3) 

Carbon 
Monoxide 

8-Hour 
1-Hour 

9.0 ppm (10 mg/m3) 
20 ppm (23 mg/m3) 

9.0 ppm (10 mg/m3) 
35.0 ppm (40 mg/m3) 

- - 
- - 

Nitrogen 
Dioxide 

Annual 
1-Hour 

0.030 ppm (56 µg/m3) 
0.18 ppm (338 µg/m3) 

0.053 ppm (100 µg/m3) 
- - 

0.053 ppm (100 µg/m3)
- - 

Sulfur 
Dioxide 

Annual 
24-Hour 
3-Hour 
1-Hour 

- - 
0.04 ppm (105 µg/m3) 

- - 
0.25 ppm (655 µg/m3) 

0.03 ppm (80 µg/m3) 
0.14 ppm (365 µg/m3) 

- - 
- - 

- - 
- - 

0.5 ppm (1,300 µg/m3)
- - 

PM10 Annual 
24-Hour 

20 µg/m3 
50 µg/m3 

- - 
150 µg/m3 

- - 
150 µg/m3 

PM2.5 Annual 
24-Hour 

12 µg/m3 
no separate state standard 

15 µg/m3 
35 µg/m3 

15 µg/m3 
35 µg/m3 

Calendar 
quarter - - 1.5  µg/m3 1.5  µg/m3 Lead  

30-day 1.5  µg/m3 - - - - 
Sulfate 24-Hour 25 µg/m3 - - - - 
Hydrogen 
Sulfide 1-Hour 0.03 ppm (42 µg/m3) - - - - 

Vinyl 
Chloride 24-Hour 0.010 ppm (26 µg/m3) - - - - 

Visibility 
Reducing 
Particles 

8-hours (10 
am - 6 pm) 

Extinction coefficient of 0.23 per km - 
visibility of ≥ 10 miles due to particles 

when relative humidity is < 70%. 
- - - - 

mg/m3 = milligrams per Cubic Meter  Annual = annual arithmetic mean 
µg/m3 = micrograms per Cubic Meter  ppm = parts per million 
Source: http://www.arb.ca.gov/research/aaqs/aaqs2.pdf 

 
CARB adopts an Airborne Toxics Control Measure for sources that emit designated TACs.  If there is a 
safe threshold for a substance at which there is no toxic effect, the control measure must reduce exposure 
below the threshold. If there is no safe threshold, the measure must incorporate Best Available Control 
Technology (BACT) to minimize emissions.  For source categories under the regulatory jurisdiction of 
the individual air districts (as previously described), those air districts adopt and enforce the control 
measure locally. 
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Within California, the Office of Environmental Health Hazard Assessment (OEHHA) works with CARB 
to address health risk issues associated with TACs.  The OEHHA establishes Reference Exposure Levels 
(RELs) as indicators of potential adverse health effects.  An REL is a concentration level of a TAC at or 
below which no adverse health effects are anticipated. The OEHHA has published health Risk Assessment 
Guidelines for the Air Toxics Hotspots program.  Within California, those guidelines are commonly 
referenced in the adoption of general health risk policies, assessment guidelines and thresholds at the 
regional level.  OEHHA representatives have indicated that a comprehensive update to these guidelines is 
currently in the late stages of internal development, and is expected to include more specific guidance on 
addressing cancer risk in the context of relatively short-term exposures.  OEHHA staff hopes to release 
the draft update and have the public review phase completed sometime in 2008.  The published chronic 
inhalation REL for diesel particulate matter is 5 µg/m3. 
 
In August 1998 CARB listed “Particulate Matter Emissions from Diesel-Fueled Vehicles” as a TAC.  In 
2000, CARB developed a Risk Reduction Plan (RRP) to address this source of TACs, and is currently in 
the process of implementing this Plan.  The RRP estimated cancer risk levels from diesel particulate 
matter (DPM) emissions associated with various source categories, including freeways, stationary 
engines, distribution (trucking) centers, truck stops and locations with concentrations of school bus idling. 
The RRP contains the following three components: 
 

1) New regulatory standards for all new on-road, off-road, and stationary diesel-fueled engines and 
vehicles to reduce DPM emissions by about 90 percent overall from 2000 levels; 

 
2) New retrofit requirements for existing on-road, off-road, and stationary diesel-fueled engines and 

vehicles where determined to be technically feasible and cost-effective; and  
 

3) New Phase 2 diesel fuel regulations to reduce the sulfur content levels of diesel fuel to no more 
than 15 ppm to provide the quality of diesel fuel needed by the advanced DPM emission controls. 

 
According to the RRP, “the projected emission benefits associated with the full implementation of this 
plan, including proposed federal measures, are reductions in DPM emissions and associated cancer risks 
[relative to a year 2000 baseline] of 75 percent by 2010 and 85 percent by 2020.” Since adoption of the 
RRP, CARB has conducted regulatory activities to implement all three plan components.  Examples 
include the “Diesel Particulate Matter Control Measure for On-road Heavy-duty Diesel-fueled Residential 
and Commercial Solid Waste Collection Vehicles” and Airborne Toxic Control Measures for stationary 
compression ignition engines; portable engines rated at 50 horsepower and greater; in-use diesel-fueled 
transport refrigeration units (TRU) and TRU generator sets, and facilities where TRUs operate; and 
diesel-fueled commercial motor vehicle idling. 
 
In July of 2007, CARB approved a new regulation to reduce emissions from existing off-road diesel 
vehicles in California in construction, mining and other industries.   The regulations requires vehicle 
fleets to either meet a set of fleet average targets for NOx and particulate matter or to turn over and apply 
exhaust retrofits to a certain percent of the fleets’ horsepower (hp) per year.  The first compliance date for 
large fleets is 2010, and for small fleets is 2015.  This regulation is relevant to future construction under 
the Miravale III plan that would occur in 2010 or later depending upon the size and type of fleet of the 
relevant contractor(s). 
 
In 2005, CARB published their Air Quality and Land Use Handbook: A Community Health Perspective 
(referred to hereafter as “Air Quality and Land Use Handbook”).  This document includes various siting 
recommendations for proposed sensitive land uses relative to localized air pollution sources.   Some of its 
recommendations are driven by exposure to TACs in general and DPM in particular. The Air Quality and 
Land Use Handbook recommends avoiding the siting of “new sensitive land uses within 500 feet of a 



  4.3 Air Quality 

DD&A 4.3-7 Miravale III Project 
October 2008  Draft Environmental Impact Report 

freeway, urban roads with 100,000 vehicles/day, or rural roads with 50,000 vehicles/day.”  This 
recommendation is driven largely by the contribution of DPM to the overall air pollution impact from 
such transportation sources. 
 
Regional 
 
The MBUAPCD regulates air quality in the NCCAB, is responsible for attainment planning related to 
criteria air pollutants, and conducts district rule development and enforcement.  It also reviews air quality 
analyses prepared for CEQA assessments and has published the CEQA Air Quality Guidelines document 
for use in evaluation of air quality impacts.  
 
Criteria Air Pollutants. The California Clean Air Act, effective January 1, 1989, provides a planning 
framework for attaining the state standards.  Nonattainment areas in the state were required to prepare 
plans for attaining these standards. Attainment plans are required to demonstrate a five percent per year 
reduction in the emissions of nonattainment pollutants or their precursors, unless all feasible measures are 
being employed.  The North Central Coast Air Basin’s designation with respect to the state ozone and 
PM10 standards is nonattainment. The County (and the remainder of the North Central Coast Air Basin) is 
designated as attainment with respect to the state CO and PM2.5 standards.  Therefore, the two key 
regional criteria pollutants in the North Central Coast Air Basin are ozone and PM10.  The California 
Clean Air Act (Health & Safety Code sections 40910 et seq.) requires each nonattainment district to adopt 
an Air Quality Management Plan showing how the California Ambient Air Quality Standards for ozone 
would be met in their area of jurisdiction.  The fifth and most recent update to the original (1991) Air 
Quality Management Plan was adopted by Monterey Bay Unified Air Pollution Control District in June of 
2008.  
 
MBUAPCD have not recorded violations of the federal or state CO standard at monitoring stations.  In 
connection with proposed land development projects, the MBUAPCD addresses potential CO exposure 
issues primarily through guidance on how and under what conditions local ambient CO “hot-spot” 
analysis should be performed in the context of air quality assessments for documents prepared pursuant to 
the CEQA. 
 
MBUAPCD planning related to attainment of the state’s PM10 standard was addressed in the  2005 Report 
on Attainment of the California Particulate Matter Standards in the Monterey Bay Region (which updated 
corresponding 1995, 1996, and 1998 reports), (Senate Bill 656 Implementation Plan).  This plan describes 
the greater vulnerability of coastal locations within the NCCAB to PM10 standard violations, due largely 
to the contribution from sea salt. It focuses primarily on controlling particulate sources related fugitive 
dust and smoke related to combustion, but also addresses NOx- 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.   
 
MBUAPCD regulates the creation of air pollutant emissions that would cause public nuisances while 
operating within the District under Rule 402.  This rule states: "No person shall discharge from any 
source whatsoever such quantities of air contaminants or other materials which cause injury, detriment, 
nuisance, or annoyance to any considerable number of person or to the public; or which endanger the 
comfort, repose, health or safety of any such person or the public; or which cause, or have a natural 
tendency to cause, injury or damage to business or property.” (HSC Section 41700) 

 
Toxic Air Contaminants. MBUAPCD Rule 1000 (Permit Guidelines and Requirements for Sources 
Emitting Toxic Air Contaminants) addresses exposure issues for TACs in general.  It applies to stationary 
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sources for which the state has not adopted an Air Toxics Control Measure (ATCM).  It considers new 
and modified TAC source review and risk assessment requirements. The MBUAPCD’s CEQA Air 
Quality Guidelines provide the following guidance to evaluate the potential significance of project-related 
TAC impacts: 
 

“Construction, equipment or processes not subject to Rule 1000 that emit 
noncarcinogenic TACs could result in significant impacts if emissions would exceed the 
threshold that is based on the best available data [i.e., acute (1-hour) REL, chronic 
(annual) REL, PEL/420] In addition, temporary emissions of a carcinogenic TAC that 
can result in a cancer risk greater than one incident per 100,000 population are considered 
significant. 
 
Likewise, a project which would be located adjacent to a source of TACs unregulated by 
Rule 1000 may also result in significant impacts to air quality and human health and 
require modeling. Common sources of TACs include diesel fueled internal combustion 
engines.” 

 
The MBUAPCD assumes that diesel particulate matter is the key element of diesel exhaust with respect to 
cancer risk.  In November 2007, the Office of Environmental Health Hazard Assessment (OEHHA) 
released a draft document titled, Air Toxics Hot Spots Program Technical Support Document (TSD) for 
the Derivation of Noncancer Reference Exposure Levels for public review.  This revised draft TSD 
presents methodology revised to reflect scientific knowledge and techniques developed since the previous 
guidelines were prepared, and to explicitly consider effects on the health of infants, children and other 
sensitive subpopulations, in accordance with the mandate of the Children’s Environmental Health 
Protection Act (Senate Bill 25, Escutia, chapter 731, statutes of 1999, Health and Safety Code Sections 
39669.5 et seq.).  The MBUAPCD Board suspended application of the reference exposure level (REL, 
i.e., threshold) for acute impacts of acrolein in June 2007.  MBUAPCD staff had planned to return to the 
Board in September 2007  with a recommendation regarding reinstatement.  Due to the ongoing delay by 
the OEHHA in adopting a revised REL (expected in the fall of 2008 at the earliest), MBUAPCD 
suspension of the acute acrolein REL will continue through the end of 2008. 
 
 
Local 
 
The City of Soledad’s Municipal Code Section 17.30.240.C Air Pollutants specifies a process whereby 
the City intends to ensure air pollution control “No emission of fly ash, dust, fumes, vapors, gases, or 
other forms of air pollution which can damage the health of humans or animals, or to vegetation or other 
forms of property is permitted.”   
 

Existing Ambient Air Quality 
 
Air quality in the region is controlled by the rate of pollutant emissions and meteorological conditions.  
Meteorological conditions such as wind speed, atmospheric stability, and mixing height may all affect the 
atmosphere’s ability to mix and disperse pollutants.  Long-term variations in air quality typically result 
from changes in air pollutant emissions, while frequent, short-term variations result from changes in 
atmospheric conditions.  While the City of Soledad enjoys air quality that meets most State and Federal 
standards, other parts of the air basin do not.  Surface winds often move pollutants from their emission 
source to other areas where an impact may be felt.  The primary determinant of concentrations of non-
reactive pollutants (such as CO and PM10) is proximity to major sources.  As previously discussed, 
ambient CO levels usually closely follow the spatial and temporal distributions of vehicular traffic. 
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CARB (occasionally with the assistance of private sector partners) and relevant air pollution control 
districts operate a number of ambient air quality monitoring stations throughout the County and the 
remainder of the NCCAB.  The MBUAPCD monitors air quality at 10 monitoring stations in the 
NCCAB. The National Park Service also operates a station at Pinnacles National Monument.  The closest 
monitoring stations in the project vicinity are in Salinas (855 E. Laurel Dr.) and King City (at 750 Metz 
Road, and beginning in 2007, at 415 Pearl Street).  Pollutants monitored on a continuous basis at the 
Salinas site include ozone, PM10 and PM2.5, CO, and NOX – NO2, and at the King City sites include ozone 
and PM10.    
 
Areas that do not violate ambient air quality standards are considered to have attained the standard.  
Violations of ambient air quality standards are based on air pollutant monitoring data and are judged 
differently for each air pollutant.  The NCCAB as a whole does not meet state ambient air quality 
standards for PM10 and ground level O3.  The U.S. EPA considers the region to be a maintenance area  for 
the federal ozone standards since the 8-hour ozone standard has been attained.  For all other standards, the 
U.S. EPA and the State have classified the region as attainment.   
 
For three recent monitoring years (2005 – 2007), there was only one recorded exceedance of the state 8-
hour ozone standard (0.078 ppm on July 22, 2006) at the King City monitoring station. There were no 
other exceedances of a state or national air quality standards for ozone at the King City or Salinas 
monitoring stations recorded during that period.  In addition, there were no exceedances of the CO, PM2.5, 
and NO2 standards at the Salinas Station and King City did not measure those pollutants.  The 
exceedances of the state PM10 standard and highest concentrations measured at the Salinas and King City 
monitoring stations are shown in Table 4.3-3. The highest measurements and the only exceedance were 
reported at the Salinas monitoring station in 2006.   
 

Table 4.3-3 
Exceedances of the State PM10 Air Quality Standard* 

Year King City Monitoring Station Salinas Monitoring Station 
2005 0 days (38 μg/m3) 0 days (37 μg/m3) 
2006 0 days (50 μg/m3) 1 days (51 μg/m3) 
2007 0 days (25 μg/m3) 0 days (39 μg/m3) 
*Number of days (highest concentration in micrograms/cubic meter, μg/m3) 

 
Sensitive Receptors 
 
Sensitive receptors or populations are more susceptible to the effects of air pollution than are the general 
population. Sensitive receptors include residences, schools, playgrounds, childcare centers, athletic 
facilities, long-term health care facilities, rehabilitation centers, and convalescent and retirement homes. 
The receptors that should be considered in the analysis of carbon monoxide levels include the following, 
as set forth in the MBUAPCD CEQA Air Quality Guidelines: 
 
 Sidewalks where general public has access on a continuous basis (1-hour) 
 Parking lots where pedestrians have continuous access (1-hour) 
 Property lines of hospitals, rest homes, schools, playgrounds (1-hour and 8-hour) 
 Property lines of residences where continuous outdoor exposure is expected (1- and 8-hour) 
 Setbacks of residences where continuous exposure is expected (1-hour and 8-hour) 

 
Existing sensitive receivers in the project vicinity include the Rose Farrero School and existing residences 
within the City of Soledad that abut the project site along most of its south-facing boundary.   
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Emissions 
 
Criteria Air Pollutants.  Table 4.3-4, summarizes the most recent emissions inventories for Monterey 
County and the NCCAB as a whole.  As shown in Table 4.3-4, on-road motor vehicles represent only one 
of many categories of emissions sources within the County and NCCAB.   However, such vehicles 
account for nearly half of total human-generated CO and NOx emissions. Both area-wide and mobile 
sources contribute substantially to emissions of ROG.  For PM10, emissions from “miscellaneous 
processes” are dominant. Construction-related activities also contribute to regional air pollutant 
emissions.  Such activities account for an estimated six percent of County- and Basin-wide PM10 
emissions under the “Area-Wide Sources: Miscellaneous Processes” category, a large proportion of the 
approximately six percent of “Area-Wide Sources: Solvent Evaporation” emissions of ROG attributed to 
the application of architectural coatings and asphalt paving, and a small proportion of the estimated 
emissions in the “Mobile Sources: Other Mobile” category. 
 

TABLE 4.3-4 
2006 Estimated Annual Average Emissions Of Selected Criteria Air Pollutants For 

The NCCAB And Monterey County (NCCAB Portion) 
  

EMISSIONS IN NCCAB (IN TONS PER DAY) 
  TOG ROG  CO  NOX  PM10  PM2.5 
STATIONARY SOURCES 
FUEL COMBUSTION 2.9 0.9 12.5 15.5 1.1 1.1 
WASTE DISPOSAL 230.8 1.5 0.3 0 0 0 
CLEANING AND SURFACE COATINGS 4.3 3.4 - - - - 
PETROLEUM PRODUCTION AND MARKETING 3.2 2.5 0 0 - - 
INDUSTRIAL PROCESSES 1.1 0.9 13.3 2.6 3 0.9 
* TOTAL STATIONARY SOURCES 242.3 9.2 26.1 18.1 4.2 2 
AREAWIDE SOURCES 
SOLVENT EVAPORATION 17.2 16.3 - - - - 
MISCELLANEOUS PROCESSES 57.6 11.2 164.4 5.7 69.1 24 
* TOTAL AREAWIDE SOURCES 74.8 27.4 164.4 5.7 69.1 24 
MOBILE SOURCES 
ON-ROAD MOTOR VEHICLES 21.7 19.8 203.1 44.6 1.9 1.4 
OTHER MOBILE SOURCES 10.8 9.9 65.8 14.5 1.1 1 
* TOTAL MOBILE SOURCES 32.5 29.6 268.9 59.1 3 2.4 
NATURAL/NON-ANTHROPOGENIC SOURCES 82 73.4 43.5 1.5 4.5 3.8 
GRAND TOTAL FOR NCCAB 431.5 139.6 502.9 84.4 80.7 32.3 
  

EMISSIONS IN MONTEREY COUNTY - NCCAB PORTION (IN TONS PER DAY) 
 TOG ROG CO NOX  PM10  PM2.5 
STATIONARY SOURCES 
FUEL COMBUSTION 1.9 0.6 11.6 12.5 0.9 0.9 
WASTE DISPOSAL 127.1 0.8 0.1 0 0 0 
CLEANING AND SURFACE COATINGS 1.9 1.6 - - - - 
PETROLEUM PRODUCTION AND MARKETING 2.3 1.8 0 0 - - 
INDUSTRIAL PROCESSES 0.4 0.4 0 0 0.9 0.3 
* TOTAL STATIONARY SOURCES 133.6 5 11.7 12.5 1.8 1.2 
AREAWIDE SOURCES 
SOLVENT EVAPORATION 11.1 10.6 - - - - 
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MISCELLANEOUS PROCESSES 33.9 6.7 106.2 3.6 42.2 15.2 
* TOTAL AREAWIDE SOURCES 45 17.2 106.2 3.6 42.2 15.2 
MOBILE SOURCES 
ON-ROAD MOTOR VEHICLES 11.7 10.6 117.5 24 1 0.8 
OTHER MOBILE SOURCES 7.9 7.2 45.2 24.9 2 1.9 
* TOTAL MOBILE SOURCES 19.6 17.8 162.7 49 3.1 2.7 

NATURAL/NON-ANTHROPOGENIC SOURCES 58.2 51.1 40.7 1.4 4.2 3.6 
GRAND TOTAL FOR MONTEREY COUNTY 256.4 91.2 321.3 66.5 51.4 22.7 
NOTES:  TOG = Total Organic Gases; ROG = Reactive Organic Gases  
SOURCE: CARB, “Almanac Emission Projection Data” (http://www.arb.ca.gov/ei/maps/basins/abnccmap.htm) 

 
Toxic Air Contaminants.  Table 4.3-5 summarizes estimated County-wide emissions of TACs relevant 
to the project.  (No data were available for asbestos from this reference.)  While Table 4.3-4 reported 
emissions estimates in units of tons per day, this table reports such estimates in units of tons per year.  
Note that “Other Mobile” sources are estimated to account for more than half of County-wide emissions 
of DPM, while County-wide lead emissions are attributed primarily to area-wide sources (which, for the 
latter, could include demolition-related activities). 
 

Table 4.3-5 
2004 Estimated Daily Average Emissions Of Selected  

Toxic Air Contaminants for Monterey County 
Emissions (tons/year) by Source Category 

Pollutant Stationary 
Area-
wide 

On-road 
Mobile 

Other 
Mobile Natural Total 

Diesel engine exhaust, particulate matter 
(DPM) 21.28 -- 104.76 187.64 -- 313.68 

Lead 0.00 2.96 0.01 0.12 -- 3.10 

SOURCE: ARB, California Toxics Inventory (CTI), 2004. (http://www.arb.ca.gov/toxics/cti/cti.htm) 
 
 
For TACs, impacts are often evaluated ultimately in terms of cancer risk or (for non-cancer effects) in 
terms of proportions of applicable risk exposure levels (RELs).  At the present time, one can infer from 
the cancer risk mapping published by the ARB’s Emission Inventory Branch that areas within the City of 
Soledad – including all of the designated land use areas within the proposed project site – are exposed to 
average inhalation cancer risk levels between 50 and 250 cases per million people, based on a lifetime of 
breathing air toxics.  While this range is wide, it puts into context the incremental cancer risk thresholds 
that are discussed later in this section.  
 
Greenhouse gas emissions and climate change existing conditions are discussed in 5.0 CEQA 
Considerations of this Draft EIR. 
 
City of Soledad General Plan 
 
The Conservation/Open Space Element of the General Plan guide the City’s future appearance and 
protection of natural resources.  Numerous goals and policies of the General Plan are intended to protect 
and conserve natural resources.  The following air quality policies apply to development within the 
project area. 
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Policy C/OS-13 The City will encourage the improvement of air quality in Soledad and in the region by 
implementing the measures described in the Monterey County Air Quality Management 
Plan.  Such measures include, but are not limited to, measures to reduce dependence on 
the automobile and encourage the use of alternate modes of transportation such as buses, 
bicycles and walking. 

 
Policy C/OS-14 The City shall, to the extent feasible, separate sensitive land uses from significant sources 

of air pollution. 
 
Policy C/OS-16 The City shall promote and encourage the use of alternate modes of transportation by 

incorporating public transit, bicycle, and pedestrian modes in City transportation planning 
and by requiring new development to provide adequate pedestrian and bikeway facilities.   

 
Environmental Impact Report on the Soledad General Plan.  The General Plan EIR evaluated 
potential air quality impacts associated with the adoption and implementation of the General Plan, 
including future development within the project area.  This program level EIR focused on general impacts 
associated with implementation of the General Plan, rather than project-specific impacts associated with 
individual development projects, such as the Miravale III Specific Plan project.  According to the General 
Plan EIR, the following air quality impacts were identified: 
 
 The General Plan accommodates a considerable increase in the City’s population over the next 

twenty or more years which may hamper the efforts to achieve and maintain federal and state air 
quality standards.  This impact was identified as adverse but not significant. 

 
 Motor vehicle trips associated with buildout of the General Plan will contribute to a cumulative 

adverse impact on regional air quality.  This impact is considered significant, adverse and 
unavoidable. 

 
 Buildout of the General Plan will degrade the operation of intersections within the City’s Plan 

area which may lead to CO “hotspots” where the sate or federal standard may be violated.  This 
impact is considered adverse but not significant.  

 
Miravale III Specific Plan 
 
The project incorporates many policies that act as mitigation measures consistent with CEQA Guidelines 
recommendations.  Such measures include the following Specific Plan Circulation policies: 
 
 Traffic calming devices may be implemented on collector roads to discourage excessive traffic 

speeds. 
 
 Bus stops linking to the MST (Monterey-Salinas Transit) system shall be provided at logical locations 

within the Plan Area.   
 
 Bus service connecting the Plan Area to the proposed train station shall be explored. 
 
 Bike lanes and paths shall be designed and maintained to improve bicycling safety, convenience, and 

encourage people to use bicycles to commute to work or school. 
 
 New development shall provide bike lanes and paths, secure bicycle storage and parking facilities.   
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Relevant Project Characteristics 
 
The Miravale III Specific Plan proposes a mixed-use development including 1,470 single-family 
residential units, 2,730 multi-family residential units (includes affordable housing, workforce housing, 
and senior housing units), 120 hotel rooms, 275,000 square feet of retail commercial space and an 18-hole 
golf course.   
 
Construction of the project is anticipated to begin in 2008 and be completed no later than 2028.  
Approximately 2.05 million cubic yards of earthmoving is anticipated to occur on site with no import or 
export of soil.   
 
Thresholds of Significance 
 
The project site is located within the jurisdictional boundary of the Monterey Bay Unified Air Pollution 
Control District (MBUAPCD).  Based on the CEQA Air Quality Guidelines adopted by the MBUAPCD, 
significant impacts would occur when: 4,5 
 

• Specific plans or projects conflict with or obstruct implementation of the applicable air quality 
plan. 

• Projects affect the attainment and maintenance of regional ozone levels by emitting 137 pounds 
per day (lb/day) or more of an ozone precursor air pollutant, which are VOC or NOx. 

• Projects locally affect particulate matter levels by emitting greater than 82 lbs/day of PM10 on site 
and cause an exceedance of the State PM10 standard at an existing or reasonably foreseeable 
receptor as averaged over 24 hours. 

• Specific plans or projects cause or contribute to an exceedance of a CO standard as measured by 
Level of Service (LOS) degradation at a project-effected intersection and confirmed by dispersion 
modeling.  This applies to project-affected intersections with substantial traffic that are degraded 
from a LOS of E or worse. 

• Specific plans or projects expose sensitive receptors or the general public to substantial levels of 
toxic air contaminants. 

• Specific plans or projects create or expose a substantial number of people to objectionable odors 
or nuisances. 

The MBUAPCD emissions thresholds apply to projects and not specific plans.  Since the project includes 
a vesting tentative map, the MBUAPCD thresholds would apply to each phase.  For cumulative impacts, 
the MBUAPCD recommends that the project be assessed for consistency with the 2008 Air Quality 
Management Plan for the North Central Coast Air Basin.  This was done by requesting a formal 
consistency determination from the Association of Monterey Bay Area Governments (AMBAG).  In their 
letter dated February 21, 2007, AMBAG determined that the proposed project is consistent with the 
Monterey Bay area AQMP.  A copy of this determination is included in Appendix E.. 
 
The specific plan does not include siting of sensitive receptors (e.g. residences) near roadways with 
sufficient volumes to expose sensitive receptors to unhealthy air pollution levels.  CARB recommends a 

                                                           
4 CEQA Air Quality Guidelines, Monterey Bay Unified Air Pollution Control District, 1995, with revisions through 
February 2008. 
5 Letter from MBUAPCD, dated September 19, 2006, commenting on the NOP for Miravale III Specific Plan from 
Jean Getchell to Mr. Don Fleming, City of Soledad. 
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buffer of 500 feet between sensitive receptors and freeways or rural roads with an average of 50,000 
vehicles or more per day.6 
 

Greenhouse Gas Emissions/Global Climate Change Significance Thresholds 
 
No air districts have approved significance thresholds for greenhouse gas (GHG) emissions or a 
methodology for analyzing air quality impacts related to greenhouse gas emissions.  With the adoption of 
AB 32, the state has set a goal of reducing GHG emissions to 1990 levels by 2020.   It has been 
acknowledged by previous EIRs addressing this issue that it is not always possible to determine if a 
project would be consistent with the AB 32 goals.  CO2 emissions do not create environmental effects; 
rather it is the cumulative increased concentration of CO2 (and other GHGs) in the atmosphere that results 
in global climate change and associated consequences.  While it is possible to estimate the project’s CO2 
emissions, it is typically not possible to determine whether those emissions (however small) would 
manifest into significant environmental impacts.  The complexity of global and regional-scale physical, 
chemical, atmospheric, terrestrial, and aquatic systems preclude a meaningful determination of whether 
the CO2 emitted by a single project would result in a measurable or even, non-negligible change in 
climate.  A quantitative standard of significance is not used in this EIR because of the global nature of the 
analysis required.  This Draft EIR addresses global climate change issues within the cumulative section 
(see 5.0 CEQA Considerations).  The discussion in 5.0 CEQA Considerations, states that the Specific 
Plans contribution to cumulative global climate change (and associated significant cumulative impacts) 
may be considered significant if, due to the size or nature of the project, it would generate a substantial 
increase in GHG emissions relative to existing or cumulative conditions.  In addition, the discussion in 
5.0 CEQA Considerations considers whether or not the project would result in greenhouse gas emissions 
that would hinder or delay the State's ability to meet the reduction targets contained in AB 32. 
 
Impacts and Mitigation 
 

Construction Period Impacts –PM10 from Fugitive Dust 
 

Construction would primarily be accomplished using diesel powered heavy equipment.  Dust is generated 
from a variety of project construction activities that include grading, import/export of fill material, and 
vehicle travel on unpaved surfaces.  Dust from construction includes PM10.  Soil can also be tracked-out 
onto paved roads where it is entrained in the air by passing cars and trucks.  Additionally, dust can be 
generated by wind erosion of exposed areas.  The rate of dust emissions is related to the type and size of 
the disturbance, meteorological conditions, and soil conditions.  Construction activities can result in 
localized high concentrations of PM10 and affect regional levels of PM10.  High levels of PM10 can lead to 
adverse health effects, nuisance concerns, and reduced visibility. 
 
The MBUAQMD CEQA Guidelines consider on-site emissions of 82 pounds per day or greater of PM10 
from construction activity to be significant.  Due to the variables that affect construction emissions, 
quantification of construction period emissions is difficult.  The initial phases of construction that 
generate the highest emissions of PM10 from fugitive dust would be of most concern.  The site would be 
constructed in four phases, each lasting about 5 years and assumed to begin in 2008. 
 
Detailed grading plans were not available, although total cut and fill has been estimated.  Therefore, 
detailed construction emissions cannot be quantified.  During other construction phases, additional 
material would be imported to the site.  This would include base rock, select soil/gravel for trenches and 
building pads, concrete, and asphalt for paving.  Building materials would also be imported to the site. 
                                                           
6 Air Quality and Land Use Handbook:  A Community Health Perspective, California Air Resources Board, April 
2005  
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Fugitive dust emissions would occur during each of the construction phases.  The greatest amount of dust 
emissions would be generated during the initial grading phase where the soil disturbance activities would 
be the most intense (i.e., cut and fill activities involving scrapers and other equipment).  The other 
construction phases would generate dust emissions, but of a lesser degree than grading since the intensity 
of soil disturbance activities would be reduced. 
 
Uncontrolled daily fugitive dust emissions can be approximated for grading construction activities using 
emission factors developed as part of a study conducted for the South Coast Air Quality Management 
District (MRI, 1996).  This study developed fugitive dust (PM10) emission factors for construction 
activities at seven sites in Las Vegas, Coachella Valley, the South Coast area, and in the San Joaquin 
Valley.  A general overall emission factor of 0.11 tons per acre per month would represent typical daily 
emissions.  On the most active days during grading, emissions may be higher.  The identified worst-case 
overall emission factor that would apply to the most intense construction sites was 0.42 tons per acre per 
month.  The study developed specific emission factors that require specific construction information such 
as the amount of earthwork and the detail of control measures.  Since that type of information is generally 
not available, overall emission factors were used to estimate daily emissions. 
 
One of the sites studied in the MRI report was in the San Joaquin Valley, a 40-acre commercial 
development in Fresno (Site 5.2).  This site was the most similar to the proposed project site, and 
therefore, those emission factors were applied to this project.  For the Fresno site, an overall typical 
worst-day construction emission factor of 4.1 pounds per acre per work hour was developed.  This 
emission factor includes emissions associated with general construction activities, as well as those from 
intensive earth-moving activities.  Using this emission factor for the proposed project would result in 
emissions of 82 pounds per day if 2.5 acres were actively graded in one day with some dust control 
measures.  Grading activity that encompasses more than 2.5 acres in a single day could result in on-site 
PM10 emissions exceeding 82 pounds per day without additional mitigation. When specific project details 
and grading activities are known, better emission estimates could be made to refine construction plans and 
possibly remain below the 82 pound per day threshold with a larger area of disturbance.  
 
In addition, PM10 emissions would occur as a result of wind erosion over disturbed areas during dry 
windy conditions and from vehicle track out.  These emissions are not accounted for in the emission 
factors applied to grading and construction activities.  Ordinarily, these emissions would be considerably 
small in comparison with grading activities.  Emissions from wind erosion are difficult to predict since 
one has to know the area that is disturbed enough so that wind could cause erosion and then a wind speed 
above a certain threshold has to occur for a known duration.  Wind erosion emissions would vary 
considerably, but could be controlled through active watering of the site throughout the construction 
period, including days that construction is not occurring, but soils are disturbed.   
 
Given the size of the project sites likely to be built out under the specific plan and the possibility that 
construction could occur simultaneously on different areas throughout the site, grading activity areas 
could exceed 2.5 acres per day.  This would result in a significant impact to air quality. Implementation of 
the following mitigation measure would not result in any new environmental impacts beyond those 
identified in this EIR. 
 
 
Impact   Construction activities, such as clearing, excavation and grading operations, 

construction vehicles traffic on unpaved ground, and wind blowing over exposed 
earth would generate dust and particulate matter.  This is a significant and 
unavoidable impact. 
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Mitigation  
 
4.3-1 Prior to start of construction, the project applicant or contractor shall submit to the City of 

Soledad Public Works Department a construction dust mitigation plan.  This plan shall specify 
the methods of dust control that would be utilized, demonstrate the availability of needed 
equipment and personnel, use reclaimed water for dust control, and identify a responsible 
individual who, if needed, can authorize implementation of additional measures. The construction 
dust mitigation plan shall, at a minimum, include the following measures: 

 
• Limit grading activity to a maximum of 2.5 acres daily.  As more detailed construction 

information becomes available, emissions from grading activities could be reassessed to 
determine if the area of grading could be increased.  Such an assessment would have to be 
conducted using appropriate assumptions and mitigation measures. 

• Water all active construction areas at least twice daily and more often during windy periods.  
Active areas adjacent to existing businesses should be kept damp at all times.  If necessary, 
during windy periods, watering is to occur on all days of the week regardless of onsite 
activities. 

• Cover all trucks hauling trucks or maintain at least two feet of freeboard. 
• 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. 
• Sweep daily all paved access roads, parking areas and staging areas at construction sites. 
• Sweep streets daily if visible soil material is deposited onto the adjacent roads.  
• Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas (previously 

graded areas inactive for ten days or more).  
• Enclose, cover, water twice daily or apply (non-toxic) soil binders to exposed stockpiles.  
• Limit traffic speeds on unpaved roads to 15 mph. 
• Replant vegetation in disturbed areas as quickly as possible.  
• Suspend excavation and grading activity when hourly-average winds exceed 15 mph and 

visible dust clouds cannot be contained within the site.   
 
The combined effect of the above measures, including the use of a dust suppressant, which represent Best 
Management Practices, and limiting the size of the grading area would reduce project impacts to a less-
than-significant level only if emissions can be limited to 82 pounds per day or subsequent dispersion 
modeling of construction activities demonstrates that PM10 concentrations from construction activity 
would not cause an exceedance of the State ambient air quality standard, as averaged over 24 hours.  
Since limits to construction activities are probably not feasible for this project and dispersion modeling 
conducted at this time (due to lack of detailed construction plans), the impact is considered to remain 
significant with mitigation. 
 

Construction Period Impacts –Diesel exhaust from equipment 
 
The California Air Resources Board has identified diesel particulate matter as a toxic air contaminant.  It 
is one of many toxic air contaminants; however, it is estimated to contribute about 70% to the overall 
potential inhalation cancer risk.  Improved diesel engines technologies along with reformulated diesel fuel 
are expected to substantially lower the risk from diesel exhaust.   
 
The heavy construction equipment utilized to construct this project would be diesel fueled.  Grading of 
the site is expected to result in the highest emissions of diesel particulate matter during the construction 
period.  Grading plans are not known at this time, therefore, the amount and types of equipment and their 
schedule cannot be determined.  The projects could be constructed in a series of projects over many years.  
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There are typically two different periods of grading: a “rough” grading phase that requires excavators and 
a dozers and then a “fine” grading phase that may include motor graders, rollers, scrapers, and loaders.  
This equipment is typically used from 4 to 8 hours per day.  Other phases of construction use smaller 
sized equipment (e.g., some loaders, forklifts, etc.), but include numerous heavy-duty truck deliveries for 
cement, asphalt, building materials, and landscape materials.   
 
The Miravale III site is fairly open and flat.  There are residential neighborhoods bounding the southern 
project border.  Since the projects are likely to be constructed in phases, new occupants of earlier phases 
of the project could become sensitive receptors affected by construction. 
 
Construction equipment can emit substantial amounts of NOx that could have a small, but potentially 
cumulative affect on ozone concentrations or other health effects.  The MBUAPCD CEQA guidelines do 
not have thresholds that apply to these emissions.  Therefore, the impact is considered less-than-
significant if reasonable and feasible measures to reduce emissions are employed. 
 
Diesel exhaust includes air contaminants that can cause health effects.  The increased health risk from 
these types of emissions (i.e., increased cancer risk) are calculated over a 70-year continuous exposure 
period at locations of sensitive receptors.  Truck travel and construction equipment exhaust may result in 
elevated levels of diesel particulate matter for short time periods.  However, these activities would occur 
for such a relatively short period that the impact would be considered as less-than-significant provided 
that mitigation measures are implemented to minimize exposure to sensitive receptors. Implementation of 
the following mitigation measure would not result in any new environmental impacts beyond those 
identified in this EIR. 
 
Impact  Construction activities would involve use of the heavy-duty off-road equipment and 

large trucks that use diesel fuel resulting in emissions of diesel particulate matter 
and NOx.  This is a significant impact that can be reduced to a less-than-significant 
level with implementation of the following mitigation. 

 
Mitigation 
 
4.3- 2  Projects developed under the specific plan should be evaluated for individual construction period 

air quality impacts.  Project-specific mitigation measures would be identified at that time.  
However, the following mitigation measures should be implemented for all projects to reduce 
diesel particulate emissions from on-site construction equipment: 

 
• All off-road construction vehicles/equipment greater than 100 horsepower that will be used 

on site for more than one week shall: 1) be manufactured during or after 1996, and 2) shall 
meet the NOx emissions standard of 6.9 grams per brake-horsepower hour.  Alternatively, the 
project shall implement a combination of the following emission reduction measures on some 
or all of the above described vehicles equipment, subject to approval by the MBUAPCD: 
o Use alternative fuels (such as biodiesel blends), 
o Require diesel particulate matter filters on equipment, 
o Require diesel oxidation catalyst on equipment. 

• The contractor shall install temporary electrical service whenever possible to avoid the need 
for independently powered equipment (e.g. compressors). 

• Diesel equipment standing idle for more than five minutes shall be turned off. This would 
include trucks waiting to deliver or receive soil, aggregate or other bulk materials. Rotating 
drum concrete trucks could keep their engines running continuously as long as they were 
onsite and staged away from residential areas. 



  4.3 Air Quality 

DD&A 4.3-18 Miravale III Project 
October 2008  Draft Environmental Impact Report 

• Properly tune and maintain equipment for low emissions. 
• Stage large diesel powered equipment at least 200 feet from any active land uses (e.g., 

residences). 
• Limit the pieces of equipment used at any one time. 
• Minimize the use of diesel-powered equipment (i.e., wheeled tractor, wheeled loader, roller) 

by using gasoline-powered equipment. 
• Limit the daily hours of operation for heavy-duty equipment. 

 
Plan Generated Operational Impacts 

 
Regional Pollutants 

 
The Specific Plan proposes development of 1,470 single-family residences and 2,730 multi-family 
residences, in addition 120-room hotel, 275,000 square feet of retail, an 18-hole golf course as well as 
schools and parks.  The project’s traffic analysis forecasts that the Miravale III specific plan would 
generate about 35,504 daily vehicle trips.  Emissions from these trips would affect regional air quality in 
terms of contributing to possible exceedances of ambient air quality standards for ozone.  Direct and 
indirect emissions from each phase of the proposed specific plan were calculated using the latest available 
version of the URBEMIS model (i.e., URBEMIS 2007 ver. 9.2.2) distributed by Rimpo Associates 
through www.urbemis.com and the updated model template provided through the MBUAPCD website.  
Specific Plan related emissions were calculated in accordance with the proposed phasing schedule. 
 
The model predicts daily emissions associated with the land use developments.  The model combines 
predicted daily traffic activity associated with the different land use types, with emission factors from the 
State’s mobile emission factor model (i.e., EMFAC2007).  The project sizes and estimated traffic 
generation were input to the URBEMIS 2007 model to predict daily emissions of ROG, CO, NOx and 
PM10.  Specific plan traffic generation provided by Hexagon Transportation Consultants, Inc. for the 
DEIR, was used in the model to provide daily traffic generation estimates based on selected land uses.  
The URBEMIS 2007 model default for passby trips was used as a worst-case estimate, rather than trip 
reduction percentages provided by the traffic engineer.  In addition, the mix of uses mitigation and local 
serving retail mitigation were used based on the reduction of internal trips due to proposed mixed uses. 
 
The URBEMIS 2007 model also predicted area source emissions associated with the build out of the 
specific plan uses.  Area source emissions of CO were predicted for winter in accordance with the 
MBUAPCD CEQA Guidelines.  The project emissions were predicted for a normal weekday 
representative of the traffic generated used for the traffic study.  Daily emissions from the build out of the 
specific plan are reported in Table 4.3-6.  Complete model output is provided in the Air Quality Report 
contained in Technical Appendix T-2.  Emissions from the project would vary over time as the project is 
built out and emission rates change due to improvements in overall vehicle emission controls.  
MBUPAPCD does not have quantifiable thresholds that apply to specific plans.  The emissions 
information provided are for informational purposes.   
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Table 4.3-6 

Daily Project Emissions based on URBEMIS2007 Modeling 
 

Scenario 
Volatile Organic 

Compounds 
(VOC) - Summer 

 
Nitrogen Oxides 
(NOx) – Summer 

 
Carbon Monoxide 

(CO) – Winter 

Respirable 
Particulates (PM10) 

- Summer 

Phase 1 (2008 – 2013) 

Area Emissions 27 lbs. 7 lbs. 24 lbs. >1.0 

Operational Emissions 48 lbs. 64 lbs. 509 lbs. 71 lbs. 

Total 75 lbs. 71 lbs. 534 lbs. 71 lbs. 

Phase 2 (2013 – 2018) 

Area Emissions 133 lbs. 26 lbs. 73 lbs. >1.0 

Operational Emissions 122 lbs. 160 lbs. 1304 lbs. 278 lbs. 

Total 255 lbs. 187 lbs. 1377 lbs. 278 lbs. 

Phase 3 (2018 – 2023) 

Area Emissions 167 lbs. 32 lbs. 91 lbs. >1.0 

Operational Emissions 106 lbs. 116 lbs. 1049 lbs. 337 lbs. 

Total 274 lbs. 149 lbs. 1139 lbs. 337 lbs. 

Phase 4 (2023 – 2028) 

Area Emissions 252 lbs. 46 lbs. 116 lbs. >1.0 

Operational Emissions 112 lbs. 109 lbs. 1061 lbs. 426 lbs. 

Total 364 lbs. 155 lbs. 1178 lbs. 426 lbs. 

Source:  URBEMIS2007 Air Emissions From Land Use Ver. 9.2.2 

Note:  These numbers reflect URBEMIS “mitigated emissions” which are proposed design features of the project. 
 
 
Emissions from the project would vary over time as the project is built out and emission rates change due 
to improvements in overall vehicle emission controls.  During the interim build-out period, NOx 
emissions would be highest after build out of Phase 2, which is assumed to occur in 2018. Future total 
NOx emissions after 2023, with buildout of Phases 3 and 4, would be less than combined Phase 1 and 2 
emissions.  Combined build out of Phase 1 through 4 would have NOx emissions below the combined 
build out of Phase 1 and 2 even though additional traffic trips would be generated.  This is due to the 
implementation of more stringent vehicle emissions standards and fleet turnover.  Turnover occurs when 
older, more polluting vehicles, are replaced with newer and cleaner vehicles that have durable emission 
control systems.   
 
On the other hand, VOC emissions are affected by use of consumer products and new motor vehicle trips.  
Substantial VOC emissions would occur from increased emissions of consumer products associated with 
new residential development in the air basin.  A wide variety of consumer products that include air 
fresheners, household cleaners, automotive products, and personal care products result in VOC emissions.   
CARB does develop requirements for consumer products aimed at reducing VOC emissions.  Current 
CARB estimates used to develop the countywide emissions inventory indicate that these emissions may 
be lower than reported in Table 4.3.7.  In any event, emissions of ROG/VOC would be expected to 
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exceed the MBUAPCD thresholds when projects under this specific plan are developed.  This would 
continue to be mostly attributable to the use of consumer products by new residences.  As a result, 
significant impacts to regional air quality, with respect to emissions of ozone precursors are predicted.   
 
The MBUAPCD thresholds for PM10 only apply to onsite emissions of PM10.  These would include wood 
smoke emissions.  The addition of new residences for all phases could result in significant emissions from 
wood burning in open-type fireplaces.  Use of low-emitting wood burning devices or elimination of wood 
burning stoves and fireplaces would mitigate this impact and should be considered in the Specific Plan.   
 
Since build-out of the Miravale III Specific Plan would result in emissions of NOx and VOCs that exceed 
MBUAPCD thresholds, the impact is considered significant. Implementation of the following mitigation 
measure would not result in any new environmental impacts beyond those identified in this EIR. 
 
 
Impact  Implementation of the proposed specific plan would result in increases in long-term 

operational emissions of ozone precursor pollutants.  These emissions would exceed 
significance thresholds established by the MBUAPCD.  This represents a significant 
and unavoidable impact since these emissions could contribute to potential 
exceedances of ambient air quality standards for ozone.  

 
Mitigation 
 
4.3- 3 The project shall apply the following measure to the extent appropriate for the specific land uses 

proposed: 
 

• Develop a Transportation Demand Management Program with the intent of reducing vehicle 
trips and vehicle miles traveled associated with build out of the specific plan.  Components of 
this plan may include: 
o Develop parking strategies for commercial and retail uses that reduce single occupant 

vehicle trips. 
o Provide bicycle storage/parking facilities. 
o Provide shower/locker facilities in light industries and office uses. 
o Provide onsite or near site child care centers for large employment centers. 
o Develop park-and-ride lots. 
o Provide opportunities to include or increase transit service to plan area. 

• Include plans to incorporate safe and efficient modes of bicycle and pedestrian transportation.  
Bicycle routes and pedestrian paths should include amenities such as signs and traffic signal 
activation (e.g., loop activators). 

• Identify energy efficiency goals for new developments that would conserve energy beyond 
requirements of the State Title 24 building code. 

• Provide exterior electrical outlets on new buildings that encourage use of electrical landscape 
equipment. 

• Prohibit open wood burning stoves or fireplaces in new residences unless they are EPA 
certified wood heaters that meet EPA’s particulates matter emission standard of 7.5 grams per 
hour.  

Local Carbon Monoxide Concentrations 
 
Emission thresholds established for carbon monoxide apply to direct or stationary sources.  Emissions of 
carbon monoxide (CO) emitted from traffic generated by the project are first evaluated by assessing the 
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impacts of specific plan-generated traffic on existing and future traffic conditions.  The MBUAPCD 
guidelines require CO hotspot analysis under the following project conditions: 
 

• Intersections where the Level of Service (LOS) would degrade below D 
• Volume to capacity ratio increases by 0.05 at LOS E or F intersections 
• The delay at LOS E or F intersections increases by 10 seconds or more 
• Reserve capacity at unsignalized LOS E or F intersection decrease by 50 or more 

 
Highest CO concentrations typically occur during the winter where traffic congestion occurs.  Congested 
intersections with high volumes of traffic could cause CO “hot spots”, where localized high 
concentrations of CO occur.  This specific plan area is located in a fairly rural setting where traffic 
volumes are much lower than urban settings such as Salinas.  The highest CO level measured in the 
District, which is representative of more urban settings, is well below the state standard. 
 
The traffic study for the specific plan evaluated operations at intersections in the area.  Several 
intersections with stop sign controls were predicted to have LOS E or F conditions in the future.  
However, these intersections would not have large enough volumes to warrant a CO “hot spot”.  The 
degraded LOS is the result of a single approach being delayed by a stop sign. Mitigation measures were 
identified by the Traffic Engineer to improve the LOS to an acceptable level.  As a result, modeling of 
CO concentrations was not conducted to analyze the specific plan impacts.  CO impacts associated with 
acceptable intersection operation would not exceed State or federal ambient quality standards.  As a 
result, the impacts are considered less-than-significant. 
 

Project Stationary Sources 
 
Stationary sources of air pollutants that could be associated with uses of the light industrial or commercial 
uses have not been identified.  Light industrial or commercial uses could include sources of air pollution 
that may adversely affect sensitive receptors such as nearby proposed residences.  Such common sources 
are emergency generators that use diesel fuel, dry cleaning operations, gas stations, and truck loading 
areas.  The exact nature of possible on-site stationary sources cannot be determined at this time; thus 
specific air impacts from these potential sources to future occupants of project cannot be estimated.  
However, these types of sources may require construction and operational permits from MBUAPCD, 
which would include new source review and possible application of Best Available Control Technology 
emission control measures.  Since they would need to comply with all applicable MBUAPCD regulations, 
regulated stationary on-site sources are generally not considered to have significant air quality impact.  
Stationery sources that are exempt from MBUAPCD permit requirements because they fall below 
emissions thresholds for permitting would not be considered to have a significant air quality impact.  For 
this reason, this impact is considered less-than-significant.   
 
The Miravale III project does not include any known light industrial or commercial uses with potential air 
pollutants sources that could adversely impact adjacent or nearby residences proposed as part of the 
project.  This would be a less-than-significant impact.    
 

Nuisances and Odors 
 
Typical sources of objectionable odors include chemical plants, sewage treatment plants, large 
composting facilities, rendering plants, and other large industrial facilities that emit odorous compounds.  
This specific plan would not include any such activities and thus would not create objectionable odors.  
The project is not considered to create significant odors. 
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Land uses near the specific plan area are generally vacant undeveloped land or lands used for agricultural 
uses.  Vacant or undeveloped lands with no approved future uses do not pose a potential for nuisances 
caused be odors or dust generation.  The plan would include residences along the western boundary that 
would be adjacent to active farming lands.  Agricultural activities could result in short-term nuisances that 
could affect these lands.  The most common nuisance could be blowing dust.  The project would lie 
downwind of these fields most of the time, especially during spring and summer when northwest winds 
are persistent.  New residences may experience frequent episodes of dust blowing across their property.  
This would result in conflicts between existing agricultural and new residential uses.  With adequate 
buffers to reduce wind blown dust to new residences, this impact would be reduced to less–than-
significant impact.  For more information regarding agricultural buffers, please refer to Section 4.2 
Agricultural Resources. 

Greenhouse Gas Emissions/Global Climate Change 
 
The environmental impact and mitigation measures discussions regarding greenhouse gas emissions and 
global climate change issues are provided in 5.0 CEQA Considerations of this Draft EIR. 
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4.4 BIOLOGY 
 
Introduction 
 
This section assesses the existing biological conditions within the proposed project, identifies the 
potential occurrence of special-status plant species, wildlife species, and sensitive habitats at the project 
site, and discusses potential project-related impacts to those resources.  In addition, this section 
recommends mitigation measures to avoid or reduce any potential impacts that have been identified. 
 
This section provides the results of the Preliminary Biological Assessment Report for the Proposed 
Miravale Phase III Specific Plan, City of Soledad, CA. prepared by Denise Duffy & Associates, Inc. 
(Preliminary BA, DD&A June 2008), field reconnaissance surveys, a wetland assessment, and special-
status species assessments and surveys conducted by Denise Duffy & Associates, Inc. (DD&A) and 
subconsultants. A copy of these reports are included as Technical Appendix T-3 in Volume II of this EIR.   
 
Based on the data collected from these surveys and a review of applicable laws and policies, this section 
includes the following: 1) description of applicable policies, regulations, and agency permits that may be 
required (Regulatory Environment); 2) identification of the special-status botanical and wildlife species 
and sensitive habitats that occur or may occur within the project site; and 3) assessment of the impacts to 
biological resource and identification of avoidance and mitigation measures to reduce impacts in 
accordance with CEQA.  A discussion of consistency with local policies protecting biological resources is 
contained in Section 4.9 Land Use. 
 

Regulatory Environment 
 

Federal Endangered Species Act 

Provisions of the federal Endangered Species Act (ESA) of 1973 (16 USC 1532 et seq., as amended) 
protect federally listed threatened or endangered species and their habitats from unlawful take.  Listed 
species include those for which proposed and final rules have been published in the Federal Register U.S. 
Fish and Wildlife Service or NOAA Fisheries (formerly known as the National Marine Fisheries Service).  
The ESA is administered by the USFWS and NOAA Fisheries.  In general, NOAA Fisheries is 
responsible for the protection of ESA-listed marine species and anadromous fish, whereas other listed 
species are under USFWS jurisdiction.     
 
Federal Candidate species are “taxa for which (USFWS) has on file sufficient information on biological 
vulnerability and threats to support issuance of a proposed rule to list, but issuance of the proposed rule is 
precluded.”  Federal Candidate species are not afforded formal protection, although USFWS encourages 
other federal agencies to give consideration to Candidate species in environmental planning.  In 1996, the 
USFWS discontinued the Category 3 and 4 classifications for federal Candidate species (USFWS, 1996).  
Species either are identified as Candidate species with a listing priority classification, designated as 
federal “species of concern” or are no longer given any federal status. 
 
Section 9 of ESA prohibits the take of any fish or wildlife species listed under ESA as endangered.  Take, 
as defined by ESA, is “to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect, or 
attempt to engage in any such conduct.”  Harm is defined as “any act that kills or injures the species, 
including significant habitat modification.”  In addition, Section 9 prohibits removing, digging up, and 
maliciously damaging or destroying federally listed plants on sites under federal jurisdiction.  Section 9 
does not prohibit take of federally listed plants on sites unless those sites are under federal jurisdiction.  If 
there is the potential for take of a federally listed species, a Section 7 (federal agency) or Section 10 
(private land owner) USFWS Incidental Take Permit may be required to authorize the “incidental take” of 
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that species.  Federal agency actions include activities that are on federal land, conducted by a federal 
agency, funded by a federal agency, or authorized by a federal agency (including issuance of federal 
permits).   
 
Migratory Bird Treaty Act 

The Migratory Bird Treaty Act (MBTA) of 1918 prohibits killing, possessing, or trading migratory birds 
except in accordance with regulation prescribed by the Secretary of the Interior.  Most actions that result 
in “take” or in permanent or temporary possession of a protected species constitute violations of the 
MBTA.  The USFWS is responsible for overseeing compliance with the MBTA.   
 
Wetlands and Waters of the U.S. 

Natural drainage channels and wetlands are considered Waters of the United States (Waters).   The U.S. 
Army Corps of Engineers (USACOE) regulates the filing or grading of such Waters under Section 10 of 
the Rivers and Harbors Act and Section 404 of the Clean Water Act.  The extent of jurisdiction within 
drainage channels is defined by Ordinary High Water (OHW) marks on the banks of the feature.  
Jurisdictional wetlands are delineated by the presence of hydrophytic soils, hydrology, and vegetation.   
Activities that involve discharge or fill into jurisdictional waters are subject to the permit requirements of 
the ACOE.  Discharge permits are typically issued on the condition that the project proponent provides 
mitigation which results in no net loss of wetland function or value.   In addition to individual discharge 
permits, the ACOE issues nationwide permits applicable to certain activities.  Under the nationwide 
permits, discharge of fill must be minimized to the extent practicable.  No discharge permit can be issue 
until the Regional Water Quality Control Board (RWQCB) issues a certification (or waiver) that the 
proposed activity will meet state water quality standards.  The RWQCB is also responsible for enforcing 
National Pollutant Discharge Elimination System (NPDES) permits, including the General Construction 
Activity Storm Water Permit.  
 
State Laws and Regulations 

California Endangered Species Act 

The California Endangered Species Act (CESA) was enacted in 1984.  The California Code of 
Regulations (Title 14, Section 670.5) lists animal species considered endangered or threatened by the 
state.  Section 2090 of CESA requires state agencies to comply with endangered species protection and 
recovery and to promote conservation of these species.  Section 2080 of the Fish and Game Code 
prohibits "take" of any species that the commission determines to be an endangered species or a 
threatened species.  “Take” is defined in Section 86 of the Fish and Game Code as "hunt, pursue, catch, 
capture, or kill, or attempt to hunt, pursue, catch, capture, or kill."  It does not include habitat destruction 
in the definition of take.  A Section 2081 Incidental Take Permit from the CDFG is required to “take” any 
state listed species. 
 
Native Plant Protection Act  

The California Native Plant Protection Act (NPPA) of 1977 directed the CDFG to carry out the 
legislature’s intent to “preserve, protect, and enhance rare and endangered plants in the state.”  The Act 
prohibits importing rare and endangered plants into California, taking rare and endangered plants, and 
selling rare and endangered plants.  The CESA and NPPA authorized the California Fish and Game 
Commission to designate endangered, threatened, and rare species and to regulate the taking of these 
species (§2050-2098, Fish and Game Code).  Plants listed as rare under the NPPA are not protected under 
CESA.   
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California Fish and Game Code 

CDFG has jurisdiction over the bed and bank of natural drainages according to provisions of Section 
1601 and 1603 of the California Fish and Game Code.  Activities that would disturb these drainages are 
regulated by CDFG via a Streambed Alteration Agreement.  Such an agreement typically stipulates 
certain measures that will protect the habitat values of the hydrologic feature being impacted. 
 
Raptors (e.g., eagles, hawks, and owls) and their nests are protected under both federal and state laws and 
regulations.  Section 3503 of the CDFG Code prohibits the killing, possession, or destruction of bird eggs 
or bird nests.  Section 3503.5 and 3513 prohibit the killing, possession, or destruction of all nesting birds 
(including raptors and passerines).  Section 3503.5 states that it is “unlawful to take, possess, or destroy 
the nest or eggs of any such bird except otherwise provided by this code or any regulation adopted 
pursuant thereto.”  Section 3513 prohibits the take or possession of any migratory non-game birds 
designated under the federal MBTA.  Section 3800 prohibits take of non-game birds.  
 
The classification of Fully Protected was the state's initial effort in the 1960's to identify and provide 
additional protection to those animals that were rare or faced possible extinction.  Lists were created for 
fish (Section 5515), mammals (Section 4700), amphibians and reptiles (Section 5050), and birds (Section 
3511).  Most Fully Protected species have also been listed as threatened or endangered species under the 
more recent endangered species laws and regulations.  Fully Protected species may not be taken or 
possessed at any time and no licenses or permits may be issued for their take except for collecting these 
species for necessary scientific research and relocation for the protection of livestock. 
 
The CDFG also maintains a list of animal “species of special concern,” most of which are species whose 
breeding populations in California may face extirpation if current population trends continue.  Although 
these species have no legal status, the CDFG recommends considering these species during analysis of 
proposed project impacts to protect declining populations and avoid the need to list them as endangered in 
the future. 
 
The Natural Heritage Division of the CDFG administers the state Rare Species Program.  The CDFG 
maintains lists of designated endangered, threatened, and rare plant and animal species.  Listed species 
either were designated under the NPPA or designated by the Fish and Game Commission.  In addition to 
recognizing three levels of endangerment, the CDFG can afford interim protection to Candidate species 
while they are being reviewed by the CDFG Commission.   
 
Other State Conservation Programs  

Under provisions of Section 15380(d) of CEQA, the project lead agency and CDFG, in making a 
determination of significance, must treat non-listed plant and animal species as equivalent to listed 
species if such species satisfy the minimum biological criteria for listing.  In general, the CDFG considers 
plant species on List 1 or 2 of the California Native Plant Society’s (CNPS) Inventory of Rare and 
Endangered Vascular Plants of California (Tibor 2001) as qualifying for legal protection under this 
CEQA provision.  Species on CNPS List 3 or 4 may, but generally do not, qualify for protection under 
this provision.   
 
City of Soledad General Plan 

The Conservation and Open Space Elements of the General Plan guide the City’s future physical and 
spatial form, and appearance.  Numerous goals and policies of the General Plan are intended to protect 
sensitive biological resources. The following “Plant, Animal, and Related Habitat Protection” and “Tree 
Preservation/Landscaping” resource policies apply to development within the proposed project area. 
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Policy C/OS-10 The City shall support State and federal laws and policies to preserve populations of 
rare, threatened, and endangered species by ensuring development does not adversely 
affect such species in a significant way or by fully mitigating adverse effects.  

 
Policy C/OS-11 The City shall require that significant natural, open space, and cultural resources be 

identified in advance of development and incorporated into site-specific development 
project design to the extent feasible.    

 
Policy C/OS-17 When considering the approval of activities that result in the removal of mature trees, 

the following factors shall be considered:  
a. The size, age, health and species of tree(s) to be removed. 
b. Whether or not the removal of the tree(s) is necessary for the reasonable 

development and use of the site.  
c. Whether the tree(s) to be removed is (are) a native or introduced species.  
 

Policy C/OS-18 The City shall institute and promote a vigorous program of tree planning in new 
development areas and in older portions of the City to increase the number and 
density of tree cover.  

 
Policy C/OS-19 When mature trees are removed to accommodate new development, they shall be 

replaced at a ratio of at least two new trees for every one tree removed, or such 
additional number and size.  

 
In addition, the following Programs are recommended in the General Plan:  
 
Program 8.7  The City shall work toward the public acquisition as open space of areas with 

significant ecological resources where such resources cannot be effectively preserved 
through the regulatory process.  Public protection may take the form of free 
acquisition and/or open space easements and may be carried out in cooperation with 
other local, State and federal agencies, and private entities.    

 
Program 8.8 The City shall develop and adopt an ordinance requiring the dedication of open space 

lands, or the payment of open space mitigation fees, to provide and maintain open 
space.   The ordinance shall further define geographic areas of benefit.  

 
Environmental Impact Report on the Soledad General Plan.  The General Plan EIR evaluated 
potential biological impacts associated with the adoption and implementation of the Soledad General 
Plan, including future development within the project area.  This program-level EIR focused on general 
impacts associated with implementation of the General Plan, rather than project-specific impacts 
associated with individual development projects, such as the Miravale Phase III project.  The General 
Plan EIR identified significant impacts due to the permanent conversion of 3,500 acres of potential 
foraging habitat for certain special status animal species. The EIR also cited potential disturbance of 
special status plant or animal species (nesting raptors, burrowing owls, etc.) and increased erosion 
potential as a potential significant impact. The EIR concluded that urbanization will result in long-term 
indirect impacts, including light, and noise, and would contribute to the cumulative loss of foraging areas 
for special status species within the Salinas Valley.  
 
Miravale Phase III Specific Plan   

Section 4.0 of the Miravale Phase III Specific Plan identifies Parks, Recreation, and Open Space goals 
and policies regarding the physical development of the proposed project site.  For instance, approximately 
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28 percent of the 920 acre Plan Area is devoted to parks, open space, and recreation including a golf 
course, public parks, and natural open space.  Four neighborhood parks, six village parks, a linear park, 
and a trail system are also available to serve Plan Area residents.  Finally, approximately 62 acres of 
passive open space have been designated to preserve viewsheds and provide a recreational trail system.   

Although the proposed project requires open space and parkland, proposed open spaces and parks are not 
designed or intended to conserve existing biological conditions of the site.  Specific guidance for the 
preservation and/or protection of sensitive habitats and/or special-status plant and wildlife species are not 
presented in the Miravale Phase III Specific Plan.  However, the “Hillside Development Standards & 
Guidelines” present the following general guidelines:  

 “The City of Soledad is situated in the mid-Salinas Valley at the base of the Gabilan Mountains.  The 
mountains provide a backdrop to the City of Soledad.  It is the intent to preserve this natural asset by 
assuring that development on the hillside:”  
 
 Maintains the existing open rural character; 
 Is in harmony with the natural setting; 
 Conserves land forms and other features of the natural landscape; 
 Preserves wildlife habitat and movement corridors; 
 Protects and preserves viewsheds of the mountains; and 
 Promotes the establishment of native trees and shrubs.  

 
Relevant Project Characteristics 

The majority of the lowland portion of the project site is currently in active agricultural production or 
fallow but typically dedicated to agricultural production.  Active and fallow agricultural areas represent 
appropriate foraging and dispersal habitat for a variety of wildlife species and limited habitat for special-
status plant species.  The grassland portions of the site associated with the Gabilan foothills are relatively 
undeveloped and are not currently grazed; these areas provide valuable plant and wildlife habitat and 
habitat connectivity.  The Specific Plan calls for the replacement of the existing agricultural and grazing 
uses with a mixed-use urban development consisting of new roads and infrastructure, single-family and 
multi-family residential units, retail commercial space, a golf course, school and public safety sites, and 
open space and recreation areas.  The project would require extensive grading on the site to facilitate 
construction of proposed uses. According to the project applicant’s engineer, proposed grading would 
occur throughout most of the site and would involve approximately 2.05 million cubic yards (CY) of 
cut/fill.   
 
The proposed project would result in direct impacts to the vast majority of available onsite plant and 
wildlife habitat through grading and conversion to a residential area.  The proposed project would remove 
a linear arrangement of Eucalyptus and Tamarisk trees along San Vicente Road, and several oak trees in 
the northeast corner of the site.  The proposed project would also result in the removal of an onsite 
reservoir and agricultural basin that represent sensitive habitats.   Although substantial grading to pre-
project conditions is planned, proposed “open space” portions of the site (including the 62 acres of 
grasslands) are not designed or suitable as plant and wildlife habitat conservation areas.  The pedestrian 
trail proposed in the grassland portion of the site would result in ongoing disturbance to any wildlife 
utilizing this area.   
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Description of the Existing Conditions 

Biological Assessment 
 
DD&A was contracted to assess the potential presence of special-status plants, animals, and/or habitats 
within the proposed Miravale III residential development in the City of Soledad, CA, and prepared the 
Preliminary BA in June 2008.   Please refer to the Preliminary BA for a thorough presentation of 
methods, surveying personnel (including subconsultants), general site characteristics, and vegetative 
communities.   As presented within the Preliminary BA, the project site supports seven generalized 
habitat types; active agriculture (461.7 acres), fallow agriculture (314.8 acres), mixed grasslands (141.3 
acres), rocky outcrops, reservoir (1.2 acres), agricultural basins (< 0.5 acres each), and disturbed areas 
(home sites).   Please refer to Figure 4.4-1 for a presentation of special-status species occurrences in the 
vicinity of the Miravale III project site as reported by the California Natural Diversity Database (CNDDB, 
CDFG 2007).   Please refer to Figure 4.4-2 for aerial imagery and habitat mapping of the project site, and 
to Figures 4.4-3a and 4.4-3b for representative site photos.  
 
Sensitive Habitats 
 
Based on a review of the CNDDB in combination with the DD&A site assessments, the following sensitive 
habitat types are present: aquatic resources (reservoir and agricultural basins) and federal and state listed 
wildlife species habitat.  
 
No wetland delineations were undertaken at the Miravale III project site, but a wetland assessment was 
completed that documented the presence of fringe wetlands.  A small vegetated fringe wetland exists adjacent 
to the onsite reservoir.   In addition, fringe wetlands are associated with the agricultural basins to the east of 
San Vicente Road. A total of approximately 0.17 acres of fringe wetlands of marginal habitat value were 
documented on site. Please note that these types of fringe wetlands are not typically USACOE jurisdictional 
given current regulations regarding Section 404 of the Clean Water Act. Moreover, existing on-site wetlands 
are not hydrologically or geographically linked with other bodies of water or jurisdictional wetlands and are 
therefore not considered jurisdictional for the purposes of this analysis. Although only the USACOE can 
determine whether on-site wetlands are considered jurisdictional, the onsite fringe wetlands are not 
considered to be jurisdictional for the purposes of this analysis for the reason provided above. Impacts to 
these areas would also be regulated by ESA if any listed or special-status wildlife species utilize these areas 
as breeding habitat. 
 
Although mixed grassland habitats are not typically considered a “sensitive habitat,” San Joaquin kit fox are 
known or assumed present within project boundaries, particularly in the mixed grassland portions of the site.  
Any impact to a habitat which is known or assumed to support a federally listed wildlife species may 
represent “take” under the Endangered Species Act.  In addition to the known federally listed wildlife species 
in the grassland portions of the site, these areas were documented to support the following California species 
of special concern: American badger (Taxidea taxus), Salinas pocket mouse (Perognathus inornatus 
psammolphilus), western burrowing owl, loggerhead shrike (Lanius ludovicianus), northern harrier (Circus 
cyaneus), and white-tailed kite (Elanus leucurus).  As such, impacts to grassland habitat would impact a 
variety of federal and/or state protected species and this habitat; mixed grasslands represent a sensitive habitat 
under CEQA. 
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Special-status Plant Species 

The CNDDB reports an occurrence of robust spineflower (Chorizanthe robusta var. robusta) 
approximately 2 km south of the project site.  In addition, the CNDDB reports occurrences of Congdon’s 
tarplant (Centromadia parryi ssp. congdonii), Indian valley bush mallow (Malacothamnus aboriginum), 
and Gabilan Mountains manzanita (Arctostaphylos gabilanensis) within 5 miles of the project site.  The 
CNDDB also reports that Monterey spineflower (Chorizanthe pungens var. pungens) critical habitat is 
present within 2 km of the project site.  However, appropriate habitat does not exist on site to support any 
of these species.  Lemmon’s jewelflower (Caulanthus coulteri var. lemmoni) is known to occur 
approximately 10 miles from the project site.  Jolon’s clarkia (Clarkia jolonensis) has been reported to 
occur within 1.25 miles of the project site.  The CNDDB does not report the presence of any special-
status plant species within or immediately adjacent to the proposed project boundaries and none were 
identified by DD&A biologists during any of the site visits.  The only plant species with the potential to 
occur within the project boundaries, Lemmon’s jewelflower, is discussed below.   Please note that no other 
special-status plant species are anticipated within project boundaries for the species-specific reasons 
provided in Appendix F of this EIR. 
 

Lemmon’s jewelflower 
 
Lemmon’s jewelflower is a CNPS List 1B species.  Lemmon’s jewelflower is an annual herb associated with 
open, grassy areas; on hillside slopes and in fields, canyons, and arroyos.  Typical soils include alkaline, 
shaley clay, sandstone talus, and decomposed serpentine.  As this species is associated with valley grassland 
communities, and was not identifiable at the time of the site assessments, it is possible that this species occurs 
within project boundaries but was not identified.   For this reason, it is recommended that a Spring-time 
(March-May) floristic survey of appropriate portions of the site be conducted to assess the presence/absence 
of this species within project boundaries.  
 

Special-status Wildlife Species 
The CNDDB reports occurrences of the following species within 10 km of the project site: big-eared 
kangaroo rat (Dipodomys elephantinus), American badger, Salinas pocket mouse, Western spadefoot 
(Spea hammondii), San Joaquin whipsnake, Western burrowing owl, California tiger salamander, 
California red-legged frog (Rana draytonii), and a variety of bat and raptor species.  The following 
species are assessed for their potential presence/absence within project boundaries.  Please note that no 
other special-status wildlife species are anticipated within project boundaries for the species-specific 
reasons provided in Appendix F.   
 

American badger 
 
The American badger is a California State Species of Special Concern.  The CNDDB reports an 
occurrence of this species approximately 3.5 km south of the project site.  DD&A and Biosearch 
biologists observed a badger emerge from an onsite den on July 11, 2007.  In addition, DD&A and 
Biosearch observed badger, burrows/dens in multiple locations of the grassland portions of the site and 
noted the presence of “badger diggings” in both grassland and fallow agricultural portions of the site.  
Therefore, American badger are known to be present within project boundaries.  
 

Salinas pocket mouse 
 
The Salinas pocket mouse is a California state Species of Special Concern.  The CNDDB reports an 
occurrence of Salinas pocket mouse approximately 6.5 km south of the project site.  Presence of this 
species was confirmed on September 1, 2006 when a male Salinas pocket mouse was trapped at the site.  
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Therefore, Salinas pocket mouse are known to occur in the mixed grassland/foothill portions of the 
project site.   
 

San Joaquin kit fox 
 
The San Joaquin kit fox (SJKF) is a federally Endangered and state Threatened species.  The kit fox 
typically inhabits valley alkaline scrub, valley and foothill grasslands, and open oak woodlands of low to 
moderate relief.  Kit foxes are largely dependent on rodent burrows, such as those of California ground 
squirrel, which they enlarge as den sites.  Home ranges vary in size, depending on prey availability, 
however average home range is approximately 500 hectares.  The CNDDB reports several occurrences of 
SJKF approximately 10 km east of the project site (Figure 4.4-1).  In addition, the CNDDB reports the 
presence of SJKF critical habitat within 10 km of the Miravale III site.  One active “natal den” was 
identified onsite by the Biosearch biologists.    
 
The Miravale III project site is located within the historic distribution of SJKF and represents an 
encroachment in the foothills of the Gabilan Range (a known corridor for this species).  Biosearch 
wildlife biologists prepared a “San Joaquin Kit Fox Early Evaluation Report” of the project site for 
USFWS review.  Based on USFWS Ventura review of this early evaluation report, protocol-level SJKF 
northern-range protocol-level surveys were recommended (pers. comm. Roger Root, USFWS).  A 
determination of SJKF absence from the proposed project site could only be supported by completing the 
protocol for this species and having a negative finding.  Rather than completing protocol-level surveys for 
this species, the City of Soledad is assuming SJKF presence.    

 
Pallid bat 

 
The pallid bat (Antrozous pallidus) is a California Species of Special Concern.  The CNDDB does not report 
any occurrences of this species within 10km of the project site, although they are known to occur at Pinnacles 
National Park, approximately 17 km northwest of the Miravale III project site.   DD&A biologists did not 
observe or identify any pallid bats while onsite, however, this species is considered potentially present within 
and/or adjacent to the Miravale III project site given the mixed availability of appropriate foraging and 
roosting habitat.   
 

Townsend’s big-eared bat 
 
Townsend’s big-eared bat (Corynorhinus townsendii townsendii) is a California Species of Special 
Concern.  The CNDDB does not report any occurrences of this species within 10km of the project site, 
however big-eared bats are considered potentially present within and/or adjacent to the Miravale III project 
site given the mixed availability of appropriate foraging and roosting habitat.   
 

Western mastiff bat 
 
Western mastiff bats (Eumops perotis) are a California Species of Special Concern.  The CNDDB presents 
occurrences of this species approximately 8-10 km east to northeast of the Miravale III project site.   DD&A 
biologists did not observe this species at the project site, but Mastiff bats are considered potentially present 
within and/or adjacent to the Miravale III project site given the availability of appropriate foraging and 
roosting habitat.  
 

Western spadefoot 
 
Western spadefoot is a California State Species of Special Concern.  The CNDDB reports an occurrence 
of this species approximately 5km northwest of the project site.   DD&A biologists did not observe any 
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adult spadefoot within the project boundaries however the project site is within the range of spadefoot and 
marginally appropriate breeding habitat is present at the onsite reservoir and associated fringe wetlands.  
As such, spadefoots are potentially present within project boundaries.    
 

California tiger salamander 
 
California tiger salamander is a federally Threatened and is also a designated California state Species of 
Special Concern.  Critical Habitat for CTS (70 FR 49379-49458) went into effect on September 22, 2005.  
CTS is a large, stocky salamander that inhabits grasslands and oak savanna habitats in the valleys and low 
hills of central and coastal California.  Adults spend most of their lives underground, typically in burrows 
of small mammals.  During winter rains between November and February, adults emerge from 
underground retreats to breed.  Adults have been found more than 2 km (1.24 miles) from breeding sites.  
Eggs are laid singly or in clumps on both submerged and emergent vegetation and on submerged debris in 
shallow water.  
 
The CNDDB reports several occurrences of this species approximately 4.5 km north of the project site.   
In addition, the CNDDB reports the presence of CTS critical habitat within 4.5 km of the project site. 
Upland grassland habitats surrounding the pond represent appropriate estivation habitat for CTS.  Tiger 
salamander larvae and paedomorphs were routinely detected at the onsite reservoir in the course of 
protocol-level surveys (aquatic sampling only) for this species (see below).   
 
Brad Shaffer of U.C. Davis reports that multiple introductions on non-native tiger salamanders occurred 
in the nearby city of Gonzales, and that this portion of the Salinas Valley is a known “epicenter” of non-
native genes in Monterey County (David Keegan, pers. comm.).  The Shaffer Lab conducted genetic 
testing on 23 larval CTS tissue samples collected at the reservoir and reports that these animals range 
between highly hybridized to completely non-native (note: only 22 samples were successfully analyzed).  
The “nativeness” of these animals is summarized by the Shaffer Lab Report (Appendix E of the June 
2008 Preliminary BA) via a Hybrid Index Score (HIS).  HIS can range from 0.00 (pure native) to 1.00 
(pure non-native).  For the samples collected from the onsite reservoir, HIS values ranged from 0.8889-
1.00 (i.e., 89-100% non-native).  No genotyped individual can be described as “pure native.”  As such, 
coordination with USFWS regarding ESA jurisdiction over onsite hybrid/non-native tiger salamanders 
was initiated by DD&A on November 6, 2007.   USFWS Ventura subsequently determined that tiger 
salamanders present at Miravale Pond 1 (onsite reservoir) are not subject to regulation under ESA and are 
therefore not within the regulatory jurisdiction of USFWS regulation (USFWS concurrence letter issued 
February 26, 2008 and presented in Appendix I of the June 2008 Preliminary BA).   

 
California red-legged frog 

 
California red-legged frogs (CRLF) are federally Threatened and are a state species of special concern.  
Critical Habitat for CRLF was designated by USFWS in April 2006 (FR 71 19243).  The CNDDB reports 
several occurrences of this species approximately 8 km northeast of the project site.   In addition, the 
CNDDB reports the presence of CRLF critical habitat approximately 10 km west of the project site.  
DD&A biologists did not observe any CRLF within project boundaries; however, given the presence of 
potential breeding habitat at the onsite reservoir and associated upland/estivation habitat, combined with 
the fact that the project site is located within the historic range of this species, CRLF are considered 
potentially present within project boundaries. 
 

Coast horned lizard 
 

The coast horned lizard (Phrynosoma coronatum frontale) is a California Species of Special Concern.  
The CNDDB does not report any occurrences of this species within 10 km of the project site.  However, 
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given the availability of relatively undisturbed appropriate habitat for this species in the foothill portions 
of the site, it is anticipated that this species may be present at the project site.  

 
Black-legless lizard 

 
The black legless lizard (Anniella pulchra ssp. nigra), is a California Species of Special Concern.  The 
CNDDB does not report any occurrences of this species within 10 km of the project site, however  
appropriate habitat for this species is present in the foothill/grassland portions of the site, particularly 
where sandy and/or friable soils are supported.  Therefore, it is anticipated that this species may be 
present at the project site. 
 

San Joaquin coachwhip 
 
The San Joaquin coachwhip (a.k.a. whipsnake) is a California Species of Special Concern.    The CNDD 
reports an occurrence of this species approximately 8 km south of the Miravale III project site.  
Appropriate habitat for this species is present within project boundaries, and it is therefore anticipated that 
this species may be present at the project site.  
 

Western burrowing owl 
 
Burrowing owls are a California Species of Special Concern.  Burrowing owls are a year round resident 
of open, dry grasslands and shrublands with perches and burrows.  Burrowing owls use rodent burrows 
(often California ground squirrel) for roosting and nesting cover.  The CNDDB reports an occurrence of 
this species approximately 5 km northwest of the project site.   DD&A and Biosearch biologists 
documented the presence of 3 burrowing owls and multiple active dens/burrows in the grassland/foothill 
and fallow agricultural portions of the site during the non-breeding season.  Although an onsite grower 
related that burrowing owls had been observed in active agricultural portions of the site during the 
breeding season as recently as June 2006, the recent removal of grazing from grassland portions of the 
site may have reduced overall breeding season habitat quality for this species.  Based on these 
observations, Western burrowing owls are known to utilize various habitats within the Miravale III 
project site during the non-breeding season.    
 

White-tailed kite 
 
The white-tailed kite is listed as a California Fully Protected species.  In addition, this species is protected 
under both federal and state laws and regulation, including the Migratory Bird Treaty Act (1918, as 
amended) and CDFG Fish and Game Code Section 3503.5.  The CNDDB does not report any occurrences 
of this species within 10 km of the Miravale III location; however, this species certainly occurs within 
that offset.  Appropriate foraging habitat for this species is present throughout the mixed grassland and 
fallow agricultural portions of the site; however, typical nesting habitat is sparse.  DD&A and BioSearch 
biologists have consistently observed white-tailed kites foraging over mixed grassland and fallow 
agricultural portions of the site during site assessments conducted in preparation of this report.  White-
tailed kites are assumed present, or occasionally present, within project boundaries. 

 
Northern harrier 

 
The northern harrier is a California Species of Special Concern.  The CNDDB does not report any 
occurrences of this species within 10km of the Miravale III location; however, northern harriers certainly 
occur within that offset.  DD&A and BioSearch biologists consistently observed Northern harriers 
foraging over the mixed grassland, fallow agricultural, and active agricultural portions of the site during 
our site assessments and field surveys.  Appropriate foraging habitat for this species is present throughout 
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the site, and this species is assumed present, or occasionally present, within project boundaries.  Potential 
nesting habitat for this species is present in the grassland portions of the site.    
 

Golden eagle 
 
Golden eagles (Aquila chrysaetos) are a California Fully Protected species and are an uncommon 
permanent resident and migrant throughout California, except in the center of the Central Valley.  The 
CNDDB does not report any occurrences of this species within 10 km of the project site.  However, 
Biosearch biologists monitor a known golden eagle nest in Stonewall Canyon, 3.9 km (2.4 miles) east of the 
site (Laabs, pers. com.).  Appropriate foraging habitat for this species is present throughout the site 
(particularly the grasslands), and this species is anticipated to occur (or occasionally occur) within project 
boundaries.   Nesting eagles are not anticipated within project boundaries given the lack of appropriate 
nesting habitat for this species.  
 

Merlin 
 
The merlin (Falco columbarius) is a California Species of Special Concern.  This bird is a rare to uncommon 
spring and fall transient and winter visitor.  They do not nest in California.  The CNDDB does not report any 
occurrences of this species within 10 km of the project site and DD&A biologists did not observe this 
species during any site assessments.  Although this species does not breed in Monterey County, 
appropriate wintering hunting/foraging habitat for this species is present throughout the project site.  No 
resident merlins are present at the project site, but it is anticipated that this species may occasionally 
hunt/forage within project boundaries during the winter.   

 
Prairie falcon 

 
The prairie falcon (Falco mexicanus) is a California Species of Special Concern.  The CNDDB does not 
report any occurrences of this species within 10 km of the project site and DD&A biologists did not 
observe this species during any site assessments.  Although appropriate nesting habitat is not present 
within or immediately adjacent to the Miravale III project site, appropriate hunting/foraging habitat for 
this species is present throughout the project site (particularly the grasslands and fallow agricultural 
portions).   While nesting falcons are not anticipated within or adjacent to project boundaries, this species 
may occasionally hunt/forage within project boundaries.    
 

Loggerhead shrike 
 
The loggerhead shrike is a California Species of Special Concern.  The CNDDB does not report any 
records of this species within 10km of the project site, however the project site supports appropriate 
nesting and foraging habitats.  Two loggerhead shrikes were observed foraging at the site on several 
occasions by DD&A and BioSearch biologists.  Loggerhead shrikes are known to occur within project 
boundaries.   Project build-out would result in the loss of all available foraging and nesting habitat for this 
species.  Mitigation is presented to reduce impacts on nesting shrikes.  

 
 

California horned lark 
 
California horned larks (Eremophila alpestris) are a California Species of Special Concern.  The CNDDB 
does not report any occurrences of this species within (or immediately adjacent to) the project boundaries, 
however appropriate nesting and foraging habitat for this species is present within the project boundaries.   
No horned larks have been observed onsite during site visits thus far.  Given the presence of appropriate 
habitat, however, this species is deemed potentially present within the project boundaries.     
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Thresholds of Significance 
 
In accordance with CEQA Guidelines, a project impact would be considered significant if the project 
would: 
 
 have a substantial adverse effect, either directly or through habitat modifications, on any species 

identified as a candidate, sensitive, or special-status species in local or regional plans, policies, or 
regulations, or by the California Department of Fish and Game or US Fish and Wildlife Service; 

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

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

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

 conflict with any local policies or ordinances protecting biological resources, such as tree 
preservation policy or ordinance;  

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

 impede the use of native wildlife nursery sites or directly harm nesting species protected under the 
provisions of the Migratory Bird Treaty Act. 

 
Impacts and Mitigations 
 
Development of the proposed project has the potential to adversely impact a number of special-status and 
sensitive species as defined by CDFG and USFWS through habitat modification and the subsequent 
introduction of new urban features on a predominately undeveloped 920 acre project site. In addition, the 
transformation of the project site in accordance with the Miravale III Specific Plan would also directly 
interfere with the movement of a number of wildlife species and impede the movement of wildlife 
through a portion of the Gabilan Range, which is a known wildlife corridor for a number of protected 
and/or sensitive species as discussed above. Development of the proposed project is also anticipated to 
result in a number of direct and potentially significant impacts to wildlife species, including the San 
Joaquin kit fox, California red-legged frog, American badger, Salinas pockey mouse, black-legless lizard, 
coast horned lizard, San Joaquin coachwhip, and western spadefoot, as discussed in greater detail below. 
In addition, the proposed project also has the potential to impact special-status plant species, such as 
Lemmon’s jewelflower. The purpose of the following analysis is to identify potential impacts associated 
with the development of the proposed project site and identify feasible mitigation to minimize the extent 
of impacts in accordance with the analysis contained in the Preliminary BA prepared by DD&A. For a 
more detailed analysis of project-related impacts, please refer to the Preliminary BA and supporting 
analysis, which is included as Technical Appendix T-3 in Volume II of the DEIR.  
 
As discussed in greater detail below, the proposed project would represent a significant and unavoidable 
impact to San Joaquin kit fox.   Hybridized/non-native tiger salamanders known to occur at Pond 1 
(onsite reservoir) are not jurisdictional under ESA (USFWS concurrence letter issued February 26, 2008 
and presented in Appendix I of the Preliminary BA).  If it is determined that California red-legged frog 
are present onsite (protocol-level surveys required below), the project would represent a significant and 
unavoidable impact to this species.   
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The proposed project would represent a significant and unavoidable impact to several California species 
of special concern: American badger, Salinas pocket mouse, black-legless lizards (if present), coast-
horned lizard (if present), San Joaquin coachwhip (if present), and western spadefoot (if present).  
 
The proposed project would represent a potentially significant impact to several other California species 
of special concern, but these impacts can be reduced to less-than-significant with implementation of the 
measures presented below.  These species include: nesting birds and raptors, bats (pallid and Townend’s 
big-ear), burrowing owl (offsite mitigation), golden eagle, merlin, white-tailed kite, northern harrier, 
loggerhead shrike, California horned lark and Lemmon’s jewelflower.  

    
Wetlands/Sensitive Habitats 

 
According to the Preliminary BA prepared by DD&A, development of the proposed project has the 
potential to directly impact sensitive habitat types, including 0.17 acres of wetlands.  According to the US 
Army Corps of Engineer’s Wetland Delineation Manual (1987), wetlands are defined as “[t]hose areas 
that are inundated or saturated by surface or groundwater at a frequency and duration sufficient to 
support, and that under normal circumstances do support, a prevalence of vegetation typically adapted for 
life in saturated soil conditions.”  As detailed in the Preliminary BA and discussed above, a wetlands 
assessment was conducted to determine whether on-site aquatic features (i.e. agricultural ponds) 
contained characteristics consistent with wetlands.  The wetlands identified on-site exist as a thin band of 
emergent vegetation on the fringe of four small man made reservoirs/ponds used in conjunction with 
routine agricultural operations.  It is assumed that this resource satisfies the soils, vegetation and 
hydrologic criteria set forth by the U.S. Amy Corps of Engineers (USACOE) for wetlands.  However, the 
USACOE does not regulate wetlands that are hydrologically isolated and geographically distinct from 
other jurisdictional resources in the vicinity.  The individual aquatic features are not contiguous with other 
jurisdictional wetlands and/or waters of the U.S and do not have any hydrologic connectivity or abut any 
permanent water body.  As a result, the fringe wetlands identified on site are not under the Jurisdiction of 
the USACOE. Further, impacts to these wetlands would not be in conflict with federal regulation.  
 
The function and value of these man-made wetland resources are marginal as a result of ongoing 
disturbance from agricultural uses.  In addition, the value of the existing reservoir located in the uplands 
portions of the site as wildlife habitat is limited as it supports a non-native predatory amphibian: the 
barred tiger salamander.  This salamander is known to prey on native special status amphibian species 
such as the California tiger salamander and the California red-legged frog when present.  In addition, 
hybridization between the non-native barred salamander and the native tiger salamander has been 
identified by the U.S. Fish and Wildlife Service as a significant threat to the native California tiger 
salamander.  
 
Although development of the proposed project would impact approximately 0.17 acres of fringe wetlands 
of marginal habitat value, impacts are considered to be less-than-significant as development of the 
proposed project would entail the construction of a number of aquatic resources as a component of golf 
course development, and storm water drainage facilities.  More specifically, as identified in Section 5.1.3 
of the Specific Plan, two of the existing retention ponds would be converted to storm water facilities as 
part of project development.  While formal plans have not been submitted at this time for development of 
the golf course, future on-site ponds and other resources would significantly exceed the size of the 
existing on-site aquatic resources. 
 
In summary, development of the proposed project would result in the removal of existing on-site 
agricultural ponds and reservoirs to facilitate new urban uses on the predominately undeveloped project 
site.  These wetlands are not considered to be jurisdictional for the reasons identified above and the 
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project would provide suitable replacement wetlands through the construction of various stormwater 
drainage facilities and ponds associated with the golf course.  Impacts to wildlife and other sensitive 
species associated with the removal of on-site aquatic features are addressed in greater detail below. 
Based on this analysis, development of the proposed project would result in a less-than-significant 
impact on a wetland.  

 
Vegetation 

 
Impact The proposed project would represent temporary and permanent impacts to all 

habitats and the vast majority of vegetation within project boundaries, and will 
result in the removal of 3 or more oak trees plus all Eucalyptus and/or Tamarisk 
trees lining San Vicente Road.  Temporary impacts to vegetation included grubbing 
and grading associated with development of the site; permanent impacts include the 
conversion of open vegetated areas to urban housing through placement of 
structures, homes, roads, driveways, etc.   This is a less-than-significant impact with 
implementation of the following measures.  

 
Mitigation 
  
4.4-1     A Forest Management Plan shall be prepared for the project due to proposed tree removals.  The 

City approved Forest Management Plan (and associated replanting plan) shall be incorporated as 
a condition of project approval to satisfy General Plan Conditions C/OS 17-19. Prior to the 
issuance of any grading and/or building permit, the project applicant shall submit a Forest 
Management Plan, subject to the review and approval of the City of Soledad.  

 
4.4-2 Trees and vegetation not planned for removal shall be protected during construction to the 

maximum extent feasible. This shall include the use of exclusionary fencing of herbaceous and 
shrubby vegetation, such as hay bales and protective wood barriers for trees.  Only certified 
weed-free straw shall be used to avoid the introduction of non-native, invasive species.   

 
4.4-3 Following construction, the disturbed areas that are proposed as parks and native landscaping 

areas shall be restored to pre-project contours to the maximum extent feasible and revegetated 
using locally-occurring native species and native erosion control seed mix.   

 
4.4-4 Protective fencing shall be placed so as to keep construction vehicles and personnel from 

impacting vegetation adjacent to the project site outside of work limits. 
 
4.4-5 Grading, excavating, and other activities that involve substantial soil disturbance shall be planned 

and carried out in consultation with a qualified hydrologist, engineer, or erosion control specialist, 
and shall utilize standard erosion control techniques to minimize erosion and sedimentation to 
native vegetation.   

 
4.4-6 No construction equipment shall be serviced or fueled outside of designated staging areas. 

 
 

Special-Status Plant Species 
 
Lemmon’s jewelflower, a California species of special concern, is the only special-status plant species 
deemed potentially present within project boundaries.  All other special-status plant species are eliminated 
for the species-specific reasons provided within this document and the Preliminary BA presented in 
Technical Appendix T-3.   
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Impact The presence/absence of jewelflower has not been determined at this time, but 

appropriate habitat is present within project boundaries.  This species could be 
permanently impacted by proposed grading, excavation, and other activities that 
may result in the permanent loss or disturbance of individual jewelflowers and/or 
jewelflower habitat.  This impact is considered less-than-significant given 
implementation of the mitigation below.  

 
Mitigation 
 
4.4-7 A qualified botanist shall be retained to conduct preconstruction surveys for Lemmon’s 

jewelflower during the typical flowering season of this species (March-May), to determine the 
presence/absence of this species.  If no Lemmon’s jewelflower is present, no additional 
mitigation is required.   If Lemmon’s jewelflower is present, a qualified biologist shall prepare a 
mitigation plan to be approved by CDFG prior to initiation of construction.   The City of Soledad 
Planning Department shall be provided verification of CDFG concurrence and satisfaction prior 
to issuance of grading permits.  

 
 

Special-Status Wildlife Species 
 
Based on a review of project plans, background literature, and extensive field surveys, one listed species 
is assumed present; San Joaquin kit fox (federally endangered).  In addition, appropriate habitat is present 
for the federally threatened California red-legged frog, and the project site is within the historic range of 
the species. 
 
One California fully protected species is known to occur onsite: white-tailed kite.  In addition, the 
following California species of special concern may occur, or are known to occur onsite: American 
badger; Salinas pocket mouse; pallid bat; Townsend’s big-eared bat; Western Mastiff bat, black legless 
lizard; Western spadefoot; coast horned lizard; San Joaquin coachwip, burrowing owl; Golden eagle; 
merlin; prairie falcon; white-tailed kite; northern harrier; loggerhead shrike; Coopers hawk, and 
California horned lark.   
 
Impact Project development would fragment (i.e., divide and disrupt) the vast majority of 

the existing wildlife habitat on the site, and would represent an urban encroachment 
into the foothills of the Gabilan Range (an important wildlife corridor).  The 
ongoing presence of homes, roads, cars, people, firearms, pets, etc. would adversely 
impact any wildlife currently utilizing the site, particularly in the grassland portions 
of the site (i.e. deer, coyote, fox, jackrabbits, squirrels, and raptors).  Comparable 
development is present immediately south of the proposed project, but does not 
extend into the grassland/foothill portions of the site.  This fragmentation of habitat 
is considered a significant impact that can be partially reduced by implementation of 
the required mitigation below; however, cannot be fully mitigated without project 
redesign.  Therefore, the fragmentation of habitat is considered a significant, 
unavoidable impact of the project as currently designed. 

 
Mitigation 
 
4.4-8 Prior to approval of each final map, the applicant shall prepare and submit draft Covenant, 

Conditions, and Restrictions (CC&Rs) applicable to that phase that shall include the following: 
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a) restrict installation fencing to the immediate vicinity of residences, and where fencing is 
placed adjacent to open space areas and areas of natural, undisturbed habitat, fences shall 
be installed such that a six inch space is left between the bottom of the fence and the 
surface of the ground;  

b) prohibit off-road vehicle use;  
c) prohibit illegal discharge of firearms;  
d) prohibit the installation of road medians throughout the development.  

 
These CC&Rs shall be reviewed and approved by the City of Soledad prior to approval 
of each final map. 

 
Impact Suitable foraging/dispersal habitat for San Joaquin kit fox is present throughout 

project boundaries, with potential denning habitat present in the annual grassland, 
rocky outcrop, and fallow agricultural portions of the site. The vast majority of the 
habitats present within project boundaries would be directly impacted by the 
proposed project (grubbing and grading, construction phase impacts, permanent 
placement of structures and impermeable surfaces, etc.).  Impacts proposed in the 
grassland portions of the site will likely result in kit fox abandonment of the 
property due to ongoing disturbance.   For this reason, the project is assumed to 
have a significant and unavoidable adverse affect on San Joaquin kit fox (i.e. direct 
mortality, loss of habitat, loss of dens, etc.).  This impact may be reduced by 
implementation of the following mitigation measures; however, the impact will not be 
reduced to a less-than-significant level without USFWS consultation.  Please note that 
the following measures are consistent with direction from USFWS on other projects, 
but greater or lesser measures may be required by the regulatory agencies (possibly 
including completion of protocol-level surveys to determine utilization of the site 
and/or project redesign).  

 
Mitigation 
 
4.4-9  The applicants shall enter into consultation with USFWS and CDFG and shall provide evidence 

of their compliance with applicable requirements of the federal Endangered Species Act and 
California Endangered Species Act prior to the issuance of building permits.   

 
4.4-10  Pre-construction surveys for kit fox dens shall be required for all development phases of the 

future project. Pre-construction surveys shall be conducted by a qualified biologist no less than 14 
days and no more than 30 days prior to the start of any ground disturbing activities to locate kit 
fox den sites.  In addition to pre-construction surveys, a qualified biologist, meeting the required 
qualifications described in the U.S. Fish and Wildlife Service Standardized Recommendations for 
the Protection of the San Joaquin Kit Fox Prior to Ground Disturbance, June 1999 (USFWS 
Recommendations for SJKF), shall be on-site to monitor construction activities for the San 
Joaquin kit fox. In the event that an active kit fox den is found, then the standard mitigation 
actions outlined in the USFWS Recommendations for SJKF, are recommended to avoid possible 
take of kit fox during future construction activities.  These actions are general in nature; therefore, 
site specific strategies for the project site shall be based upon consultation with USFWS and 
CDFG, as stated above in Mitigation Measure #4.4-10.  If active kit fox den sites are found and/or 
kit fox individuals are observed during the survey, the applicant will be required to comply with 
all mitigation actions required by USFWS and CDFG and the City shall monitor implementation 
of those actions. 
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Impact Multiple badger dens and badger diggings were observed in the vicinity of the onsite 
reservoir and within other portions of the annual grassland habitat.  An adult 
badger was observed emerging from an onsite den by Biosearch biologists.  Badger 
diggings were also observed in fallow agricultural portions of the site, 
demonstrating badger utilization of these areas as foraging habitat.  Therefore, 
construction activities in grassland portions of the site have the potential to impact 
badger dens, and construction within fallow agricultural portion of the site will 
impact badger foraging habitat. Project-related construction activities (i.e. grading, 
excavation, development, etc.) may result in a permanent loss or disturbance of 
American badgers and their habitat.  Given the proposed build-out of the project site 
and impacts to the vast majority of the grassland habitat, impacts to this species are 
considered significant and unavoidable impact.  Mitigation is presented to reduce these 
impacts as much as feasible; greater or lesser measures may be required by CDFG.  

  
Mitigation  
 
4.4-11 The applicant shall retain a qualified biologist to conduct focused preconstruction surveys for 

potential American badger dens.  These surveys shall be conducted no sooner than 2 weeks prior 
to the start of construction. Surveys for badger dens may be conducted at the same time as 
burrowing owl surveys.  Please refer to the mitigation measures in the Preliminary BA (June 
2008) for measures that may be implemented based on the results of these surveys.  

 
Impact Two special-status bat species may be present onsite (pallid bat and Townsend’s 

big-eared bat); several other bat species may also be present.  Removal of onsite 
trees, removal of onsite buildings, and development of the site (including 
encroachment/disruption of rocky outcrops) may result in direct impacts to bats 
and/or bat roosts (day, night, foraging, and maternity) and would remove the vast 
majority of onsite foraging habitat for these species.   This impact is considered less-
than-significant with implementation of the following mitigation.       

 
Mitigation 
 
4.4-12 A qualified bat specialist shall conduct site surveys to characterize bat utilization of the site and 

species composition present (techniques utilized to be determined by the biologist).  Please refer 
to the mitigation measures in the Preliminary BA (June 2008) for measures that may be 
implemented based on the results of these surveys.  

 
Impact Salinas pocket mouse is known to occur onsite; presence was confirmed in 

September 2006.  As the vast majority of the onsite grassland habitat will be 
converted to residential usage and the remaining portions will be fragmented from 
surrounding habitat and subject to ongoing disturbance (cars, lights, noise, sound, 
vibration, etc.), significant impacts to this species are anticipated (direct and 
indirect mortality).   This would represent a significant and unavoidable impact.  The 
following mitigation is presented to reduce this impact as much as feasible.   

 
Mitigation 
 
4.4-13 The applicant shall contract a qualified biologist to coordinate with CDFG and prepare a 

mitigation and monitoring plan for Salinas pocket mouse.  Verification of CDFG 
concurrence/approval shall be submitted to the City of Soledad prior to initial grubbing and 
grading of the site.  
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Special-Status Avian Species 

 
The following special-status avian species were observed foraging within the project site: Western 
burrowing owl, Northern harrier, white-tailed kite, loggerhead shrike, and Northern harrier.  In addition, 
golden eagle, merlin, prairie-falcon, Cooper’s hawk, and horned lark have the potential to utilize the site 
for foraging.   Golden eagles, merlins, and prairie falcons have specific nesting habitat requirements (e.g., 
sheltered cliffs and/or large trees supporting cavities) or are known to only nest in certain geographic 
regions of California outside of the Monterey Bay region (e.g., Merlins), which are not present within the 
project site.  Therefore, no suitable nesting habitat for these species occurs within the project site.  
However, suitable breeding habitat is present for burrowing owl, northern harrier, white-tailed kite, and 
loggerhead shrike.  The project would result in the loss of foraging and/or nesting habitat for these 
species.   
 
Raptors and their nests are protected by both federal and state regulations (MBTA and CDFG Code 
Sections 30503 and 3503.5), which protect birds of prey and their eggs and nests.  Construction 
disturbance during the breeding season could result in the incidental loss of fertile eggs or nestlings, or 
otherwise lead to nest abandonment.  Disturbance that causes nest abandonment and/or loss of 
reproductive effort is considered “take” by CDFG.  Any loss of fertile raptor eggs or nesting raptors, or 
any activities resulting in raptor nest abandonment, will constitute a significant impact.  Construction 
activities such as tree removal or site grading that disturb any nesting raptors (or other avian species) on-
site or immediately adjacent to the site will constitute a significant impact.   
 
Impact   Tree removal (i.e., Eucalyptus and Tamarisk trees lining San Vicente Road and 

oaks present in the northeast corner of the site) and disturbance associated with 
construction of the proposed project would likely impact any nesting birds and/or 
raptors present within project boundaries (harassment, stress, brood-less, nest 
abandonment, injury, mortality).  Per the CDFG Guidelines, impacts to burrowing 
owls are defined as disturbance or harassment within 160 feet of occupied burrows, 
destruction of burrows and burrow entrances, and degradation of foraging habitat 
adjacent to occupied burrows. In addition, the project would require grading, 
grubbing, tree removal, excavation, and other activities that may result in a 
permanent loss or disturbance of raptors and migratory birds and their habitat.  
This would represent a potentially significant impact that can be reduced to a less-
than-significant level with implementation of the following mitigation measures.    

 
Mitigation 
 
4.4-14 Burrowing owls are known to occupy burrows in mixed grassland, active agricultural, and fallow 

agricultural portions of the Miravale site during the non-breeding season (breeding season 
utilization not observed in the course of protocol-level surveys).  A qualified biologist shall 
conduct preconstruction surveys to locate active breeding and/or wintering burrowing owls 
(depending on season) no more than 30 days prior to the start of construction.  If ground 
disturbing activities are delayed or suspended for more than 30 days after the preconstruction 
survey, the site shall be resurveyed.  The survey shall conform to the CDFG 1995 Staff Report 
protocol.  Wherever burrows are identified, impact avoidance and mitigation measures shall be 
implemented (previously mapped burrow locations may not be occupied and/or new burrows may 
be occupied).  Please refer to the mitigation measures regarding burrowing owl in the Preliminary 
BA (June, 2008) for avoidance and mitigation measures that may be implemented based on the 
results of these surveys. 
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4.4-15 If project activities will initiate during the typical avian nesting season (February 15– August 1), a 
qualified biologist shall conduct focused preconstruction surveys no more than 14 days prior to 
initiation of construction activities for nesting birds, including (but not limited to) white-tailed 
kite, northern harrier, loggerhead shrike, and horned lark, in all areas that may provide suitable 
nesting habitat within 300 feet of the construction area.  If active nests are found, a suitable 
construction buffer shall be established by a qualified biologist, and no work shall occur within 
that buffer until August 1 when young are assumed fledged.  Alternatively, a qualified biologist 
can conduct weekly nest checks to gauge nestling/fledgling status, and construction may proceed 
once fledglings have dispersed from the nest provided written concurrence from CDFG.  No 
active nest shall be impacted or removed without a depredation permit from CDFG, and a 
depredation permit will not be issued for impacts to Fully Protected Species such as the white-
tailed kite.  For activities that occur outside of the nesting season (generally September 1 through 
February 14), preconstruction surveys are not required.  If construction is initiated outside of the 
nesting season and continues into the nesting season, preconstruction surveys are required if 
construction will occur in areas not previously accessed and/or disturbed (>300 feet from 
previous construction activities).  

 
4.4-16 A preconstruction survey shall be conducted no more than 14 days prior to modification, 

demolition, or removal of onsite buildings.  If no owls or other nesting birds are observed, then 
demolition or removal may proceed. If barn owls (or any other nesting birds) are observed during 
the preconstruction survey, a determination shall be made on whether birds are roosting or 
nesting. If a single owl is roosting, demolition or removal of the structure can proceed after the 
owl has been persuaded to move from the roost area. Non-invasive techniques include light 
shining into the roost space for one or two nights and days. If barn owls (or other nesting avian 
species) are found to be actively nesting in the barn, work on or demolition of the structure shall 
be postponed until one of the following conditions have been met: 1) a qualified biologist 
monitoring the nest determines that the owls have abandoned the nest without any outside 
interference or 2) a qualified biologist monitoring the nest has determined that the young have 
fledged and are capable of relocating and using another roost site. Once the young have fledged, 
non-invasive techniques may be used to encourage the owls to leave the barn.  Under either 
scenario, the monitor shall ensure that all owls have left the building prior to construction or 
demolition activities. The barn owl nesting period is typically between February 15 and July 15.  

 
 

Special Status Reptiles and Amphibians 
 
Protocol-level aquatic surveys began in May 2007 to determine the presence or absence of CTS at the 
onsite aquatic resources.  The onsite reservoir was documented to support tiger salamander larvae on May 
8, 2007 (personal observation, David Keegan).  Genetic testing of tissue collected from onsite tiger 
salamander larvae and/or paedomorphs was conducted by the Shaffer Lab of U.C. Davis; onsite tiger 
salamanders are highly hybridized to completely non-native (89-100% non-native).  Coordination with 
USFWS regarding ESA jurisdiction over hybrids/non-native was initiated by DD&A in November of 
2007; USFWS subsequently concurred that tiger salamanders known to occur at Pond 1 (onsite reservoir) 
are not the regulated species “California tiger salamander” and are not subject to the jurisdiction of 
USFWS (USFWS concurrence later issued February 26, 2008 and presented in Appendix I of the June 
2008 Preliminary BA).   However, given the presence of marginally appropriate habitat, both California 
red-legged frog and Western spadefoot may be present within project boundaries; these species would be 
associated with the same aquatic resources and surrounding upland habitats as the non-native/invasive 
tiger salamander.   
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Impact  The presence of California red-legged frog and/or Western spadefoot has not been 
determined at this time.   The project as currently designed would fill the onsite 
reservoir to establish home-sites, removing a potential breeding resource for these  
species.  Pond 3 would likewise be permanently filled as a result of the proposed 
project.   If CRLF or spadefoot are present, proposed impacts to onsite agricultural 
basins (particularly the reservoir) would result in direct impacts to these species 
including “take.” (i.e. loss of individuals and habitat, loss of a breeding resource, 
direct mortality, etc.).  In addition, grading and other earthmoving activities 
proposed would represent an adverse affect on upland estivation habitat for these 
species, if present.   Therefore, the proposed project would represent a significant and 
unavoidable impact to federal and state regulated wildlife species (if present,) as 
currently designed.   However, implementation of the mitigation measures identified 
below will reduce these impacts as much as feasible; greater or lesser measures may be 
required by USFWS.    

 
Mitigation 
 
4.4-17 Protocol-level CRLF surveys (USFWS, August 2005) shall be completed at each aquatic resource 

present within project boundaries.   Protocol-level CRLF surveys would likely detect Western 
spadefoot, if present.  If it is determined that CRLF are present, the applicant shall coordinate 
with the USFWS to determine the appropriate course of action per the requirements of the federal 
ESA (e.g., applying for an Incidental Take Permit [Section 7 and/or 10 depending on lead 
agency]) and implementing the permit requirements.  Any mitigation and avoidance measures 
required by USFWS for potential impacts to CRLF (if applicable) would likewise reduce impacts 
to Western spadefoot given their overlapping habitat characteristics.  If it is determined that 
spadefoot are present, but CRLF are not, coordination with CDFG regarding appropriate 
mitigation to reduce impacts to this species shall be required.  

 
 
Impact Proposed development of the majority of the onsite grassland habitat and 

fragmentation of remaining grassland habitat represents a significant impact to 
coast horned lizards and black-legless lizards (and other wildlife species). Given the 
lack of unaffected portions of the grassland habitat for conservation of these species, 
this is considered a significant and unavoidable impact. The following mitigation is 
presented to reduce this impact as much as feasible; greater or lesser measures may be 
recommended by CDFG.  

 
Mitigation 
 
4.4-18 The applicant shall retain a qualified biologist to conduct a construction monitoring program for 

black legless lizards, coast horned lizards, and San Joaquin coachwip which shall include 
procedures for capture and release.  The biologist shall remain on-site during initial grading 
activities to salvage and relocate these species that may be uncovered during earthmoving 
activities.  Recovered individuals shall be placed in appropriate habitat outside of the project site 
in accordance with the MOU with CDFG.  The biologist shall walk alongside the grading 
equipment in each new area of disturbance and shall have the authority to halt construction 
temporarily if necessary to capture and relocate an individual.  Any individual captured in the 
grading zone shall be relocated as soon as possible to adjacent suitable habitat outside of the area 
of impact, pursuant to the MOU.   
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4.4-19 The applicant shall conduct an employee education program for construction crew and City staff 
prior to construction activities.  A biological monitor shall meet with the construction crew at the 
onset of construction to educate the construction crew on the following: 1) the appropriate access 
route in and out of the construction area; 2) how biological monitor will examine the area and 
agree upon a method which will ensure the safety of the monitor during such activities, 3) the 
special-status species that may be present; 4) the specific mitigation measures that will be 
incorporated into the construction effort; and 5) the proper procedures if a special-status animal or 
any other animal is encountered within the project site. 

 
4.4-20 A representative shall be appointed by the City who will be the contact source for any employee 

or contractor who may inadvertently kill or injure a special-status species or find one dead, 
injured, or trapped.  The representative shall be legally responsible to notify USFWS and CDFG 
immediately in the event that “take” of any special-status wildlife species occurs.  The 
representative shall be identified during the Employee Education Program and his/her contact 
information shall be provided to USFWS and CDFG.  It is imperative that this individual will be 
present onsite every day and will be accessible to regulatory agency personnel. 

 
4.4-21 All food-related and other trash shall be disposed of in closed containers and removed from the 

project area at least once a week during the construction period or more often if trash is attracting 
avian or mammalian predators.  Construction personnel shall not feed or otherwise attract wildlife 
to the area.  These instructions to the construction crew shall be reiterated during the employee 
education program and during update meetings with construction crews.  The instructions shall 
also be posted conspicuously on the site. 

 
 

Impacts to Wildlife Movement and Nursery Sites 
 
The General Plan EIR identifies “adverse but not significant” impacts to wildlife movement based on the 
availability of the Salinas River and Arroyo Seco corridors in the project area.  However, the General 
Plan EIR requires that portions of the Gabilan Range above 400-feet elevation be conserved as open 
space.   Development above 400-feet elevation is proposed as a portion of the Miravale III project, 
significantly encroaching into an area proposed for conservation and impacting an upland wildlife 
movement corridor.  As stated in the Preliminary BA, Miravale III “proposed ‘open space’ portions of the 
site (including the 62 acres of grasslands) are not designed or suitable as plant and wildlife conservation 
areas.”  An increase in the total number of roadways in the project site could be expected to result in an 
increase in the number of animals killed by vehicular traffic.  The permanent onsite presence of homes, 
roads, and infrastructure would further fragment habitats surrounding the project site and represents an 
urban encroachment into the foothills of the Gabilan Range.  As such, development of the proposed 
project, particularly above the 400’ elevation contour, would result in a significant impact to wildlife 
movement. Existing mitigation measures identified elsewhere in this section would minimize project-
induced impacts to the greatest extent feasible, but not to a less-than-significant level. This represents a 
significant and unavoidable impact. 
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4.5 CULTURAL RESOURCES 

Introduction 
The following discussion is based on a Preliminary Archaeological Reconnaissance prepared for the 
project by Archaeological Consulting (September 2006).  A Phase One Historic Review was prepared by 
Kent Seavey (October 2006) to evaluate the historical significance of an existing farmhouse. A CEQA 
Impacts Analysis and Mitigation Report was also prepared by JRP Historical Consulting (July 2007) to 
identify impacts and identify appropriate mitigation for the existing farmhouse. These reports are included 
as Technical Appendix T-4, which is included in Volume II of this EIR.   
 
The Preliminary Archaeological Reconnaissance (hereafter referred to as “Archeological Report”) 
included an archival search of existing records, a field reconnaissance of the project site, and an 
assessment of potential effects on cultural resources.  The Phase One Historic Review Evaluation was 
used to analyze the historical significance of existing buildings located on the project site.  Those services 
included a review of Monterey County building records, taking photographs of the subject property, 
research on the original ownership including a full literature search, examination of photo archives, and 
preparation of required California DPR 523 documentation.  The CEQA Impact Analysis and Mitigation 
Report discussed potential impacts and mitigation for the historical resources found at the project site.  
 
Setting 

Site History 
 
The project site lies outside the city limits, along the northern edge of the City of Soledad.  This area may 
include archeological resources from the prehistoric era (ranging from around 8000 B.C. to 1770 A.D.) 
and historic resources dating from 1770 to 1897 or later.  The project area is located within the 
ethnographic territory of the Esselen linguistic group.  These people roamed the land leaving little 
physical traces of their existence and were most likely members of the Costanoan tribe.  The historical 
distribution of the Esselen linguistic group extended from Monterey to San Mateo County as well as the 
inland portions of San Benito and Santa Clara Counties prior to the first European explorers constructing 
the presidio in Monterey and missions in Carmel, Soledad, San Juan Bautista, and the San Antonio 
Valley.  Sedentary occupation sites are most often found near the convergence of streams and near other 
sources of water such as the Salinas River.   
 
Primary land uses changed from cattle ranching to farming around 1865, after years of flooding covered 
the valley floor with rich topsoil.  Recent use of the project site includes row crop cultivation and grazing 
lands.  Most of the western portion of the project site is fallow with remnants of former vineyards in some 
areas.  There are also two existing structures on the southwest corner of Section 16 of the project site.  
These structures have historically been used to support farming operations on the project site.   
 

Archaeological Resource Investigation 
 
As part of the Archaeological Report, Archaeological Consulting conducted a records search of the files 
at the Northwest Regional Information Center and reviewed existing files to identify any recorded historic 
or prehistoric sites in the project area.  There were no previously listed archaeological sites found, but one 
historical resource is located within one kilometer of the project area.  The California Inventory of 
Historical Resources, California Historical Landmarks, and the National Register of Historic Places were 
also reviewed to identify historic resources in the project area, and no recorded resources were found.  
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Several historic maps were also examined for evidence of structures or other historic resources on the 
project site. A field survey of the project site was conducted in early September 2006. The survey 
consisted of a general surface reconnaissance of all visible areas.  Site conditions were not consistent with 
typical prehistoric cultural resource site conditions, such as dark midden soil, fire altered rocks, bone 
fragments, flaked stone, and shell fragments. Contour transects for sloped areas and straight line transects 
for flatter areas were walked at regular intervals over the entire project site. Some glass and ceramics 
were found, but they were not consistent with historical trash sites.  The remnant of a historical fence 
containing square cut nails was found along the northeast quadrant of the property; however, most of the 
fencing has been replaced with modern materials. No other materials associated with prehistoric cultural 
resources were identified. The existing farmhouse and barn were recommended for historical review.  See 
Figure 4.5-1 for a map of the location of the structures.  

 
Regulatory Environment 

City of Soledad General Plan   

The Conservation/Open Space Element of the General Plan provides policies for protection of cultural 
resources.  The following policies are applicable to the project site and its potential historic, cultural, and 
architectural resources: 
 
Policy 8.5 The City shall amend the zoning ordinance to include the following or similar language: 

The demolition or remodel of buildings considered to be of historic, cultural, or 
architectural significance shall not occur unless the following findings can be made. 

 
 Remodel or Alteration. The proposed remodel or alteration does not adversely 

affect the historic, cultural, or architectural significance of the building or site.  
 
 Demolition. The Demolition of the building does not adversely affect the 

historic, cultural, or architectural character of the City of Soledad, or the building 
presents a clear hazard to occupants or to the public, which can not be feasibly 
corrected through restoration. 

 
Policy C/OS23  If development of a site uncovers cultural resources, the recommendations of Appendix 

K of the Guidelines for Implementation of the California Environmental Quality Act 
(Public Resources Code Section 15000 et seq.) shall be followed for identification, 
documentation, and preservation of the resource. 

 
Policy C/OS24 The City shall document and record data or information relevant to prehistoric and 

historic cultural resources which may be impacted by proposed development. The 
accumulation of such data shall act as a tool to assist decision makers in determinations 
of the potential development effects to prehistoric and historical resources located within 
the City. 

 
The Land Use Element also includes specific guidelines and policies regarding the city’s historic and 
cultural resources.  
 
Policy L52 Historically or architecturally significant buildings shall not be demolished or 

substantially changed in outward appearance in a way that diminishes the historical 
character, unless doing so is necessary to remove a threat to health and safety and other 
means to avoid the threat are infeasible.  
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Cultural and archaeological resources policies which apply to development within the project area include 
requirements for preservation of cultural and archaeological resources.  Please refer to Table 4.9-2 of the 
Land Use section for a detailed analysis of the project’s consistency with the City’s General Plan cultural 
and archeological resource policies.  
 
Environmental Impact Report on the Soledad General Plan.  The General Plan EIR evaluated 
potential cultural and historic impacts associated with the adoption and implementation of the Soledad 
General Plan, including future development within the project area. This program-level EIR focused on 
general impacts associated with implementation of the General Plan, rather than project-specific impacts 
associated with individual development projects, such as the proposed project. According to the General 
Plan EIR, the following cultural and historic impacts were identified: 
 
 Development of the land uses contemplated by the draft Plan could unearth or disturb previously 

undiscovered resources of cultural or historic significance. This impact was identified as 
significant unless mitigated. 

 
 Development in accordance with the draft Plan could alter the historic character of the City. This 

impact was also identified as significant unless mitigated. 
 
Miravale III Specific Plan   

The Miravale III Specific Plan does not include any provisions or policies concerning archaeological, 
cultural, or paleontological resources.  
 

Thresholds of Significance 
In accordance with CEQA Guidelines, a project impact would be considered significant if the project 
would: 
 
 cause a substantial adverse change in the significance of a historical resource as defined in 

§15064.5; 
 

 cause a substantial adverse change in the significance of an archaeological resource pursuant to 
§15064.5; 
 

 directly or indirectly destroy a unique paleontological resource or site or unique geologic feature; 
or 
 

 disturb any human remains, including those interred outside of formal cemeteries. 
 
Impacts and Mitigation 
 

Historic Resources  
 

A farmhouse located along the southern property border at the intersection of San Vicente Road and the 
proposed H Street was identified as a potential historical resource.  See Figure 4.5-1, Historic Resource 
Location Map, for site photos of the structure.  A historic evaluation of the house was prepared by Kent 
Seavy, Preservation Consultant, and also by Meta Bunse, JRP Historical Consulting, to determine the 
significance of this resource.  Their evaluations used the criteria for listing on the California and National 
Registers, as well as criteria set forth in Section 15064.5 of the CEQA Guidelines.  These criteria are as 
follows: 



  4.5 Cultural Resources 

DD&A 4.5-5 Miravale III Project 
October 2008  Draft Environmental Impact Report 

 
California Register of Historical Places 
 
In order for a resource to be eligible for the California Register, it must be significant at the local, state, or 
national level under one or more of the four criteria of significance listed below.  These are essentially the 
same as National Register criteria with more emphasis on California history. 
 

1. The resource is associated with events or patterns of events that have made a significant 
contribution to the broad patterns of local or regional history and cultural heritage of 
California or the United States. 

 
2. The resource is associated with the lives of persons important to the nation or to 

California's past. 
 
3. The resource embodies the distinctive characteristics of a type, period, region, or method 

of construction, or represents the work of a master, or possesses high artistic values. 
 
4. The resource has the potential to yield information important to the prehistory or history 

of the local area, state or the nation (this applies primarily to archaeological sites). 
 
National Register of Historic Places 
 
Specific criteria are used to evaluate a historic property's eligibility for the National Register.  To meet the 
National Register standards, a resource must satisfy at least one of the below criteria, be associated with 
an important historic context, and retain the historic integrity of features that conveys its significance. 
   

The quality of significance in American history, architecture, archaeology, engineering, and 
culture is present in districts, sites, buildings, structures, and objects that possess integrity of 
location, design, setting, materials, workmanship, feeling, and association, as well as: 

 
A. That are associated with events that have made a significant contribution to the broad 

patterns of our history; or 
B. That are associated with the lives of persons significant in our pasts; or 
C. That embody the distinctive characteristics of a type, period, or method of construction, 

or that represent the work of a master, or that possess high artistic values, or that 
represent a significant and distinguishable entity whose components may lack individual 
distinctions; or 

D. That have yielded, or may be likely to yield, information important in prehistory or 
history. 

 
Local Register 
 
In addition to the above criteria, under CEQA Section 15064.5 a significant historic resource may include 
those resources identified in a local register or survey, or identified by the lead agency as significant 
based on substantial evidence. This could be “any object, building, structure, site, area, place, record or 
manuscript which a lead agency determines, based on substantial evidence in light of the whole record, to 
be historically significant or significant in the architectural, engineering, scientific, economic, 
agricultural, educational, social, political, military or cultural annals of California.” 
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Summary of Evaluation 
 
The house and barn in the southwest corner of the project site, east of San Vicente Road, were evaluated 
for historical significance as recommended in the Archeological Report prepared for the project.  A Phase 
One Historical Evaluation determined that the existing house, referred to as the Morris Lorentzen House, 
is significant under criterion 3 of the Public Resources Code Section 5024.1(a), in the area of architecture 
as an intact example of a David Jacks Corporation prefabricated farm house from the first decade of the 
twentieth century.  Between 1908 and 1915, Monterey’s David Jacks Family corporation had designed 
and constructed a series of up to sixty-six of these structures, known as Jacks farmhouses, on several 
ranches and dairies in the Salinas Valley between Chular and King City on 30,000 acres of the vast land 
holdings acquired by David Jacks during the nineteenth century.  Currently, there are only twelve known 
Jacks farmhouses still in existence. As the Morris Lorentzen House is still in relatively good condition, 
the Phase One Historical Review concluded that the Morris Lorentzen House is an intact example of a 
type of rare architectural style found in the Salinas Valley. The Morris Lorentzen House embodies 
distinctive characteristics of a type and period of regional construction specific to the Salinas Valley; 
therefore, the structure qualifies thematically for listing in the California Register and such properties are 
considered historical resources under CEQA.    
 
The Morris Lorentzen House is a two-story, wood-framed, front gable residence with a rectangular plan.  
The building makes spare use of ornament and is an example of what some architectural historians call 
the National Folk Gable-Front style. The roof is clad in composition shingles and has narrow boxed eaves 
with a plain wood fascia at the gable ends, while channel rustic siding with corner boards clad the walls.  
A one-story hipped roof porch appears at the front and a shed roof porch extends from the rear. Most 
windows are simple wood frame 1/1 double-hung sash, but aluminum frame sliding windows have been 
added in several of the original openings. The other structures on the parcel do not date to the same time 
period as the house and are not contributing elements of the property.   
 
The proposed project would require the removal of the Lorentzen House in order to accommodate project 
development. This is considered a potentially significant impact due to the historical significance of 
structure. Implementation of the following mitigation measures would ensure that project-related impacts 
can be minimized to a level considered less-than-significant. Although the relocation of the Lorentzen 
House is necessary in order to avoid a potentially significant impact to a historically significant structure, 
implementation of mitigation requiring the relocation of the structure has the potential to result in 
additional impacts. More specifically, relocation of the Lorentzen House could result in additional 
impacts as a result of inadvertent damage to the structure during the relocation process. In order to ensure 
that potential impacts associated with the relocation of the Lorentzen House are minimized, additional 
mitigation measures have been incorporated. Implementation of the following mitigation measures is 
necessary in order to minimize project-induced impacts to a less-than-significant level. The following 
mitigation measures would not result in any additional environmental impacts beyond those identified in 
this EIR.  
 
Impact Development of the project and the resulting move of the historical resource to 

another location would cause a substantial, adverse change to a historical structure 
eligible for listing in the California Register on the site.  This represents a significant 
impact that can be reduced to less-than-significant levels with the following mitigation.   

 
Mitigation  
 
4.5-1 Relocation of House.  The project proponent shall ensure that the design and implementation of 

the relocation project is consistent with the Secretary of the Interior’s Standards for 
Rehabilitation and Illustrated Guidelines for Rehabilitating Historic Buildings (U.S. Department 
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of the Interior, National Park Service, 1992), the California Historical Building Code, and the 
Mitigation Monitoring and Reporting Plan (MMRP) for the project.  Prior to recordation of the 
final map, the project applicant shall submit a relocation plan prepared by a qualified professional 
in accordance with the general recommendations of Moving Historic Buildings, a publication of 
the National Park Service, to the City of Soledad for review and approval. The relocation plan 
shall discusses planning, research, and recording prior to the move. In addition, the relocation 
plan shall identify siting, foundation construction, building reassembly, and restoration work after 
a successful move. See John Obed Curtis, Moving Historic Buildings, Heritage Conservation and 
Recreation Service, Publication No. 9, US Department of Interior (1979) for further details. Prior 
to the relocation, the applicant shall provide verification of compliance with related mitigations to 
the City of Soledad Community Development Department Director for review and approval. In 
addition, the structure shall be relocated prior to the issuance of any building and/or grading 
permit for development within the Specific Plan area.  

 
4.5-2 Protective Measures.  The project proponent shall develop and implement measures to protect the 

character-defining features of the Lorentzen House building from damage by the relocation 
project.  The features include, but are not limited to scale, massing, and layout of the house, as 
well as siding and wood frame fenestration.  Protective measures shall be prepared by a qualified 
professional in accordance with the Secretary of the Interior's Standards for Rehabilitation and 
Illustrated Guidelines for Rehabilitating Historic Buildings (U.S. Department of the Interior, 
National Park Service, 1992), the California Historical Building Code, Moving Historic 
Buildings, and the MMRP for the project. Prior to the recordation of the final map, the project 
applicant shall submit a relocation plan, consistent with Mitigation Measure 4.5-1, which 
incorporates protective measures consistent with the intent of this measure. Prior to the relocation 
of the structure, the applicant shall submit evidence from a qualified professional demonstrating 
that protective measures have been implemented, subject to the review and approval of the City 
of Soledad.   

 
4.5-3 Repair of Inadvertent Damage.  The project proponent shall ensure that any inadvertent damage 

to the character-defining features of the Morris Lorentzen House resulting from the rehabilitation 
project is repaired in accordance with the Secretary of the Interior's Standards for Rehabilitation 
and Illustrated Guidelines for Rehabilitating Historic Buildings (U.S. Department of the Interior, 
National Park Service, 1992) and California Historical Building Code. A qualified professional 
shall be consulted prior to any repairs. The condition of the building shall be photographed as part 
of the proposed recordation document and/or video documentation, prior to the start of the 
relocation, and this will help to establish the baseline condition for assessing inadvertent damage. 
The project applicant shall submit detailed documentation prepared by a qualified professional 
demonstrating that all repairs have been completed in accordance with applicable standards prior 
to the issuance of any building and/or grading permit.  

 
4.5-4 Professional Standards. All activities regarding historical architectural resources and historic 

preservation carried out as part of this project shall be carried out by or under the direct 
supervision of persons meeting, at a minimum, the Secretary of the Interior’s professional 
qualifications standards (48 FR 44738-9) in these disciplines. Prior to the relocation of the 
Lorentzen House, the applicant shall submit evidence to the City of Soledad demonstrating 
compliance with this measure.  

 
4.5-5 Monitoring.  The mitigation measures applying to the relocation of the Lorentzen House shall be 

set forth in a Mitigation Monitoring and Reporting Program (MMRP) for the project. The MMRP 
will guide project-specific mitigation, monitoring, and/or reporting programs for various aspects 
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of mitigation monitoring, reporting, and enforcement in order to ensure full compliance with the 
conditions of project approval. 

 
4.5-6 Coordination. The project proponent shall coordinate with and inform interested parties, 

including, but not limited to the Soledad Historical Society and the Monterey County Historical 
Society, regarding the status of its compliance with the mitigation measures set forth in the 
MMRP, as necessary. 

 
4.5-7 Recordation to Historic American Building Survey standards. Prior to the start of any project 

work, the project proponent shall ensure that the Lorentzen House property is recorded and 
documented in accordance with the Level II recordation standards of the Historic American 
Building Survey/Historic American Engineering Record (HABS/HAER) program. This level of 
recordation would include: 
 Archival reproduction of any existing historic images of the property and grounds; 
 Archival reproduction of any existing maps, sketches, or drawings of the house; 
 Production of measured architectural plans and drawings;  
 Production of large-format photographs of exterior and interior views of the house, and 

exterior views of the house and current setting, including relationship to non-eligible 
outbuildings; and  

 Narrative history and description of the property (based on the narrative provided in the 
Seavey (2006) evaluation of the property, and the Monterey County survey(s) of similar 
properties. 

 
The original archival set of recordation documents and photograph prints will be submitted to the 
Soledad Historical Society (or its designee), and archival quality photocopies of the 
documentation set will be provided to the following interested parties and local repositories:  the 
Monterey County Historical Society; the Monterey County Libraries (Soledad and Salinas 
branches), and the UC Santa Cruz Library Special Collections Department. The project proponent 
would ensure that this recordation documentation was prepared prior to carrying out any other 
treatment and would make the content of the document available for other mitigation measures, 
such as the preparation of interpretive material.  

 
Archaeological Resources 

 
None of the materials associated with prehistoric cultural resources in the area (dark midden soil, bedrock 
mortar outcrops, marine shell fragments, bones or bone fragments, broken or fire-altered rocks, flaked or 
ground stone, etc.) were noted during the field survey.  At the time of the field reconnaissance for the 
project area west of San Vicente Road, soil visibility was very good, and the soil visibility in the tended 
vineyard was also very good.  Soil visibility in the fallow areas was generally good to fair.  The steeper 
slops in the northeastern section of the project site were vegetated in dry grasses and weeds which greatly 
limited soil visibility to ranch roads, animal trails and burrows.  Overall, ground surface visibility was 
considered adequate for the purpose of the reconnaissance.   
 
Limited amounts of ceramic and glass were found throughout the western portion of the project site, but 
these materials do not represent a significant historical trash site. No other evidence of cultural resources 
was found on or adjacent to the project site. Construction of the project could, however, potentially 
uncover buried archaeological resources or human remains during excavation and clearing activities. This 
represents a potentially significant impact. Implementation of these mitigation measures would not result 
in any new environmental impacts beyond those identified in this EIR. 
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Impact Construction of the project may result in the discovery and disturbance of unknown 
archaeological resources and/or human remains.  This represents a potentially 
significant impact that can be reduced to a less-than-significant level with 
implementation of the following mitigation measure. 

 
Mitigation 
 
4.5-8 In order to ensure that project-impacts to potentially unknown resources are avoided, the project 

proponent shall be responsible for on-going monitoring of project construction. Prior to the 
issuance of any grading permit, the project proponent shall provide the City of Soledad with 
documentation identifying construction personnel that will be responsible for on-site monitoring.  
If archaeological resources or human remains are accidentally discovered during construction, 
work shall be halted within 150 feet (50 meters) of the find until a qualified professional 
archaeologist can evaluate it. Work shall not recommence until the project archaeologist has 
submitted documentation to the City indicating that discovered resources have been adequately 
salvaged and no further resources have been identified within the area of disturbance 

 
4.5-9 In order to ensure that the proposed project does not impact buried human remains during project 

construction, the project proponent shall be responsible for on-going monitoring of project 
construction. Prior to the issuance of any grading permit, the project proponent shall provide the 
City of Soledad with documentation identifying construction personnel that will be responsible 
for on-site monitoring. If buried human remains are encountered during construction, work in that 
area must halt and the archaeologist and the coroner immediately notified.  If the remains are 
determined to be Native American, then the NAHC must be notified within 24 hours as required 
by Public Resources Code 5097.  The NAHC will notify designated Most Likely Descendants 
who will provide recommendations for the treatment of the remains within 24 hours.  The NAHC 
will mediate any disputes regarding treatment of remains. Work shall not recommence until the 
project archaeologist, coroner, and NAHC, submit documentation to the City indicating that 
buried human remains have been adequately salvaged and no further remains have been identified 
within the area of disturbance. 

 
Paleontological Resources 

 
No unique paleontological resources have been identified within the Miravale III area.  No 
paleontological resources are anticipated in the project area; therefore, project development would not 
result in direct or indirect impacts on any unique paleontological resources.  The project would have a 
less-than-significant impact on paleontological resources. 
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4.6 GEOLOGY, SOILS, AND MINERAL RESOURCES  

Introduction  
 
This section describes the geologic and seismic setting for the project and evaluates its potential to cause 
geologic impacts such as erosion during construction or to be subjected to geologic hazards such as 
earthquakes. In addition, this section describes known mineral resources within the project vicinity. 
 
Several reports were completed for the proposed project including two Preliminary Geologic Hazards 
Investigations prepared by Nolan Associates (August 9, 1995 and September 27, 2006); a Geotechnical 
Investigation for the Preliminary Design Phase, prepared by Tharp & Associates, Inc. (August 29, 2005); 
and a Preliminary Soils & Foundation Investigation, prepared by Tharp & Associates, Inc. (October 19, 
1995). These reports are included as Technical Appendix T-5 in Volume II of this DEIR. 
 
Setting  

Overview 
 
Geologic structure in central California is primarily the result of tectonic events that occurred over the 
past 30 million years. It is widely believed that the numerous faults in this area are related to movement 
along the boundary between the Pacific and North American tectonic plates. The relative motion between 
these two tectonic plates is taken up largely along the northwestward-trending San Andreas Fault system, 
which defines the regional boundary between the two plates. Changes in sea level and tectonic uplift 
resulted in a complicated depositional environment that produced the complex geology of the Monterey 
Bay region. 
 
The project site is situated on the eastern flank of the Salinas Valley and is bounded to the east by the 
foothills of the Gabilan Range, a granitic massif that forms a portion of the Coast Ranges Physiographic 
Province of California. The Coast Ranges Province consists of a series of coastal mountain chains 
paralleling the pronounced northwest-southeast structural grain of central California geology. The 
Gabilan Range and adjacent portions of the Salinas Valley are underlain by a large, northwest-trending, 
fault bounded, elongated prism of granitic and metamorphic basement rocks, known collectively as the 
Salinian Block. The Salinian Block is separated from contrasting basement rock types to the northeast and 
the southwest by the San Andreas and the Sur-Nacimiento fault systems, respectively. Overlying the 
granitic basement rocks on the Salinian Block is a sequence of dominantly marine sediments of Paleocene 
to Pliocene age and non-marine sediments of Pliocene to Pleistocene age, all of which show evidence of 
uplift and deformation. Refer to Figure 4.6-1 for the Regional Geologic Map. 
 
The Salinas Valley is underlain by alluvial fill to an estimated depth between 800 and 1,000 feet.  The fill 
is composed of mainly unconsolidated and loosely consolidated sediments. These sediments were derived 
through weathering and the subsequent movement of this material from upland areas to the valley floor.  
The valley is also underlain by a complex series of stratigraphic units. Alluvial fan deposits have built up 
on both sides of the valley.  In addition, varying stream velocities and changing patterns of the Salinas 
River and its tributaries, over time, have resulted in the deposition of alternating layers of silt, sand, 
gravel, cobble, and boulders over the fans and in the valley. Overall, underlying geologic structure can 
vary considerably.  Refer to Figure 4.6-2 for the Local Geologic Map. 
 
The project site is located on the northern edge of the City of Soledad, approximately 35 miles southeast 
of the Monterey Peninsula and 85 miles southeast of the San Francisco Bay Area. The site is composed of 



  4.6 Geology, Soils, Mineral Resources 

DD&A 4.6-2 Miravale III Project 
October 2008  Draft Environmental Impact Report 

contiguous parcels totaling approximately 920 acres and consists of two primary landforms, the valley 
floor and the foothills of the Gabilan Range.   
 

Topography 
 
The project site is located on a broad, gently sloping alluvial fan at the foot of the western slope of the 
Gabilan Range on the east side of the Salinas Valley, with the eastern-most portion of the project site 
extending onto the foothills of the Gabilan Range.  The alluvial fan abuts flat-lying fluvial deposits of the 
Salinas River southwest of the site.  The elevation ranges from 200 to 600 feet above sea level.  The land 
to the east of the site is rugged ridge-and-valley topography that rises rapidly to elevations greater than 
2,000 feet.  Surface slopes on the alluvial portion of the site are approximately 5 to 8 percent gradient.  
Steep slopes on the eastern portion of the site range up to about 70 percent gradient, but more commonly 
fall in the range of 30 to 45 percent.  Refer to Figure 4.6-3 for the Topographic Index Map. 
 

Drainage 
 
Drainage of surface water in the vicinity of the project site generally occurs by overland sheet flow 
towards shallow drainage courses. The drainages are ephemeral and it is unlikely that substantial surface 
flow occurs except during periods of high rainfall. The natural drainage channels are only slightly incised 
and there is little indication of significant erosion on the site. 

 
Soils  

 
The project site possesses two primary subsurface profiles. The foothill portion of the site is characterized 
by a thin layer (usually less than 5 feet) of colluvium and slope wash which is underlain by granitic 
bedrock.  This bedrock is generally weathered in the upper 3 to 4 feet, becoming less weathered with 
increasing depth.  These materials are generally hard to very hard, dry to slightly moist, nonplastic to 
slightly plastic, of low to moderate expansivity, with the exception of scattered deposits of highly 
expansive clay, and are considered only slightly compressible. The valley floor portions are underlain by 
a relatively thick alluvial/colluvial deposit composed of clayey sand with varying amounts of silt and 
gravel overlying sands and gravels with lesser clay contents. The clayey sands in the upper stratum 
anticipated to impact the proposed project are generally loose to medium dense, somewhat compressible, 
and of low expansivity. Additionally, some of the loose surficial material possess an undesirably high 
collapse potential.  The sands and gravels, which primarily underlie the southern portions of the site, are 
generally medium to very dense, considered to be only slightly compressible, and of very low 
expansivity.  Refer to Figure 4.2-2 in the Agricultural Resources Section for the Soils Map. 
 
According to the results of the Preliminary Geologic Hazards Investigations by Nolan Associates and the 
Geotechnical Investigations by Tharp & Associates, Inc., a total of 51 exploratory borings were drilled on 
the project site. The exploratory borings were drilled to depths ranging from 10.0 to 51.5 feet below the 
ground surface. In addition, percolation testing was done in 11 locations. Soils encountered in each 
exploratory boring were visually classified in the field and a continuous log was recorded. Laboratory 
tests were performed on the collected soil samples to determine physical and engineering characteristics.     
 
 

Groundwater 
 
Hydrophilic vegetation on a portion of the site indicates a locally elevated groundwater level, probably 
perched on relatively less impermeable alluvial strata.  Regional groundwater was only encountered in the 
extreme southern portion of the site in the sand/gravel deposits at a depth of 30 feet.  However, shallow 
groundwater was encountered perched on the dense clayey sand layers in the central portions of the site.  
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This groundwater was encountered at an average depth of approximately 11 feet and appears to be 
perched on the denser clayey sand materials encountered at a depth of approximately 20 feet. 
 

Events and Processes 
 
Seismicity.  The project site is located within a seismically active area. The alluvial Salinas Valley is 
bordered to the east and west by active or potentially active fault zones. The potential for earthquake 
damage from ground shaking is moderate to high in the project vicinity. The San Andreas fault lies 
approximately 12 miles to the northeast of the project site.  This fault has generated earthquakes in excess 
of 7.0 on the Richter scale at many points along its 600-mile length.  The Reliz-Rinconada fault lies along 
the other side of the valley, approximately 4.6 miles southwest of the project site.  Although not 
considered to be as potentially strong as the San Andreas fault, the Reliz-Rinconada fault is located in 
closer proximity to the site, and therefore poses a significant seismic hazard. Refer to Figure 4.6-4 for the 
Regional Seismicity Map. 
 
Ground Shaking.  Small to moderate earthquakes (magnitude less than 5.0 on the Richter Scale) are 
common in Monterey County.  The most significant quakes affecting the County during the last century 
have included the 1906 San Francisco earthquake and the 1989 Loma Prieta earthquake.  Research has 
shown that areas underlain by layers of unconsolidated, recent alluvium and unconsolidated soil material 
with high ground water have an increased risk of experiencing the damaging effects of groundshaking.  
Due to its proximity to a number of major earthquake faults, it is reasonable to assume that all 
improvements in the City will experience intense groundshaking at least once within their useful life (60 
years), and that unstable hillsides will be subjected to destabilizing landslide forces. 
 
Ground Rupture.  Seismically induced ground rupture is defined as the physical displacement of surface 
deposits in response to an earthquake’s seismic waves. Ground rupture is most likely to occur along 
active faults. However, the potential for ground rupture also exists along potentially active faults.  
Therefore, development in areas overlying fault zones, whether active or potentially active, should be 
avoided. Any development that does take place within these areas should perform a fault hazard study to 
assess the potential for damage associated with fault rupture and to establish setbacks to mitigate the 
potential for such damage. 
 
Ground Lurching.  Ground lurching is a type of ground failure that could potentially occur in parts of the 
Soledad planning area during a large earthquake.  This phenomenon is characterized by irregular cracks, 
fissures, and fractures of lengths varying from a few inches to many feet.  It is caused by the shaking, 
settling, and sliding of soil and can be accompanied by lateral spreading, which is the horizontal 
movement of soil towards the open face of an embankment. 
 
Erosion.  Erosion is a natural process that occurs over time and can be caused by either wind or water 
moving over soils.  Soil erosion can become a problem when human activities accelerate erosion rates.  
Non-point sources, including impervious surfaces, construction activities, and road construction, can all 
accelerate the rate at which soils are removed from hillsides.  There is the potential for increased erosion 
as a result of proposed development within the foothills of the Gabilan Range. 
 
Landslides.  The occurrence of landslides is influenced by a number of factors, including slope angle, soil 
moisture content, vegetative cover, and the physical nature of the underlying strata.  Landslides can be 
triggered by one or more specific events, including development-related construction, seismic activity, 
soil saturation, and fires.  The primary factor in determining landslide potential is an unstable slope 
condition.  No evidence of previous landslides were found during site reconnaissance and aerial photo 
inspection of the site and the entire property has been mapped as a “low” landslide hazard area 
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(Rosenberg , 2001).  The only steep slopes where landsliding has the potential to occur are situated on the 
easternmost portion of the project site.   
 
Lateral Spreading.  Lateral spreading is a failure within weaker soil material that causes the soil mass to 
move towards a free face or down a gentle slope.  Liquefaction, lateral spreading, and differential 
compaction tend to occur in loose, unconsolidated, noncohesive soils with shallow groundwater.  Of these 
three, liquefaction is considered to be the greatest hazard to development within the project site. 
 
Liquefaction.  Liquefaction is the transformation of soil from a solid to a liquid state as a consequence of 
increased pore-water pressures, usually in response to strong ground shaking, such as those generated 
during a seismic event.  Loose, granular soils are most susceptible to these effects, while more stable silty 
clay and clay materials are generally somewhat less affected.  In general, liquefaction potential varies 
according to soil type, with recent, unconsolidated alluvial soils having the highest potential.   Central and 
southern portions of the site have been identified as having the presence of potentially liquefiable soils. 
 
Soil Expansion.  Expansive soils shrink and swell as a result of moisture changes.  This can cause 
heaving and cracking of slabs-on-grade, pavements, and structures founded on shallow foundations.  At 
the site, soil units with elevated plasticity indexes include Gloria sandy loam, Placentia sandy loam, and 
Salinas clay loam. 
 

Mineral Resources 
 
Sand, gravel, and petroleum are the primary mineral resources extracted in Monterey County.  
Construction-grade aggregate (sand, gravel, and crushed stone) is the most abundant and commonly used 
mineral resource.  Aggregate resources are classified by the State Geologist into four mineral resource 
zones based on the likelihood of the presence of mineral deposits and their economic value in the form of 
Mineral Resource Zones (MRZs) under the Surface Mining and Reclamation Act of 1975 (SMARA).  
This mineral land classification is used to help identify and protect mineral resources in areas within the 
State subject to urban expansion or other irreversible land uses that would preclude mineral extraction. 
 
Permitted aggregate resources located within the project vicinity include Stonewall Canyon quarry, which 
is operated by Syar Industries and located off of Metz and Stonewall Canyon Roads, approximately 1.5 
miles east of the project site.  The project site is not identified by the City’s General Plan or the State of 
California as containing potential mineral resources.  Additionally, the project site is not located within a 
designated MRZ.   
 

Local Requirements 
 
City of Soledad General Plan.  
 
The Safety, Land Use, and Conservation/Open Space Elements of the General Plan identify potential 
natural and human-made hazards and provide standards for the protection of people and property from 
such hazards, as well as for the protection of significant mineral resources.  Geologic/soil hazard and 
mineral resource policies which apply to development within the project area include requirements for 
Uniform Building Code compliance, preparation of geological and soil studies, adherence to hillside/slope 
development and grading standards, and avoidance of urban uses adjacent to regional mineral resource 
deposits. Applicable policies are identified below. 
 
Policy C/OS-8 The City shall require public or private development to: 
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a. The City shall designate hillside areas above the 400 foot elevation contour as Open 
Space/Grazing, Public Facility (parkland) or Agriculture. 

b. Locate primary structures, accessory structures, paving, and grading at the base of a hill 
(generally that are below the 400 foot contour or 15 percent slope) unless: (1) no 
practicable alternative is available, (2) the location on a greater slope or at a greater 
elevation provides more aesthetic quality, or (3) the location is necessary to protect public 
health and safety. 

c. Utilize design, construction, and maintenance techniques that:  (1) preserve and enhance 
the hillsides; (2) ensure that development near or on portions of a hill do not cause, or 
make worse natural hazards (such as erosion, sedimentation, fire, or water quality 
concerns); (3) include erosion and sediment control practices including temporary 
vegetation sufficient to stabilize disturbed areas; (4) minimize risk to life and property 
from slope failure, landslides, and flooding; (5) maintain the character and visual quality 
of the adjacent hillside. 

d. Incorporate recreation and public access on or near hillsides consistent with this Element. 
 

Policy C/OS-9 The City shall support the preservation and enhancement of natural land forms, natural 
vegetation, and natural resources to the maximum extent feasible. 

 
Policy C/OS-26 The City and County shall discourage urban uses adjacent to State-designated regional 

resource deposits if such uses would be incompatible with mining operations, or would 
restrict future extraction of significant mineral resources. 

 
Policy HZ-5 All new development shall satisfy the applicable requirements of the Uniform Building 

Code. 
 
Policy HZ-6 The City shall require the preparation of a soils engineering and geologic-seismic 

analysis prior to permitting development in areas prone to geologic or seismic hazards 
(i.e. groundshaking, landslides, liquefaction, expansive soils). 

 
Policy HZ-7 The City shall limit development in areas of steep or unstable slopes to minimize hazards 

by landslides or liquefaction. 
 
Policy HZ-8 In landslide hazard areas, the City shall prohibit alteration of land in a manner that could 

increase the hazard, including concentration of water through drainage or irrigation 
systems; removal of vegetative cover; and steepening of slopes and undercutting the 
bases of slopes. 

 
Please refer to Table 4.9-2 of the Land Use section for a detailed analysis of the project’s consistency 
with the City’s General Plan geologic/soil hazard and mineral resource policies.   
 
Environmental Impact Report on the Soledad General Plan.  The General Plan EIR evaluated 
potential area-wide geologic hazards and regional seismic characteristics and potential mineral resource 
impacts and the effects of geologic hazards related to the development of properties and facilities within 
the Plan area.  These potential hazards included seismicity, grounding shaking, ground rupture, ground 
lurching, liquefaction, landslides, erosion and sedimentation, subsidence, and expansive soils.  According 
to the EIR all associated impacts were found to be less-than-significant with mitigation incorporated. 
 
 A major earthquake on the San Andreas faults could produce ground accelerations that would 

result in damage to structures and a potential safety hazard to occupants of such structures.  This 
impact was considered significant unless mitigated.   
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 Portions of the Plan area may be subject to landslides and/or slope failure.  This impact was 

considered significant, unless mitigated. 
 
 Development activities associated with the various land uses contemplated by the Plan have the 

potential to result in soil erosion.  This impact was considered significant, unless mitigated. 
 
Miravale III Specific Plan   

Section 2.0 (Land Use) of the Miravale III Specific Plan and the Hillside Development Standards & 
Guidelines both contain policies concerning geologic impacts associated with hillside development.  
Section 2.0 identifies land use goals and policies regarding the physical development for each respective 
land use category (i.e. residential, commercial, etc.). The Hillside Development Standards & Guidelines, 
included as Appendix A of the Specific Plan, outlines measures designed to limit impacts from proposed 
hillside development.   The following policies are applicable regarding geologic impacts associated with 
hillside development.   

 
 Land Use Goal LU-10 states that project development should protect the scenic vistas of the hills 

above Soledad through careful siting and design standards that minimize grading and visibility of 
new hillside development.  

 
To minimize potential impacts due to hillside development specific Hillside Development Standards were 
developed as part of the Specific Plan. The Hillside Development Standards and Guidelines identify 
specific grading practices and designs, including the preservation of the natural topography, to minimize 
impacts. Additionally, specific measures are included to address grading design, preserving natural 
topography, fire related hazards, drainage issues, and building design within the hillside portion of the 
site.  
 
Relevant Project Characteristics 

The Specific Plan calls for a mixed-use urban development consisting of new roads and infrastructure, 
single-family and multi-family residential units, retail commercial space, a golf course, school and public 
safety sites, and open space and recreation areas.  The project will require extensive grading on the site to 
facilitate construction of the proposed uses.  
 
Thresholds of Significance  
In accordance with CEQA Guidelines, a project impact would be considered significant if the project 
would: 
 
 Expose people or structures to potential substantial adverse effects, including the risk of loss, injury, 

or death involving: 
− Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake 

Fault Zoning Map issued by the State Geologist for the area or based on other substantial 
evidence of a known fault, 

− Strong seismic ground shaking, 
− Seismic-related ground failure, including liquefaction, 
− Landslides; 

 
 Result in substantial soil erosion or the loss of topsoil; 
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 Be located on a geologic unit or soil that is unstable, or that would become unstable as a result of the 

project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, liquefaction or 
collapse; 

 
 Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994), 

creating substantial risks to life or property; 
 
 Result in the loss of availability of a known mineral resource that would be of value to the region and 

the residents of the state; 
 
 Result in the loss of availability of a locally-important mineral resource recovery site delineated on a 

local general plan, specific plan or other land use plan. 
 
Impacts and Mitigation 

Seismic Hazards 
 
During the life of the project, proposed development would be subject to seismic hazards such as ground 
accelerations, ground shaking, and liquefaction. The Reliz-Rinconada fault zone, passing within 6 miles 
of the site, is expected to generate the largest earthquake ground motion at the site.  The characteristic 
earthquake on this fault is expected to generate estimated ground motions of up to 0.72g.  Duration of 
strong seismic shaking from this event will be about 26 seconds.  However, the recurrence interval (RI) 
for this earthquake is relatively long (RI = 1,764 years); therefore, the probability of this earthquake 
occurring within the project lifespan is relatively low.  The San Andreas fault zone, passing within 12 
miles of the site, is also expected to generate large earthquake ground motions.  These ground motions are 
estimated at up to 0.26g with a duration of 7 seconds.  Large earthquakes on the San Andreas fault are 
considered to be more likely (RI = 50-200 years) than on the Reliz-Rinconada fault.  Existing building 
code regulations for seismic loads may not eliminate the potential for damage to structures resulting from 
nearby major earthquakes.  Consequently, the requirements of the existing building codes should be 
reviewed during site design in order to provide the appropriate level of protection to new improvements. 
Implementation of the following mitigation measures would not result in any new environmental impact 
beyond those identified elsewhere in this EIR.  
 
Impact The project would be exposed to potential adverse effects from strong seismic 

ground shaking that may result in damage to proposed structures. This would 
represent a potentially significant impact that can be reduced to a less-than-significant 
level with implementation of the following mitigation measures. 

 
Mitigation 
 
4.6-1 To minimize the potential effects from strong seismic ground shaking on project components, a 

project-specific geotechnical analysis shall be performed by a registered professional engineer 
with geotechnical expertise, and all recommendations shall be incorporated into final design 
plans. Prior to the issuance of any building and/or grading permit, the project applicant shall 
submit a project-specific geotechnical analysis to the City of Soledad Public Works Director for 
review and approval. The project engineer shall develop project-level plans based upon and in 
response to the observations and recommendations made in the project specific geotechnical 
analysis.   
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4.6-2 In order to minimize potential seismic-related hazards, the project engineer shall incorporate the 
seismic shaking analysis contained within the Geologic Hazards Investigation Update prepared 
by Nolan Associates (September 2006) into project design. Prior to the issuance of any building 
and/or grading permits, the project applicant shall submit design level plans demonstrating that 
the recommendations of the Geologic Hazards Investigation Update are incorporated into project 
design, subject to the review and approval of the City of Soledad Public Works Director. In 
addition, all structures shall be designed to the most current standards of the California Building 
Code, at a minimum. 

 
4.6-3 In order to minimize seismic-related hazards to new public facilities, a site-specific probabilistic 

seismic hazards assessment shall be incorporated into the design of any schools, hospitals, fire or 
police stations, or any other critical facilities planned for the project site. An individual 
assessment shall be performed for each site by an engineering geologist. Prior to the issuance of 
any grading and/or building permit for new public facilities, including but not limited to new 
schools, hospitals, and fire or police stations, a probabilistic seismic hazards assessments shall be 
prepared and submitted to the City of Soledad Director of Public Works for review and approval.   

 
Grading and Soil Erosion 

 
The project will require extensive grading on the site to facilitate construction of proposed uses.  For the 
purposes of this analysis it is assumed that the entire project site would be disturbed in order to facilitate 
project development. There is the potential for increased erosion as a result of proposed development 
within the foothills of the Gabilan Range.  The foothill portion of the site is characterized by a thin layer 
(usually less than 5 feet) of colluvium and slope wash which is underlain by granitic bedrock.  Site 
preparation and construction activities would disturb soil and increase its susceptibility to erosion.  
Removal of soils by wind or water can undermine buildings, roads, and other developments, as well as 
contribute siltation of local streams or water bodies. Moreover, removal of existing mature eucalyptus and 
other tree species along San Vicente Road could result in additional erosion-related impacts. Erosion 
impacts can result from both short-term construction activities and long-term project conditions where 
vegetative cover is not re-established following development. Although the Hillside Development 
Standards & Guidelines contained in Appendix C include specific erosion control regulations, additional 
mitigation would be warranted in order to ensure that project-related impacts are reduced to a less-than-
significant level. Moreover, mitigation measures are necessary in order to ensure that removal of existing 
mature eucalyptus and other tree species would not result in additional erosion-related impacts.  
Implementation of the following mitigation measures would not result in any new environmental impact 
beyond those identified elsewhere in this EIR. 
 
Impact Construction of the project could result in substantial soil erosion or loss of topsoil. 

This is a potentially significant impact that can be reduced to a less-than-significant 
level with implementation of the following mitigation measures. 

 
Mitigation 
 
4.6-4 In order to reduce wind and water erosion on the project site, an erosion control plan and Storm 

Water Pollution Prevention Plan (SWPPP) shall be prepared for the site preparation, construction, 
and post-construction periods. The erosion control plan shall incorporate best management 
practices consistent with the requirements of the National Pollution Discharge Elimination 
System (NPDES).  The erosion component of the plan must at least meet the requirements of 
SWPPP required by the California State Water Resources Control Board. If earth disturbing 
activities are proposed between October 15 and April 15, these activities shall be restricted per 
the requirements of Soledad Municipal Code Chapter 15.08. Prior to the issuance of any permit, 
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the project proponent shall submit detailed plans to the satisfaction of the City of Soledad Public 
Works Director. The components of the erosion control plan and SWPPP shall be monitored for 
effectiveness by City of Soledad Public Works. The following measures shall be implemented, 
where appropriate, to control erosion:  

 
1) Keep construction machinery off of established vegetation as much as possible, 

especially the vegetation on the upwind side of the construction site;  
2) Establish specific access routes at the planning phase of the project, and limits of 

grading prior to development, which should be strictly observed;  
3) Utilize mechanical measures (i.e. walls from sand bags and/or wooden slat or fabric 

fences) to reduce sand movement;  
4) Immediate revegetation (plus the use of temporary stabilizing sprays), to keep sand 

movement to a minimum; and  
5) For larger-scale construction, fabric or wooden slat fences should be placed around the 

construction location to reduce sand movement. 
 
4.6-5 Areas disturbed by grading shall be stabilized with adequate landscaping vegetative cover.  A re-

vegetation and landscaping plan shall be prepared by a landscape architect with experience in 
working with the type of soils that are characteristic of the site, subject to the review and approval 
of the City of Soledad. Prior to the issuance of any certificate of occupancy and concurrent with 
project construction, disturbed areas shall be re-vegetated consistent with the City approved 
landscaping plan. All project replanting shall be continually monitored by the landscape architect 
for a duration of three years. The landscape architect shall submit annual monitoring reports to 
the City of Soledad after each successive year detailing the success of landscaping. Success shall 
be based on an 80% survival rate. If it is determined that the replanting has not been successful, 
additional replanting shall be required by the City of Soledad.   

 
4.6-6 All drainage from improved surfaces shall be captured by closed pipe or lined ditches and carried 

to neighborhood storm sewers or natural drainages.  At no time shall any concentrated discharge 
be allowed to spill directly onto the ground adjacent to structures or to fall directly onto steep 
slopes.  The control of runoff is essential for erosion control and prevention of water ponding 
against foundations and other improvements. Prior to the issuance of any grading and/or building 
permit for each new structure, the project applicant shall submit an erosion control plan consistent 
with this measure, subject to the review and approval of the City of Soledad Public Works 
Director.  

 
Liquefaction  

 
Soil liquefaction occurs as a result of strong seismic shaking of loose, saturated sediments.  A portion of 
the project site is mapped as being exposed to a high level of risk from liquefaction.  This area of risk 
corresponds to Undifferentiated Flood Plain (Qfp) deposits.  Based on site geologic mapping, there were 
no areas underlain by Qfp.  However, the alluvial fan sediments underlying the central, western, and 
southern portions of the site can be capable of liquefaction in areas of shallow ground water. 
 
A quantitative liquefaction analysis was performed for subsurface conditions encountered during the field 
exploration.  The analysis was performed using empirical predictions of earthquake-induced liquefaction 
potential, and assumed a peak ground acceleration of 0.34g.  The results of the analysis indicate that 
under the conditions anticipated during the design seismic event, an approximately 9 foot thick layer of 
poorly graded sand with trace to some clay underlying the central portion of the site at depths of 
approximately 11 to 20 feet are potentially liquefiable, and a 6 foot thick layer of the poorly graded sand 
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with trace clay underlying the southern portion of the site at depths of approximately 45 to 50 feet are  
also potentially liquefiable. 
 
There is a risk of liquefaction and collapse at the project site due to the presence of recent, unconsolidated 
alluvial soils.  Isolated and discontinuous loose and dry sands were encountered at various depths across 
the site.  These sands are weak and potentially compressible.  As the surficial soils that will be supporting 
the foundations and structural fill are loose to very loose, remedial grading, subexcavation, and 
recompaction will be necessary to improve the soils for foundation and structural fill support.  Future 
development of the project site would be required to be built in compliance with the provisions of the 
Uniform Building Code.  Adherence to existing building regulations, in addition to the following 
mitigation measure, would ensure that impacts would be less-than-significant.  Implementation of the 
following mitigation measures would not result in any new environmental impact beyond those identified 
elsewhere in this EIR. 
 
Impact The project could be exposed to localized liquefaction and collapse. This would 

represent a potentially significant impact that can be reduced to a less–than- 
significant level with implementation of the following mitigation measures. 

 
Mitigation 
 
4.6-7 In order to reduce the risk of localized liquefaction and collapse, and allow for adequate 

foundation and structural fill support, grading plans shall be consistent with a project-specific 
geotechnical analysis.  The project geotechnical engineer shall prepare a quantitative assessment 
of liquefaction and seismically-induced settlement potential for the project as part of a 
comprehensive site geotechnical evaluation, prior to the recordation of each final map. Measures 
to ensure adequate reduction of risk to standard acceptable levels in accordance with standard 
geotechnical practice shall be incorporated into project design and specifications, subject to the 
review and approval of the City of Soledad Public Works Director.  

 
Landslides, Debris Flow and Lateral Spreading 

 
According to the preliminary geological and geotechnical analyses prepared for the project, the entire site 
is mapped as a “low” landslide hazard area.  There is no indication of past slope instability at the project 
site.  The only steep slopes where landsliding could occur are situated within the foothill portion of the 
site.  However, these slopes are underlain by granitic rock, which is typically resistant to landsliding (Jeff 
Nolan, personal communication, August 2007). In addition, the foothill portion of the site is characterized 
by a thin layer of colluvium and slope wash.  Some of these soils could be considered loose and 
unconsolidated, and therefore have the potential for lateral spreading.  These soils were observed to be 
located within several very steep, v-shaped drainage swales.  These swales had fan shaped deposits at 
their mouths that are indicative of debris flow type landslide deposits during intense rainstorms.  
Therefore, the project could be subject to on- or off-site landslide and lateral spreading hazards.  In order 
to ensure that project-related impacts are reduced to a less-than-significant level, project-specific 
mitigation is necessary. Implementation of the following mitigation measures would not result in any new 
environmental impact beyond those identified elsewhere in this EIR. 
 
 
Impact The project could be exposed to potential adverse effects from on- or off-site 

landslides and lateral spreading that may result in damage to proposed structures. 
This would represent a potentially significant impact that can be reduced to a less-
than-significant level with implementation of the following mitigation measures. 
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Mitigation 
 
4.6-8 Portions of the project located within debris flow hazard areas as described in the Geological 

Hazards Investigation Update prepared by Nolan Associates (September 2006, see pg. 14) shall 
incorporate design measures to mitigate this hazard to acceptable levels in accordance with 
standard engineering practices.  Suitable measures include:  1) Restricting development to outside 
these areas; 2) Constructing artificial channels or diversion walls, designed to divert fluidized 
debris away from habitable structures; or 3) Constructing impact walls, designed to withstand 
anticipated debris flow volumes and velocities.  An engineering geologist shall be retained to 
provide site-specific geologic design criteria for debris flow hazard areas once the final project 
plans are available. Diversion or retaining structures shall be designed based on recommendations 
by a geotechnical engineer, subject to review and approval of the City of Soledad Public Works 
Director. Prior to the recordation of each final map, the project applicant shall submit evidence 
demonstrating that adequate design measures are incorporated to mitigate potential hazards to 
acceptable engineering standards, subject to the review and approval of the City of Soledad.  

 
Expansive Soil 

 
Structures or improvements built atop expansive soils may be subject to damage from soil shrinkage and 
swelling, associated with wetting and drying. A soil with a higher plasticity index is generally more prone 
to shrinkage or swelling in response to seasonal rainfall.  At the site, soil units with elevated plasticity 
indexes include Gloria sandy loam, Placentia sandy loam, and Salinas clay loam.  These soil units are 
restricted to flatter areas of the property. Due to the presence of potentially expansive soils, there is the 
potential that future development of the project site, as envisioned in the Specific Plan, could expose 
persons and/or structures to soil related hazards. As the project has the potential to be exposed to soil 
expansion on foundations and interior or exterior concrete slabs-on-grade within these areas, additional 
mitigation would be warranted to reduce project impacts to a less-than-significant level.  Implementation 
of the following mitigation measures would not result in any new environmental impact beyond those 
identified elsewhere in this EIR. 
 
Impact The project could be exposed to localized soil expansion. This would represent a 

potentially significant impact that can be reduced to a less-than-significant level with 
implementation of the following mitigation measures. 

 
 
Mitigation 
 
4.6-9 In order to minimize potential hazards associated with expansive soils, the expansion potential of 

site soils shall be evaluated as part of a site-specific geotechnical study to ensure hazards are 
reduced to an acceptable level of geotechnical and Uniform Building Code practices. The 
recommendations of a geotechnical engineer for mitigating soil shrink-swell hazards shall be 
incorporated into project design. These measures may include replacement of soil with 
engineered backfill or treatment of expansive soil with lime. Prior to the recordation of each final 
map, the project applicant shall submit evidence demonstrating that adequate measures are 
incorporated to mitigate potential hazards to acceptable engineering standards, subject to the 
review and approval of the City of Soledad Director of Public Works. 

 
Mineral Resources 

 
Development of the project would not impact access to existing mineral resources located east of the site.  
Stonewall Canyon quarry is located off of Metz and Stonewall Canyon Roads, which is located on the 
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opposite side of the City and separated from the project site by numerous foothills of the Gabilan Range.  
Since the project is not located within a designated MRZ or near identified potential mineral resources, it 
is unlikely that proposed urban uses would be incompatible with existing mining operations, or would 
restrict future extraction of significant mineral resources.  Therefore, the project would not result in the 
loss of availability of a known mineral resource.  There will be no impact to mineral resources and no 
mitigation measures are necessary.  
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4.7 HAZARDS AND HAZARDOUS MATERIALS 
Introduction 
A Phase I Environmental Site Assessment was completed for the project by D&M Consulting Engineers, 
Inc. (September 7, 2006). In addition, a Phase 1 Environmental Site Assessment was also prepared for a 
portion of the subject property in 1995 by Terratech, Inc. The following discussion incorporates the 
information contained in both of those analyses. These reports are included as Technical Appendix T-6 
and are included as part of Volume II of this DEIR. A copy of these reports and their accompanying 
appendices are also on file with the City of Soledad.   
  
This section assesses the potential public health and safety impacts of the project. Hazards, such as 
flooding, seismic/geologic, and public service hazards, including fire and emergency response, are 
discussed in the Hydrology and Water Quality, Geology and Soils, and Public Services Sections, 
respectively.  
 
Setting 

Overview 
 
Hazardous materials, as defined by the California Code of Regulations, are substances with certain 
physical properties that could pose a substantial present or future hazard to human health or the 
environment when improperly handled, disposed, or otherwise managed.  A hazardous waste is any 
hazardous material that is discarded, abandoned, or slated to be recycled.  Hazardous materials and waste 
can result in public health hazards if improperly handled, released into the soil or groundwater, or through 
airborne releases in vapors, fumes, or dust.  Soil and groundwater having concentrations of hazardous 
constituents higher than specific regulatory levels must be handled and disposed of as hazardous waste 
when excavated or pumped from an aquifer. 
 

Regulatory Environment 
 

The generation, storage, and handling of hazardous materials and wastes are regulated by various federal, 
state, and local laws and regulations aimed at the protection of public health and the environment.  A 
summary of regulations follows. 
 
Federal. The U.S. Environmental Protection Agency (EPA) is responsible for enforcing regulations at the 
federal level pertaining to hazardous materials and wastes.  The primary federal hazardous materials and 
wastes laws are contained in the Resources Conservation and Recovery Act (RCRA) of 1976 and in the 
Comprehensive Environmental Response, Compensation and Liability Act (CERCLA) of 1980.  
CERCLA, more commonly known as Superfund, established the National Priorities List for identifying 
and obtaining funding for remediation of severely contaminated sites. Federal regulations pertaining to 
hazardous materials and wastes are contained in the Code of Federal Regulations (40 CFR). The 
regulations contain specific guidelines for determining whether a waste is hazardous, based on either the 
source of generation or the characteristics of the waste. 
 
Transportation of hazardous materials by truck and rail is regulated by the U.S. Department of 
Transportation (DOT). DOT regulations establish criteria for safe handling procedures.  Federal safety 
standards are also included in the California Administrative Code. 
 
State. The EPA has delegated much of its regulatory authority to individual states whenever adequate 
state regulatory programs exist.  The Department of Toxic Substance Control Division of CAL EPA is the 



  4.7 Hazards and Hazardous Materials 

DD&A 4.7-2 Miravale III Project 
October 2008  Draft Environmental Impact Report 

agency empowered to enforce federal hazardous materials and waste regulations in California, in 
conjunction with the EPA. 
 
California hazardous materials and waste laws incorporate federal standards, but in many respects are 
stricter.  For example, the California Hazardous Waste Control Law, the state equivalent of RCRA, 
contains a much broader definition of hazardous materials and waste.  State hazardous materials and 
waste laws are contained in the California Code of Regulations, Titles 22 and 26.  Regulations 
implementing the California Hazardous Waste Control Law list hazardous chemicals; establish criteria for 
identifying, packaging, and labeling hazardous wastes; prescribe management of hazardous wastes; 
establish permit requirements for hazardous waste treatment, storage, disposal, and transportation; and 
identify hazardous wastes that cannot be disposed of in landfills. 
 
Under RCRA, a facility is classified as a generator of hazardous waste if it generates and stores hazardous 
waste onsite for less than 90 days; such a facility is required to obtain an EPA generator's identification 
number from the EPA or the California Department of Toxic Substances Control (DTSC).  If hazardous 
waste is stored on site for longer than 90 days, the facility is classified as a Transfer, Storage, or Disposal 
Facility and is required to obtain a RCRA Part B Storage Permit, which can take approximately two years 
to obtain.  Transportation and disposal of hazardous materials are also regulated; hazardous waste must be 
characterized to determine methods of disposal and site disposal (i.e., class of landfill). 
 
Under both RCRA and the California Hazardous Waste Control Law, hazardous waste manifests must be 
retained by the generator for a minimum of three years.  A hazardous waste manifest lists a description of 
the waste, its intended destination, and regulatory information about the waste.  A copy of each manifest 
must be filed with DTSC.  The generator must match copies of hazardous waste manifests with receipts 
from the treatment/disposal/recycling facility to confirm that the wastes were properly handled. 
 
Monterey County. The Monterey County Environmental Health Division requires that a Business 
Response Plan and Inventory be prepared for facilities that generate hazardous waste or handle hazardous 
materials in order to plan and prepare for possible chemical releases or emergencies.  A Business 
Response Plan is required for businesses that generate any amount of hazardous waste or that use 
hazardous materials in the following amounts: 1) 55 gallons or greater for liquids, 2) 500 pounds or 
greater for solids, and 3) 200 cubic feet or greater for compressed gases.  A Business Response Plan must 
include specific information on hazardous materials handled (inventory and chemical description), 
emergency contacts, notification procedures, evacuation plans, training procedures, and a site map.  
 
Pesticide use is regulated and permitted by the Monterey County Agricultural Commissioner’s Office. 
 

Phase I Assessment 
 
In March 1995 a Phase 1 Environmental Site Assessment was prepared by Terratech, Inc. that evaluated 
the potential for hazardous environmental conditions on the portion of the project site located east of San 
Vicente Road. A supplemental Phase I Environmental Site Assessment was conducted for the entire 
project site by D&M Consulting Engineers, Inc. in September 2006. This report incorporated the findings 
of Terratech’s previous evaluation in addition to conducting additional analysis pertaining to potential 
environmental hazards. The purpose of this assessment was to determine the potential for hazardous 
materials contamination on the site. This assessment included the following: 1) a records search of all 
environmental agency databases and files, 2) a site reconnaissance, 3) interviews with key site personnel 
and regulatory officials, and 4) conclusions and recommendations. Specific discussions on the recognized 
environmental conditions that warrant Phase II investigation were presented in the Opinions and 
Conclusions section of the Phase I Assessment. 
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Site Characteristics and Use.  The project site consists predominantly of agricultural land and is located 
at the northern edge of relatively new residential subdivisions.  To the west and north are agricultural and 
grazing land, and the foothills of the Gabilan Range. There are no commercial or industrial facilities 
nearby.  The site elevation ranges from 180 feet to 740 feet above mean sea level and slopes downward 
generally to the southwest.  There are no streams in the immediate area but there are a number of man-
made, earthen reservoirs holding irrigation water.  The western and eastern portions of the site are 
separated by San Vicente Road.  The western portion of the site is currently used for row crops.  The 
eastern portion of the site has two vineyard areas, intervening fallow row crop area, and some rangeland.  
There are two existing farm residences within the project area.  The residences include adjoining farm 
equipment storage, barn, maintenance shop, and a chemical storage shed.  Other structures include two 
large water tanks, a radio transmission tower, and a few high-tension power line towers.  
 
Database Search.  A database search was conducted to identify recorded hazardous materials incidents in 
the project area. The search included recorded incidents on the National Priorities List (NPL), the 
Superfund Comprehensive Environmental Response Compensation and Liability Information System List 
(CERLIS), the EPA’s emergency response notification system list (ERNS), RCRA, and other federal, 
state, and local agency databases.  The goal of reviewing the database report is to identify facilities that 
have known and documented environmental aspects that may negatively impact the subject site. 
 
The project site was not identified on any database lists. Only one facility near the project site was 
identified on the database report to be of potential concern. Soledad Sanitary Landfill, located 
immediately north of the western portion of the project site, was listed in the databases of two California 
agencies – Waste Management Unit Database System compiled by the State Water Resources Control 
Board and the Solid Waste Information System compiled by the State Integrated Waste Management 
Board. The closed landfill is deemed to have a low potential for generating significant quantities of 
leachate but does need long-term maintenance to prevent erosion and water from ponding on-site. There 
was no information about analytical testing of soil or groundwater near this facility. 
 
According to Monterey County Environmental Health records, the vineyard facility within the eastern 
portion of the project site was designated a closed site as of April 2004. A chemical inventory lists four 
500 gallon propane tanks, 1,000 gallon and 10,000 gallon diesel fuel tanks, two 10,000 gallon gasoline 
tanks, 55 gallon oil drum, and 55 gallon waste oil drum. It was unclear whether the site contains 
underground storage tanks. There were no notations regarding spills or releases and no violation notices. 
 
The Monterey County Agricultural Commissioner’s office was contacted for pesticide records. With 
regards to the eastern portion of the project site, by far the most heavily applied chemicals are the sulfur-
based fungicides (Wilbur-Ellis and Red-Top Dusting Sulfur, and Microthiol Disperss).  Other fungicides 
used include Pristine, Champ Formula 2, Kocide 2000, and Rally 40W.  In the weed control/herbicide 
category, the most heavily used are Roundup and Gramoxone Max.  The last main category of chemicals 
applied is the spreader surfactant-types, such as Latron B-1956, In-Place and R-11.  With regards to the 
western portion of the project site, the most listed chemical is Sonata, a non-hazardous bio-fungicide.  
The site also uses very small amounts of Entrust insecticide and Miller Nu-Film P spreader. 
 
Site Survey & Interviews.  A site reconnaissance was performed by D&M Consulting Engineers on 
August 31, 2006, to look for obvious evidence of potential contamination, such as current hazardous 
materials storage or use; unusually stained soils, slabs, and pavements; drains, sumps, drums, tanks, and 
electrical transformers; stressed vegetation; and discarded hazardous materials containers.  In addition, 
interviews were conducted with the current property owner, Nader Agha, and site operation managers 
Norm Braga (western portion of the project site) and Mark Mirassou (eastern portion of the project site). 
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Eastern Portion Observations – Approximately 160 acres are planted as a vineyard.  The remaining 
portions are either fallow (310 acres) or too steep for cultivation.  Pole-mounted transformers are located 
at the southwest and northeast ends of the area.  A 1,000 gallon diesel AST and 500 gallon gasoline AST 
are located on the east side of the farm outbuildings. No spills were noted in or around the bermed area.  
Along the north side of the outbuildings were several 55 gallon drums containing paving oil. No 
significant staining was noted.  The inside of some of the outbuildings are used for storage and mixing of 
agricultural chemicals and storage and usage of oil. No evidence of USTs was noted. In addition, no 
evidence of hazardous materials storage was noted. 
 
Western Portion Observations – The majority of the site is in row crop cultivation. A 10,000 gallon diesel 
AST is located along the southern boundary of the site. No signs of spillage were noted. An irrigation 
well is located east of the AST. A square reservoir is located near the center of the area, and a rectangular 
reservoir is located alongside San Vicente Road at the southeast corner. 
 

Airports 
 
There are no public airports within the vicinity of the project site. However, a private airstrip is located 
southeast of the project site. The airstrip consists of a 1,000-foot by 95-foot dirt runway. The airstrip is 
located approximately 6,000 feet from the project’s boundary. The northwest-southeast orientation of the 
runway does not place the project site in the line of overflight for takeoffs and landings. The airstrip is 
used by small planes chartered for Stonewall Canyon Vineyard. Use of the landing airstrip generally 
occurs in the fall during harvest season. The airstrip is occasionally used for aerial application of 
chemicals on crops. Use of the airstrip for chemical applications generally occurs during spring and fall 
when rains may hinder ground application. According to Monterey County records, use of the landing 
strip is not expected to exceed two daylights flights per week during the harvest season. 
 
City of Soledad General Plan 

The Safety Element of the General Plan identifies potential natural and human-made hazards and provides 
standards for the protection of people and property from such hazards. Numerous goals and policies of the 
General Plan are intended to protect residents from such hazards. The following hazards/hazardous 
materials policies apply to development within the project area: 
 
Policy L-38 The City and Redevelopment Agency shall promote the development of clean industries 

that do not generate large amounts of air pollution, have the potential to pollute 
groundwater resources, or that store, use or produce large volumes of hazardous 
materials.  

 
Policy HZ-9 New development shall provide fire flow, emergency access and hydrants consistent with 

Fire Department requirements. 
 
Hazards/hazardous materials policies which apply to development within the project area include 
requirements for Uniform Building Code compliance and preparation of soil studies. Please refer to Table 
4.9-2 of the Land Use section for a detailed analysis of the project’s consistency with the City’s General 
Plan hazards/hazardous materials policies.   
 
Environmental Impact Report on the Soledad General Plan.  The General Plan EIR evaluated 
potential hazardous materials associated with the adoption and implementation of the Soledad General 
Plan, including future development within the project area.  This program-level EIR focused on general 
impacts associated with implementation of the General Plan, rather than project-specific impacts 
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associated with individual development projects, such as the proposed project.  According to the General 
Plan EIR, the following hazardous material impacts were identified: 
 
 Urban development accommodated by the General Plan will increase the amount of hazardous 

materials used, stored, generated, and transported in and through the City. This would result in 
increased amounts of hazardous materials entering natural drainage courses and ultimately, the 
Salinas River. This impact was identified as significant unless mitigated.  

 
Miravale III Specific Plan 

Section 5.2.2 of the Miravale III Specific Plan identifies policies and implementation measures to ensure 
adequate fire protection services to mitigate impacts to emergency response or risk associated with wild 
land fire.   
 
 New development shall provide fire flow, emergency access, and hydrants consistent with Fire 

Department Requirements. 
 
Relevant Project Characteristics 
The Specific Plan calls for a mixed-use urban development consisting of new roads and infrastructure, 
single-family and multi-family residential units, retail commercial space, a golf course, school and public 
safety sites, and open space and recreation areas.  Project development would require extensive grading in 
order to facilitate construction of the proposed uses, in addition to the relocation and demolition of 
existing structures on-site. More specifically, as detailed in Section 4.5 Cultural Resources, the existing 
Lorentzen home, which is considered a historic structure, would be relocated to avoid impacting a 
historically significant resource. Several existing outbuildings would be demolished subsequent to the 
relocation of the Lorentzen home.  
 
Thresholds of Significance 
In accordance with CEQA Guidelines, a project impact would be considered significant if the project 
would: 
 
 create a significant hazard to the public or the environment through the routine transport, use, or 

disposal of hazardous materials; 
 
 create a significant hazard to the public or the environment through reasonably foreseeable upset and 

accident conditions involving the release of hazardous materials into the environment; 
 
 emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste 

within on-quarter mile of an existing or proposed school; 
 
 be located on a site which is included on a list of hazardous materials sites compiled pursuant to 

Government Code Section 65962.5 and, as a result, would it create a significant hazard to the public 
or the environment; 

 
 for a project located within an airport land use plan or, where such a plan has not been adopted, 

within two miles of a public airport or public use airport, would the project result in a safety hazard 
for people residing or working in the project area; and 

 
 for a project within the vicinity of a private airstrip, would the project result in a safety hazard for 

people residing or working in the project area. 
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Impacts and Mitigation 

The issues of emergency response and wildland fires are addressed in 4.12 Public Services of this EIR. 
 

Hazardous Material/Waste Sites 
 
The project site has been under active agricultural use, including orchards, vineyards, and row crops, for 
the past 90 years.  Commonly used agricultural chemicals of the past were chlorine or metal based and 
tend to persist in near-surface soils.  In recent years, the western portion of the site has been used as an 
organic farm and limited quantities of pesticides have been applied.  Vineyard operations continue on the 
eastern portion of the project site and involve applications of sulfur and other fungicides and weed control 
herbicides. These newer agricultural chemicals tend to be much less persistent in soil and the 
environment.   
 
In 1995 limited soil sampling was conducted within the eastern portion of the site as part of the Phase 1 
Environmental Site Assessment prepared by Terratech, Inc. Soil sampling was conducted in order to 
determine the presence of any hazardous conditions on-site. No soil samples were taken within the 
western portion of the project site. Testing was limited to the ‘Priority Pollutant’ suite of chlorinated 
pesticides; plus PCBs, which are chemically similar.  Seven of the 10 soil samples exhibited no detectable 
analytes. The other three samples were found to only contain trace amounts of DDE (a breakdown 
product of DDT), plus a trace of dieldrin in one of the three. The maximum concentrations were 0.066 
mg/kg and 0.013 mg/kg, respectively.  For relative comparison, the currently applied screening levels for 
these chemicals in a residential land use are 1.6 mg/kg for DDE and 0.035 for dieldrin (Cal EPA, 2005). 
Although the limited soil sampling conducted in 1995 did not reveal any significant levels of residual 
chemicals, additional sampling conducted as part of a Phase II Environmental Site Assessment is 
warranted per the recommendations contained in the Phase 1 prepared by D&M Consulting Engineers, 
Inc. See Mitigation Measure 4.7-1 below.  
 
Within the project vicinity, there are no known or listed releases of contaminants (soil or groundwater).  
A single testing event conducted in 1987 on groundwater from a supply well showed no suspicion of 
regional groundwater contamination. Nitrates may be high, but that is common for the whole valley. 
D&M Consulting Engineers, Inc. determined that additional groundwater sampling is not warranted as the 
project would be provided potable water from municipal sources (See Section 4.14 Utilities for further 
discussion regarding Water Supply). A “closed” landfill, however, is located adjacent to the project site. 
According to Terratech, Inc. disposal operations at this facility commenced in 1964 and included the 
disposal of “non-hazardous” waste, including municipal waste, brush, and other vegetative materials. An 
exploratory investigation conducted in 1977 determined that the site is underlain with non-waterbearing 
coarse-grained granatic bedrock. It was determined that the underlying geological features would 
preclude the landfill from degrading the surrounding environment. No records were found of analytical 
environmental investigations having been performed, just the general exploratory investigation conducted 
in 1977. A single incidence was reported in 1981 that indicated the site was not in compliance with 
surface water criterion because the site was not properly maintained to prevent erosion and water from 
ponding on site. No other violations have been reported on the facility.  
 
Future development of phase four, including areas identified as “Urban-Reserve” may potentially be 
exposed to hazards associated with the closed landfill. Although the facility is not anticipated to result in 
exposure of environmental hazards to surrounding uses, this is considered a potentially significant impact. 
Due to potential human health concerns, the County of Monterey is currently in the process of reviewing 
a landfill buffer ordinance, which would limit development within 1,000 feet of a closed landfill. Figure 
4.7-1 identifies portions of the project site that are within the 1,000 foot landfill buffer zone. Although the 
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facility is listed as closed and no known environmental concerns have been reported at the facility, the 
County of Monterey has identified the buffer zone as necessary to ensure the healthy and safety of the 
public. Upon annexation, however, approval of development within this area would be subject to the 
approval of the Soledad Planning Department. Mitigation 4.7-1 would insure project impacts would be 
reduced to less-than-significant. 
 
Based on review of the hazardous materials database report, observations from the site reconnaissance, 
and results of the owner/operation managers’ interviews, it was determined that the following hazardous 
environmental conditions exist within and near the project site:   
 
 Pesticide and metal residuals from longtime agricultural use on most of the site;  
 Specific areas where agricultural chemicals were stored, and especially mixed;  
 Specific areas where burning of grape stakes has occurred;    
 Lead-based paint and pesticide residues around structures (both current and former);  
 Soil staining in areas such as the various earthen building floors;  
 Soil beneath the maintenance pit in the vineyard shop;  
 Soil beneath the pole-mounted transformers that apparently malfunctioned;  
 Infiltration of possible contaminants at the wash rack drain and shop leachfield; and  
 Possible impacts from the closed landfill adjacent to north end of Parcel 26.    

 
These items are in addition to the standard ‘closure’ processes of removing all hazardous materials, their 
containers (including any underground tanks, if present) and affiliated equipment, and the standard pre-
demolition survey of all structures for hazardous building materials, such as asbestos. Although the 
existing Lorentzen house would be relocated to avoid impacting a historically significant structure, the 
demolition of existing on-site structures, such as the barn and various agricultural buildings, could result 
in the exposure of construction personnel to asbestos-related hazards. According to D&M Consulting 
Engineers, Inc., asbestos containing material may be present in these structures and affiliated equipment. 
The incorporation of mitigation requiring asbestos surveys would be warranted in order to minimize 
potential human health-related impacts (personal communication, Eric Lautenbach, June 2008).  
 
Based on the findings of the Phase I Assessment, the preliminary environmental soil testing conducted in 
1995, and the similar developments that have already occurred within the project vicinity, it is not 
expected that development of the proposed project would be exposed to significant environmental 
hazards. Implementation of the following mitigation measures, as recommended in the Phase I 
Assessment, would further ensure that project impacts are reduced to a less-than-significant level. 
Implementation of the following mitigation measures would not result in any new environmental impacts 
beyond those identified elsewhere in this EIR. 
 
Impact The project proposes a variety of uses in an area that may be contaminated with 

hazardous materials.  Release of these contaminants could pose a health risk to 
construction workers and future users on the site.  This is a significant impact that 
can be reduced to a less-than-significant impact with the following mitigation 
measures. 
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Mitigation 
 
4.7-1 Prior to the recordation of any final map, the applicant shall arrange for a Phase II Environmental 

Site Assessment to be prepared which assesses the localized environmental conditions described 
in the Phase I Environmental Site Assessment prepared by D&M Consulting Engineers, Inc. 
(September 2006) and identifies any required remedial actions for the safe handling, removal and 
special needs for any identified materials. The Phase II Assessment shall include site-specific soil 
sampling in order to assess the presence of potential soil contamination and to identify special 
needs for soil handling during construction/grading activities and possible health risks to 
construction workers and future users consistent with the recommendations contained in the 
Phase 1 Environmental Site Assessment prepared by D&M Consulting Engineers, Inc. 

 
If results indicate the presence of such materials in excess of screening levels for residential, 
educational, or commercial uses, a Remediation Plan shall be prepared and implemented to 
reduce contamination to acceptable levels, maintain the safety of construction workers and future 
site users, and assure proper management of contaminated materials in accordance with state and 
local regulatory requirements. This plan shall be subject to review and approval by the Monterey 
County Division of Environmental Health. Prior to the issuance of any building and/or grading 
permit, the project applicant shall submit evidence to the City of Soledad for review and approval 
demonstrating compliance with this measure.  

 
4.7-2 Prior to commencement of new development, the applicant shall obtain approval of a Soil 

Management Plan from the Monterey County Division of Environmental Health, which 
establishes management practices for handling potentially contaminated soil, if encountered, 
during construction/grading activities. 

 
4.7-3 In order to reduce human health risks to construction personnel and future site occupants, the 

project proponent shall retain a qualified consultant to survey all buildings to be demolished for 
asbestos under the National Emissions Standards for Hazardous Air Pollutants (NESHAP) 
guidelines prior to demolition activities. If asbestos containing material is documented within 
existing on-site structures, all potentially friable asbestos shall be removed prior to building 
demolition in accordance with NESHAP guidelines. Prior to the issuance of a grading permit, the 
project proponent shall submit written evidence to the City of Soledad Director of Public Work 
from a qualified consultant demonstrating that all asbestos containing material, if present, has 
been properly removed and demolition activities may proceed without exposing construction 
personnel to asbestos related-hazards. 

 
4.7-4 In order to reduce human health risks to construction personnel and future site occupants, the 

project proponent shall retain a qualified consultant to conduct a lead-based paint survey to 
evaluate the presence of lead-based paint residues in site soils adjacent to existing structures. If 
lead contamination is documented on-site, all peeling and flaking lead-based paint shall be 
removed and properly disposed of separately from building debris, in accordance with current 
Department of Toxic Substances Control policies. In addition, all existing structures within the 
Specific Plan area that were constructed prior to 1978 shall be surveyed for lead-based paint prior 
to any demolition activities. Prior to the issuance of any permit for each phase of development, 
the project proponent shall submit written evidence from a qualified consultant documenting that 
all lead-based paint hazards have been appropriately removed and disposed of in accordance with 
industry standards, subject to the review and approval of the City of Soledad.  
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Hazardous Emissions Within One-Quarter Mile of a Proposed School Site 

 
As identified in the Miravale III Specific Plan, several sites have been identified as future school 
locations, including two elementary schools and one middle school, within the project boundaries. Due to 
the historical uses associated with the subject property, in addition to the proximity of the Soledad 
Sanitary Landfill, there is the potential that several of the proposed school sites may be exposed to 
hazardous materials and/or emissions. More specifically, the proposed middle school and elementary 
school located along San Vicente Road, in addition to the alternative middle school location, are within 
approximately 1,500 feet of the Soledad Sanitary Landfill (see Figure 4.7-1).  
 
According to the Phase 1 prepared by D&M Consulting Engineers, Inc., Soledad Sanitary Landfill is 
listed as closed and the prime waste type disposed of at the facility was identified as “non-hazardous.” 
More specifically, typical wastes disposed of at this facility included municipal waste, brush, and other 
vegetative materials. Subsurface investigations conducted in the 1970s determined that the facility was 
underlain by non-waterbearing, coarse-grained granitic bedrock and that the facility, due to the underlying 
site characteristics, would not degrade the surrounding environment. A single incidence reported in 1981 
by the State Solid Waste Management Board indicated that the site was not in compliance with surface 
water criterion because the site had not been properly maintained to prevent erosion and water from 
ponding on-site. Further investigations were conducted by Monterey County Environmental Health 
Division representatives from 1991 through 1994 and no additional incidences were reported.  
 
Due to the proximity of the Soledad Sanitary Landfill to planned school sites and other educational uses 
within the project area, there is the potential that these sites may be exposed to environmental hazards.  
Although this facility is located within approximately 1,500 feet of the proposed school sites, preliminary 
investigations conducted as part of the Phase 1 Environmental Site Assessments determined that the 
landfill, which is located either downgradient or crossgradient from the project site, would not pose a 
significant environmental hazard to the proposed development. Additionally, the materials historically 
disposed of at this facility have been identified as non-hazardous. Although the landfill is not considered a 
hazardous waste site, the decomposition of organic material and other solid waste may result in the 
release of gases and/or other harmful emissions. Potential impacts would be minimized through the 
implementation of Mitigation Measure 4.7-1 identified above. In addition, further project-specific 
environmental review would be required prior to conveyance of any potential school sites consistent with 
the California Education Code. If, however, it is determined through the implementation of Mitigation 
4.7-1 that the existing landfill would result in the exposure of students to potential environmental hazards 
the following mitigation measure would ensure that impacts would be reduced to a less-than-significant 
level. Implementation of the following mitigation measures would not result in any new environmental 
impacts beyond those identified elsewhere in this EIR. 
 
Impact Due to the proximity of the Soledad Sanitary Landfill to the proposed school sites, 

there is the potential for hazardous emissions and/or other environmental hazards 
to affect the health and safety of students attending new schools within the project 
area. More specifically, the existing landfill has the potential to expose several of the 
proposed school sites to environmental hazards. Although the landfill is listed as 
“closed” and no known hazardous incidents have been reported, releases of 
emissions may, nevertheless, adversely affect the health of students. This is a 
significant impact that can be reduced to a less-than-significant impact with the 
following mitigation measures. 
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Mitigation 
 
4.7-5 If, during the course of the Phase II Environmental Site Assessment, it is determined that the 

existing Soledad Sanitary Landfill would expose the proposed school sites to an environmental 
hazard that cannot be reduced to an acceptable level through remediation, the project applicant, in 
conjunction with the Soledad Unified School District and the City of Soledad, shall identify new 
school sites within the Miravale III project area that would not be exposed to known 
environmental hazards, prior to the recordation of any final map. If new school locations are 
necessary, the applicant shall amend the Specific Plan and submit a revised tentative map 
demonstrating the new school locations, subject to the review and approval of the City of 
Soledad, prior to the recordation of any final map. Any new school site shall be coordinated with 
the Soledad Unified School District.  

 
Hazardous Materials Use 

 
The project proposes new residential, commercial, and recreational uses, including school and public 
facility sites and a golf course.  The golf course will be surrounded by residences and will be located near 
the proposed school sites.  Golf course use could expose residents and students to potentially hazardous 
chemicals.  The public demand for turf grass of high quality and uniform playing surface on golf courses 
require pest management.  Pesticides and other methods are used to control or reduce the adverse effects 
of harmful insects, unwanted plants, and pathogenic organisms.  Pesticide use on golf courses is relatively 
small compared with agricultural operations.  Pesticides are applied selectively and much less frequently 
than fertilizers, usually no more than once or twice per year.  The pesticides and herbicides typically used 
on golf courses are not highly mobile or persistent and dissipate rapidly as a result of volatilization, 
photodegradation, microbial action, hydrolysis, and soil absorption.  The project will be required to 
minimize pesticide use by adhering to a chemical application management plan.   
 
The project site is proposed along the City’s periphery, where land uses begin to become more rural and 
agricultural in nature.  The project site abuts existing agricultural uses with a majority of the cultivation 
occurring to the west of the site.  It is anticipated that the adjacent agricultural uses will continue during 
the construction and operation of the project.  As in most agricultural production, chemical applications to 
the crops are necessary to control pests and diseases.  The types of chemicals and their frequency of 
application are driven by the prevalent pest or disease, which often varies. For the types of crops adjacent 
to the project site, sulfur dust is typically applied via tractor applications. Aerial spraying is not normally 
required; however, blowers may be used that create plumes of sulfur. Application routines are generally 
frequent, approximately once every 7 to 21 days.  Numerous local, state, and federal regulations and 
ordinances pertain to the proper transport, use, storage, and disposal of pesticides and herbicides, 
including training for workers handling and applying these materials and reporting of releases. Permits 
are required for pesticide and herbicide application through the Monterey County Agricultural 
Commissioner’s Office. 
 
Residential uses are proposed along a portion of the western edge of the project site.  The residences will 
be in proximity to adjacent agriculture operations and residents could be exposed to potential hazardous 
chemicals. In order to reduce the risk of pesticide exposure, consistent with the mitigation measures 
identified in Section 4.2 Agricultural Resources, the proposed project will be required to incorporate 
agricultural buffers between residential and agricultural uses to minimize and/or avoid potential impacts 
to surrounding uses. The incorporation of the following mitigation would further minimize potential 
project impacts to a level considered less-than-significant. Implementation of the following mitigation 
measures would not result in any new environmental impacts beyond those identified elsewhere in this 
EIR. 
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Impact Future development could involve the use/storage of hazardous materials and/or be 

located in proximity to existing agricultural use/storage of hazardous materials.  
Accidental release of hazardous materials could result in significant impacts on 
public health and the environment.  This is a significant impact that can be reduced 
to a less-than-significant impact with the following mitigation measures. 

 
 
Mitigation 
 
4.7-6 The applicant shall prepare a Chemical Application Management Plan (CHAMP).  This plan shall 

detail the procedures to construct, operate, and maintain the golf course.  The CHAMP shall 
provide technical public disclosure regarding pesticides, fertilizers and other chemicals to be used 
on the golf course, as well as methods of application and handling. This plan shall be submitted to 
the Monterey County Environmental Health Division for review and approval. Prior to the 
issuance of any permit for golf course development, the project applicant shall submit 
documentation to the City of Soledad demonstrating that a CHAMP has been prepared and 
approved by the County of Monterey. The following provisions shall be included in the CHAMP: 
 Drought, pest, and disease resistant grass species shall be selected. 
 Pesticides shall be handled, applied, and disposed of by a licensed (State-certified) spray 

technician. 
 Only approved and legal chemicals shall be used.  All county, state, and federal 

guidelines must be strictly adhered to regarding storage, handling, and application of 
pesticides. 

 Advanced technology/monitoring equipment shall be used to insure minimal application 
of pesticides, herbicides, and fertilizers.  This equipment shall be maintained and in 
proper calibration. 

 A controlled and designated area/facility shall be used for the proper mixing and loading 
of pesticides into application equipment.  The facility shall consist of an impermeable pad 
with controlled and contained drainage, and should be at least 50 feet from open ditches, 
ponds, or other water bodies.  Rinse water shall be properly stored and hauled for 
disposal at an approved facility. 

 Selection of pesticides shall be based on the ability to achieve treatment goals and criteria 
to minimize off-site movement.  Selection of less toxic, less mobile, and less persistent 
pesticides shall be a priority management criterion. 

 Pesticide applications shall be carefully timed and combined with other pest management 
practices; pests shall be accurately identified and pesticide applications made only when 
necessary, using the least amount required for all seasons. 

 Pesticides shall not be applied when soil moisture is high during the rainy season.  
Applications shall be restricted prior to any anticipated late or early season storm events 
to preclude potential impacts from runoff. 

 Irrigation applications shall be consistent with turf grass evapotranspiration requirements.  
Over-watering shall be avoided. 

 
Airport Hazards 

 
A private airstrip is located approximately 6,000 feet from the project’s boundary.  The northwest-
southeast orientation of the runway does not place the project site in the line of overflight for takeoffs and 
landings.  Except when necessary for takeoff and landing, the minimum altitude for aircraft over 
populated areas is 1,000 feet above the highest obstacle according to Federal Aviation Administration 
(FAA) standards.  Since the project site would not be subject to takeoffs and landings from the 
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neighboring airstrip, it is unlikely that aircraft would operate at an altitude less than 1,000 feet over the 
project site.  Therefore, airport hazard risk impacts would be considered less-than-significant.  This 
represents a less-than-significant impact. 
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4.8 HYDROLOGY AND WATER QUALITY   

Introduction  
This section evaluates the potential impacts of the project to hydrology and water quality based on 
existing information and data provided in the City of Soledad Urban Water Management Plan (UWMP), 
the Water Supply Assessment (WSA) prepared for the project (Byron Buck, August 2007), and available 
drainage and hydrologic information from the City of Soledad Storm Drain Master Plan (SDMP), which 
was adopted by the City Council in October 2007. As part of the SDMP, RM Associates conducted an 
analysis of the existing drainage conditions on the project site, in addition to stormwater runoff 
calculations (Appendix G). Additional information is derived from Nolan Associates, the geologic 
consultants for the property (Preliminary Hydrogeologic Investigation, August 1995 and Geologic 
Investigation, 2007 Update). The following section evaluates these items in accordance with the CEQA 
Guidelines.  Impacts related to the availability of water supply and water system infrastructure are 
addressed in Section 4.14 Utilities. 
 
Setting 
 

Surface Water Resources and Water Quality  
 
As previously identified elsewhere in this EIR, the proposed project site is located within three designated 
expansion areas according to the City of Soledad General Plan. The project site is generally located to the 
north and northwest of the existing developed portions of the City, which is divided into nine drainage 
basins.  Five of these basins are located entirely within the City limits, three are partially inside the City 
limits, and one lies entirely outside the City boundaries. The 920-acre project site is part of a large 
watershed system that has an offsite watershed of ±1,900 acres (refer to Figure 4.8.1).  
 
The land to the east of the site consists of a rugged ridge-and-valley topography that rises rapidly to 
elevations greater than 2,000 feet. Site elevation ranges between 200 and 600 feet above sea level.  
Surface slopes on the alluvial portion of the site are approximately 5 to 8 percent gradient.  Steep slopes 
on the eastern portion of the site range up to about 70 percent gradient, but more commonly fall in the 
range of 30 to 45 percent.  Drainage of the surface water in the vicinity of the project generally occurs by 
overland sheet flow towards shallow ephemeral drainage courses on the site.  The drainages on the 
property typically do not carry surface water except during peak rainfall events (Nolan Associates, 1995).  
The site’s soils have moderate to high infiltration rates and low moisture retention capacity.  The natural 
drainage channels crossing the property show little incision and there is little indication of significant 
erosion on the property, consistent with the observed infrequent surface flow (Nolan Associates, 1995). 
 
Surface water quality within the Salinas River has been monitored over time in several locations. The 
results indicate that water quality meets the standards specified in the City’s NPDES permit. 
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Flooding 
 
The General Plan FEIR describes generalized flood hazards within the City of Soledad area.  The Salinas 
River is located approximately 1.25 miles south of the project site and is the primary surface drainage 
feature that affects the surrounding area. As identified in the General Plan FEIR, the boundaries of the 
100-year floodplain generally correspond to the areas surrounding the Salinas River. There are no areas 
within the project site that are identified within a 100-year flood hazard area on the Federal Emergency 
Management Agency’s (FEMA) Flood Insurance Rate Map. The 100-year floodplain defines the 
boundary of flooding statistically anticipated to occur once every 100 years. Although the City is not 
located within the 100-year floodplain, flooding has occurred in the downtown portion of the City and a 
portion of the project site. More specifically, flooding occurred during a 1995 storm event that resulted in 
the Bryant Canyon Channel overflowing.  The City of Soledad has recently completed improvements 
along the Bryant Canyon Channel to prevent future flooding. According to the City, these improvements 
are thought to have mitigated potential flooding hazards within the surrounding area (personal 
communication, Susan Hilinksi, May 2008). 
   

Groundwater Resources 
 
The project site is underlain by the Salinas Valley Groundwater Basin.  This groundwater basin extends 
below the Salinas Valley, from San Ardo to the Monterey coast.  In the first comprehensive study of the 
Salinas Valley aquifer, the California Department of Water Resources (DWR, 1946) separated the aquifer 
into five sub-areas based on differences in hydrologic character, including the degree of groundwater 
confinement, the specific capacity of wells, and the source of the groundwater recharge.  The five regions 
are 1) the pressure area, 2) the eastside area, 3) the Arroyo Seco cone, 4) the forebay area, and 5) the 
upper valley.  A more recent comprehensive groundwater study for the basin (Montgomery Watson 
Engineers, 1994) has modified this division of the groundwater basin by including the Arroyo Seco cone 
in the Forebay area and by adding the Fort Ord/Toro region as a sub-basin.  The subject properties are 
located within the Forebay area (Nolan Associates, 1995 Hydrogeologic Investigation).  According to 
DWR, the Forebay Aquifer Sub-basin underlies an area of approximately 94,000 acres from Gonzales to 
just north of Greenfield.  Along the southern edge of the sub-basin, the Pancho Rico Formation is water-
bearing.  The Forebay area is characterized by gravels, sands, and clays of fluvial origin with minor, 
interfingering alluvial fan deposits occurring along the valley margins.  These sediments constitute an 
unconfined aquifer over 800 feet thick, although local occurrence of clay layers may create partially 
confined conditions in some areas.   
 
Recharge to groundwater occurs principally by: 1) infiltration from the Salinas River, fed during the dry 
part of the year by water release from the Nacimiento and San Antonio reservoirs, 2) infiltration and 
underflow from tributary drainages around the basin, and 3) return flows from agricultural irrigation and 
percolation of rainfall.  On the subject property, principal recharge of aquifers is by rainfall and return 
flows from irrigation, with recharge occurring due to direct application of irrigation water and 
precipitation on areas underlain by alluvium.  Infiltration also occurs due to runoff from steep slopes 
underlain by granitic rocks on the alluvial valley fill. 
 
Groundwater flow in the valley is to the northwest, towards the mouth of the Salinas Valley.  However, 
pumping from large agricultural wells can have a significant local impact on groundwater gradient and 
may locally induce cross valley groundwater flow.  Long term groundwater levels in the upper valley and 
Forebay areas appear to be stable, supported by inflows from the Nacimiento and San Antonio reservoirs 
(Boyle Engineering, 1986 and Montgomery Watson, 1994).  Depth to groundwater in the area is currently 
about 120 feet (Nolan Associates, 1995 and 2007). 
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Groundwater pumping for agriculture and urban development in the lower part of the valley (the Pressure 
Area) has resulted in a decline in groundwater levels, resulting in a serious seawater intrusion problem.  
An area of significant saltwater intrusion now extends over five miles inland from the Monterey Bay in 
the shallowest aquifer (the “180-foot” aquifer, Montgomery Watson, 1994).  Sensitivity studies on 
pumping strategies in the valley (Yates, 1987) indicate that the sea water intrusion problem is relatively 
insensitive to pumping in the upper valley.  Studies of the area hydrogeology (Fugro West, 1994) indicate 
that the portion of the Salinas River south of Soledad (upstream from the project) is a gaining reach where 
groundwater flows into the river, and the stretch of the river north of Soledad is a losing reach, where 
water percolates to groundwater from the river.  
 
To address the issue of seawater intrusion, the Monterey County Water Resources Agency (MCWRA) is 
implementing a program to address overdraft and seawater intrusion in the basin known as the Salinas 
Valley Water Project (SVWP).  The SVWP includes re-operation of the Nacimiento and San Antonio 
reservoirs and the capture and diversion of water via a seasonal surface diversion structure to provide 
water for agriculture in lieu of groundwater pumping.  A later phase of the SVWP involves supplying 
surface water to coastal urban water agencies to further reduce pumping in the coastal areas.  Detailed 
information regarding the background and history of the condition of the Salinas Valley Groundwater 
Basin, including the cause and extent of overdraft and seawater intrusion, current and future water needs 
and trends, and efficacy of alternative mitigation measures, is contained in the June 2001 EIR  and 
Environmental Impact Statement for the Salinas Valley Water Project 
(http://www.mcwra.co.monterey.ca.us/SVWP/DEIR_EIS_2001/index.htm). Further information is also 
provided in the project’s Water Supply Assessment and Written Verification of Supply (WSA) prepared 
for this project pursuant to Water Code sections 10910 et seq.  Pursuant to Section 15150 of the CEQA 
Guidelines, the information and analysis in these reports is incorporated by reference in this EIR. 

 
Regulatory Environment 

 
Federal and State Requirements  
 
Federal Clean Water Act. The Federal Clean Water Act is codified in 33 USC 1251-1376 and regulates 
discharges into U.S. waters through a National Pollutant Discharge Elimination System (NPDES) permit, 
administered through the State Water Resources Control Board (SWRCB) and the State Regional Water 
Quality Control Board (RWQCB) in California.  The State and Central Coast RWQCB oversee a 
statewide General Permit regarding management of stormwater runoff from construction sites over one 
acre in size.  The Central Coast RWQCB has authority to use planning, permitting, and enforcement to 
protect beneficial uses of water resources in the region.  The Central Coast RWQCB uses its adopted 
Water Quality Control Plan for the Central Coast Region (1994), referred to as the Basin Plan, to 
implement policies and provisions for water quality management in the region.  The Basin Plan identifies 
beneficial uses of major surface waters and their tributaries, in addition to water quality objectives and 
implementation plans to protect these beneficial uses.   
 
The 1987 Amendments to the Federal Clean Water Act require that storm water discharges to waters of 
the U.S. be regulated under the NPDES.  The SWRCB issued a draft statewide General Permit in July 
2002.  The Central Coast RWQCB oversees the statewide General Permit regarding management of storm 
water runoff from construction sites over one acre in size.  Provisions of the statewide General Permit 
indicate that discharges of material other than storm water into waters of the U.S. are prohibited; that 
storm water discharges shall not cause or threaten to cause pollution, contamination, or nuisance; and that 
storm water discharges not contain hazardous substances.  The statewide General Permit also requires 
implementation of Best Management Practices (BMPs) to achieve compliance with water quality 
standards.  A BMP is defined as any program, technology, process, siting criteria, operating method, 
measure, or device that controls, prevents, removes or reduces discharge of pollutants into bodies of 
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water.  Any project that will disturb over one acre (including the proposed project and any future site-
specific projects) is required to file a "Notice of Intent" with the RWQCB with submittal of a Storm 
Water Pollution Prevention Plan (SWPPP) prior to project construction.  The SWPPP is the foundation of 
the required documentation for a NPDES General Storm Water Permit for construction activities. 
 
California Fish and Game Code. The California Fish and Game Code (Sections 1600-1607) authorizes 
the Department of Fish and Game to enter into streambed alteration agreements with applicants to 
develop mitigation measures for projects that would obstruct the flow or alter the bed, channel, or bank of 
a river or stream in which there are fish or wildlife resources, including intermittent and ephemeral 
streams.  
 
Local Requirements  
 
City of Soledad General Plan.   
 
The City of Soledad General Plan provides policies to protect groundwater resources and provide 
adequate storm drain systems.  Please refer to Table 4.9-2 of the Land Use section for a detailed analysis 
of the project’s consistency with the relevant hydrological, water quality and flood control provisions of 
the Soledad General Plan.  The following policies address utilities and service systems relevant to the 
proposed project. 
 
Policy S-12 The City shall encourage the use of natural drainage systems where feasible to preserve 

and enhance natural features. 
 
Policy S-13 The City shall support efforts to acquire land or obtain easements for drainage and other 

public uses of flood channels where it is desirable to maintain channels in a natural state. 
 
Policy S-14 The City shall strive to improve the quality of urban stormwater runoff and quality of 

groundwater recharge through the use of appropriate mitigation measures including, but 
not limited to, infiltration/sedimentation basins, oil/grit separators, and other management 
practices, including storm water retention. 

 
Policy S-15 The City shall require new development to adequately mitigate increases in stormwater 

peak flows and/or volume.  Mitigation measures shall take into consideration impacts on 
adjoining properties and impacts on groundwater recharge related to existing and 
proposed water wells. 

 
Policy S-16 The City shall encourage project designs that minimize drainage concentrations and 

impervious coverage and maintain, to the extent feasible, natural site drainage conditions.  
Drainage onto adjacent properties shall be restricted to pre-project levels minus any 
runoff from the area to be developed. 

 
Policy S-17 The City shall require projects to allocate land as necessary for the purpose of retaining 

flows and/or for the incorporation of mitigation measures for water quality and supply 
impacts related to urban runoff. 

 
Policy S-17 The City shall require projects to allocate land as necessary for the purpose of retaining 

flows and/or for the incorporation of mitigation measures for water quality and supply 
impacts related to urban runoff. 
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Policy S-18 The City shall coordinate mitigation measures with responsible agencies (including 
California Regional Water Quality Control Board, Monterey County Environmental 
Health Department, and Monterey County Water Resources Department) for the control 
of storm drains, the monitoring of discharges and the implementation of measures to 
control pollutant loads in urban storm water runoff. 

 
Policy S-19 Engineered drainage plans shall be required for all development projects.  Engineered 

drainage plans shall incorporate a collection and treatment system for stormwater runoff 
consistent with applicable federal and State laws. 

 
Flood Hazards 
 
Policy HZ-1 The City shall promote flood control measures that maintain the drainage courses in their 

natural conditions within the 100-year floodplain. 
 
Policy HZ-2 The City shall prohibit the construction of facilities essential for emergencies and large 

public assembly in the 100-year floodplain, unless the structure and access to the 
structure are free from flood inundation. 

 
Policy HZ-3 The City shall require flood control structures, facilities, and improvements to be 

designed to conserve resources, incorporate and preserve scenic values, and to 
incorporate opportunities for recreation, where appropriate. 

 
Policy HZ-4 The City shall manage flood prone areas consistent with the requirements of the Federal 

Emergency Management Agency (FEMA) and the Monterey County Water Resources 
Agency. 

 
Environmental Impact Report on the Soledad General Plan. The General Plan EIR evaluated 
hydrologic and drainage impacts associated with the adoption and implementation of the Soledad General 
Plan, including future development within the project area.  This program-level EIR focused on general 
impacts associated with implementation of the General Plan rather than project-specific impacts 
associated with individual development projects, such as the Miravale III project.  According to the 
General Plan EIR, the following water quality impacts were identified.  
 
 Buildout of the General Plan would increase the amount of impervious surfaces within the City’s 

Plan area, thereby increasing the volume and velocity of runoff and the potential for erosion and 
sedimentation in the Salinas River and its tributaries. 

 
 Buildout of the General Plan would increase the amount of heavy metals and other hazardous 

materials, washed from the surface of parking lots and roadways constructed within the Plan area 
that could enter natural drainage courses such as the Salinas River during a rainstorm. 

 
 Development and associated construction activities could result in the release of oil, engine fuel, 

and other toxic substances into the Salinas River or its tributaries, adversely affecting water 
quality. 

 
 Buildout of the land uses designated by the General Plan have the potential to expose people and 

property to the periodic effects of flooding. 
 
 The increase in impervious surfaces resulting from the buildout of the General Plan could 

adversely affect groundwater recharge.   
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 Development and the proposed change in land use from buildout of the General Plan could affect 

regional groundwater quality. 
 
Miravale III Specific Plan 
 
Sections 5.0 of the Miravale III Specific Plan identify goals and policies to ensure the adequate provision 
of public facilities related to hydrology, drainage and water quality.    

 Public Services and Facilities Goal PSF-1 states that project development should provide an 
efficient, self sustaining system of public facilities that accommodate the needs of project build-
out. 

 Public Services and Facilities Goal PSF- 2 further states that project development should provide 
adequate and reliable services and utilities to area residents and business while ensuring that 
adequate maintenance of these facilities is provided.  

 
Specific Plan policies related to stormwater management are identified in Section 5.1.3 of the Specific 
Plan as follows:  

 Ensure provision and sizing of adequate stormwater facilities to accommodate the Plan Area and 
provide for water retention sufficient to limit peak flows to predevelopment levels. 

 Limit the development of impervious surfaces, to the extent practical, in order to reduce post-
project runoff volumes. 

 Require appropriate runoff control measures as part of development to minimize discharge of 
urban pollutants, such as oil and grease, into drainage areas. 

 Construction and grading activities shall comply with Best Management Practices and Storm 
Water Pollution Prevention Plan policies per applicable controls, standards, and the Regional 
Water Quality Control Board. 

 Design and construct a stormwater collection and retention system that adequately retains peak 
storm flows onsite, avoids aggravating or causing offsite flooding downstream from the project 
site, and ensures separation of stormwater drainage from recycled water generated within the Plan 
Area. 

 
Relevant Project Characteristics 
 
The majority of the lowland portion of the project site is currently in active agricultural production or 
fallow.  The upland portions of the site associated with the Gabilan foothills are undeveloped.  The 
Specific Plan calls for the replacement of the existing agricultural and grazing uses with a mixed-use 
urban development consisting of new roads and infrastructure, single-family and multi-family residential 
units, retail commercial space, a golf course, school and public safety sites, and open space and recreation 
areas.  According to information provided by the applicant’s engineer, development of the proposed 
project would involve approximately 2.05 million cubic yards (CY) of cut/fill.  
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The project is proposing to retain post-development storm water onsite, according to the plans for the 
project, to be contained within two percolation/retention ponds located on the existing San Vicente Road 
(southeast of the proposed middle school) and in the extreme southwest corner of the Plan Area (at the 
golf practice range).  The Specific Plan and VTMs call for stormwater generated by the development to 
be collected in an underground piping system and directed to two existing retention ponds located within 
the plan area boundary that would be enlarged and converted into retention basins.  Plans for the project 
state that the enlarged basins would be sized to accept the increase in flow due to the development and 
would release runoff to the existing facilities at a rate equal to or less than the historic flow prior to 
development.  Erosion Control measures including pre- and post-construction BMPs are proposed as part 
of the Specific Plan (refer to the analysis below for City requirements for stormwater retention on site, as 
identified in the Miravale III Storm Drain Analysis prepared by RM Associates). 
 
Thresholds of Significance 
 
In accordance with CEQA Guidelines, a project impact would be considered significant if the project 
would: 
 
 violate any water quality standards or waste discharge requirements; 
 
 substantially deplete groundwater supplies or interfere substantially with groundwater recharge such 

that there would be a net deficit in aquifer volume or a lowering of the local groundwater table level 
(e.g., the production rate of pre-existing nearby wells would drop to a level which would not support 
existing land uses or planned uses for which permits have been granted); 

 
 substantially alter the existing drainage pattern of the site or area, including through the alteration of 

the course of a stream or river, in a manner which would result in substantial erosion or siltation on- 
or off-site; 

 
 substantially alter the existing drainage pattern of the site or area, including through the alteration of 

the course of a stream or river or substantially increase the rate or amount of surface runoff in a 
manner which would result in flooding on- or off-site; 

 
 create or contribute runoff water which would exceed the capacity of existing or planned stormwater 

drainage systems or provide substantial additional sources of polluted runoff; 
 
 otherwise substantially degrade water quality; 
 
 place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard Boundary or 

Flood Insurance Rate Map or other flood hazard delineation map; 
 
 place within a 100-year flood hazard area structures which would impede or redirect flood flows; or 
 
 expose people or structures to a significant risk of loss, injury, or death involving flooding, including 

flooding as a result of the failure of a levee or dam. 
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Impacts and Mitigation 

 
Surface Water/Water Quality 

 
The project site consists of 920 acres; the area identified as offsite watershed is approximately 1,900± 
acres.  According to the City, the project is required to provide flood protection for this project based on a 
2,800± acre watershed.  An analysis regarding the proposed stormwater system, as proposed by the 
project engineers in accordance with City requirements per the adopted City Storm Drain Master Plan, 
was conducted for the City by RM Associates (Miravale III Storm Drain Analysis, included as part of the 
City of Soledad Storm Drain Master Plan, adopted by the City Council in October 2007).  The proposed 
Miravale III storm drainage piping system consists of three major branches to provide stormwater 
collection for each of the major sub-basins of the 2,800 acre watershed.  The westerly branch provides 
collection to the offsite storm water northerly of the development, the southerly branch provides 
collection to the offsite stormwater easterly of development, and the central branch provides collection to 
a large portion of the onsite stormwater runoff.  The RM Associates review of the engineered plans found 
that the engineering concepts of the proposed storm drainage collection and storage disposal system, 
drainage pipes, and basins generally address the natural drainage channels and the critical points of 
natural convergence of runoff.  The proposed detention basins for Miravale III are located in areas of 
natural or manmade storage of runoff from large areas of agriculture fields (RM Associates, 2007). 
 
The project would require extensive grading on the site to facilitate construction of the proposed uses.  
There is the potential for increased erosion as a result of the proposed development within the foothills of 
the Gabilan Range. In addition, grading within the foothill area and portions of the project site located 
above the 400 foot elevation contour would result in landform alterations that would potentially alter the 
existing drainage pattern on the project site. Impacts related to changes in the existing drainage pattern are 
discussed in greater detail below. Site preparation and construction activities would also disturb soil and 
increase its susceptibility to erosion.  Removal of soils by wind or water can undermine buildings, roads, 
and other developments, as well as contribute to siltation of local streams and water bodies.  Surface 
runoff from the proposed development could generate urban pollutants affecting water quality such as oil, 
grease, and trace metals from vehicles using parking areas and roadways.  In addition, fertilizers, 
pesticides, and herbicides released from the golf course, parks, and other landscaped areas could impact 
water quality.   
 
The project proposes to utilize BMPs to minimize the release of water pollutants into surface drainages 
and groundwater.  BMPs for the project may include the use of silt fencing, sediment traps, and other 
measures during construction, as well as long-term facilities, including surface and subsurface filtration 
systems.  The project would be required to conform to the measures set forth in the Specific Plan, as well 
as the NPDES permit.  The project would also be required to pay fees to the City to fund maintenance 
costs for onsite BMPs.  
 
Mitigation measures 4.6-4 to 4.6-6 contained in this EIR, which include adherence to the specific erosion 
control regulations in the Hillside Development Standards & Guidelines contained in Appendix C, in 
addition to requirements that the project applicant submit a Storm Water Pollution Prevention Plan 
(SWPPP) and associated erosion control measures, would minimize potential project-related impacts. The 
following mitigation measures are in addition to existing mitigation identified in Section 4.6 Geology, 
Soils, Mineral Resources (see mitigation measures 4.6-4 and 4.6-5). Implementation of the following 
mitigation measures would not result in any new impacts beyond those identified elsewhere in this EIR.  
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Impact Construction and operation of the project could impact water quality through 

substantial soil erosion during grading activities, loss of topsoil, and surface runoff 
from the proposed development.  This is a potentially significant impact that can be 
reduced to a less-than-significant level with implementation of the following mitigation 
measures. 

 
Mitigation 
 
4.8-1 In order to ensure that impacts are minimized to the greatest extent feasible, the project shall be 

designed to meet the BMP standards for operational phase storm water runoff and to maintain the 
onsite BMPs. The project shall implement BMPs to manage water quality by providing onsite 
runoff treatment in line with the onsite infiltration system. Prior to the issuance of any grading 
and/or building permit, the project applicant shall prepare a Construction Management Plan that 
identifies a designated construction supervisor responsible for the continued implementation of 
all construction BMPs throughout the duration of project construction. Moreover, the 
Construction Management Plan shall also identify BMPs to be implemented as part of the project 
and associated monitoring activities.  The Construction Management Plan shall be reviewed by 
the City of Soledad Public Works Director prior to the issuance of any permit.  

 
4.8-2 In order to prevent excess sediment buildup and ensure that all percolation basins are functioning 

in accordance with project-level plans, the project applicant and/or his/her successor in interest, 
shall be responsible for the long-term maintenance of all percolation basins and related private 
on-site drainage improvements and shall enter into a maintenance agreement with the City to 
provide for such. Bi-annually a basin maintenance report shall be submitted to the City of 
Soledad, subject to the review and approval of the Public Works Director, demonstrating that the 
basins have been properly maintained and cleaned in accordance with City standards. Prior to the 
issuance of any building and/or grading permit, the project applicant shall enter into a 
maintenance agreement with the City of Soledad.    

 
Surface Drainage /Flooding 

 
Development of the proposed project would result in substantial physical changes to the existing drainage 
conditions within the project area as a result of grading activities, the introduction of impervious surface 
areas, changes in site topography, and other site disturbing activities. The alteration of existing drainage 
patterns combined with the introduction of impervious surface areas has the potential to result in 
substantial soil erosion, in addition to flooding. Project-induced impacts related to increased soil erosion 
and sedimentation are addressed in Section 4.6 Geology, Soils, and Mineral Resources. Moreover, 
mitigation measures were incorporated in order to reduce the extent of potential project-related impacts 
related to increased soil erosion (see mitigation measures 4.6-4 – 4.6-6). Therefore, the following analysis 
focuses only on potential project-related impacts associated with drainage and associated flooding. For 
more information regarding project-related impacts associated with increased erosion and sedimentation, 
please refer to Section 4.6 Geology, Soils, and Mineral Resources.   
 
As identified above, implementation of the Miravale III Specific Plan would significantly increase 
impervious surfaces and stormwater runoff thereby resulting in potential impacts related to surface runoff 
and on- and off-site flooding. In order to ensure that project-induced impacts would not result in 
significant on- or off-site flooding, the proposed project would be required to provide adequate drainage 
facilities in order to accommodate a 100-year storm event. As currently proposed, however, the drainage 
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facilities are inadequately sized to accommodate projected stormwater flows associated with a 100-year 
storm event. This is considered a potentially significant impact. 
 
In order to accommodate projected stormwater flows, the project would need to provide retention 
facilities with an estimated storage volume of approximately 230 acre feet (RM Associates, Memorandum 
to City Public Works Director, dated October 27, 2006). As currently proposed, the project would provide 
storage facilities with an estimated volume of approximately 148 acre feet, which is considered 
inadequate to accommodate peak stormwater flows. Inadequately sized facilities could result in off-site 
flooding and associated impacts, such as property damage, disruption of public services, and similarly 
related impacts.  
 
As part of the SDMP conducted by RM Associates, several storm water models were developed to 
evaluate on-site conditions, in addition to off-site conditions on an individual project level, and 
cumulative level. The results of RM Associates’ analysis indicated that the preliminary design proposed 
as part of the Miravale III Specific Plan does not meet the design requirements delineated in the October 
2007 SDMP in regards to flood protection from a 100-year storm event. In addition to providing 
inadequately sized detention facilities, proposed piping in the major branches were not considered 
adequately sized to convey stormwater associated with a 100-year storm event. Accordingly, the proposed 
facilities are considered to be inconsistent with the requirements of the City’s adopted SDMP. The 
applicant’s engineer, however, has indicated that RM Associates’ analysis does not account for the 
percolation and disposal of stormwater via native soils. According to the review conducted by RM 
Associates, the project engineer’s design assumptions, however, are not supported by technical evidence 
and additional geotechnical testing would be necessary to support the project engineer’s assumptions. The 
final location, size, and design of the proposed drainage facilities and associated drainage infrastructure 
would also be required to be built in conformance with a design-level geotechnical evaluation consistent 
with the City’s standards as evidence of suitable percolation rates at the proposed drainage facilities (refer 
to Section 3.4 of the Storm Drain Master Plan for design requirements of detention basins).  
 
While the proposed project site is not located within a flood hazard area as delineated by FEMA, 
localized flooding has been known to occur within the project area and surrounding vicinity. 
Development of the proposed, which would result in substantial grading, changes in topography, and 
similarly related activities, has the potential to result in on- and off-site flooding due to changes in 
existing drainage patterns. In order to ensure that these impacts would be minimized to a less-than-
significant level, drainage infrastructure would need to be designed and built in accordance with the 
City’s standards as identified in the SDMP. As currently proposed, the preliminary design is considered 
inadequate and has the potential to result in additional impacts related to flooding. As a result, project-
specific mitigation is warranted in order to ensure that final-design level plans are consistent with adopted 
City standards. Implementation of the following mitigation measure is necessary in order to ensure that 
impacts would be reduced to a less-than-significant level. Implementation of the following mitigation 
measure would not result in any new impact beyond those identified elsewhere in this EIR.  
 
Impact Construction and operation of the project could potentially result in flooding 

impacts to off-site properties if adequately sized drainage facilities are not provided 
within the proposed development.  This is a potentially significant impact that can be 
reduced to a less-than-significant level with implementation of the following mitigation 
measures. 

 
Mitigation 
 
4.8-3 In order to ensure that project-induced impacts related to changes in the existing drainage patterns 

on the project site are minimized, the project applicant shall submit design-level improvement 
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plans for the project’s storm drainage collection and retention system. Final design-level plans 
shall be supported with appropriate soils and hydrologic data in accordance with City standards. 
All conveyance system and retention basins shall be sized and designed in accordance with 
applicable City design standards and shall be appropriately sized to accommodate stormwater 
runoff from a 100-year storm event. Prior to the recordation of any final map, the project 
applicant shall submit all design-level plans and supporting details to the City of Soledad Director 
of Public Works for review and approval. The VTM and Specific Plan shall be revised as 
necessary to reflect final locations of drainage facilities, subject to the review and approval of the 
City of Soledad.  

 
Groundwater Resources 

 
The proposed project would be provided municipal water from the City of Soledad. As identified in the 
WSA prepared for the proposed project, the City’s sole source of water is provided from groundwater 
resources within the Salinas Valley Groundwater Basin, which is divided into four subareas, including the 
East Side, Pressure, Forebay, and Upper Valley. As previously discussed, the Salinas Valley Groundwater 
Basin is currently in a state of overdraft and saltwater intrusion has been documented along the coastal 
portions of the Basin. The City withdraws groundwater from the unconfined shallow aquifer zone located 
in the Forebay subarea. Although overdraft conditions have been identified along the coastal portions of 
the Basin, overdraft conditions have not be documented within the Forebay subarea. As part of the City’s 
UWMP, anticipated demands associated with new developments, including the Miravale III project, were 
included as part of long-term groundwater projections, and it was determined that adequate groundwater 
resources are available to accommodate buildout as envisioned in the UWMP. Moreover, as discussed in 
greater detail in Section 4.14 Utilities, development of the proposed project would result in a net decrease 
in water usage as compared to historical water usage associated with existing agricultural activities. In 
addition, recycled water is an integral component of the proposed project and recycled water would be 
used to irrigate the golf course, in addition to front yards and other landscaped areas within the project 
area thereby reducing demands on groundwater resources. The proposed project is also located within 
Zone 2C of the Salinas Valley Water Project (SVWP), which is intended to minimize groundwater 
overdraft within the Salinas Basin, and would therefore benefit from improvements implemented as part 
of the SVWP. Finally, according to the 2005 UWMP and the City’s WSA for the proposed project, 
sufficient water exists to meet the anticipated demands generated by the proposed project. Projected water 
supplies are sufficient to meet the projected annual water demands of existing and previously approved 
uses and the proposed Miravale III project during normal, single dry and multiple dry years” (Water 
Supply Assessment and Written Verification of Supply) without impairing the City’s ability to meet 
existing and future demands. For a more detailed discussion regarding water supply please refer to 
Section 4.14 Utilities. The project would result in less-than-significant impacts associated with 
groundwater supplies. 
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4.9 LAND USE AND PLANNING 

Introduction 
The following section analyzes the project’s consistency with applicable land use plans including the 
Soledad General Plan and other relevant planning documents. The analysis presented in this section 
addresses the project in terms of the project’s consistency with applicable land use policies and 
regulations pertaining to the development of the project site.  In addition the analysis includes a review of 
the project’s compatibility and compliance with the LAFCO of Monterey County’s Sphere of Influence 
Policies and Criteria and Section 56668 of the Government Code. The following documents, herein 
incorporated by reference, were reviewed during the preparation of this section: 
 

• City of Soledad General Plan  
• City of Soledad General Plan EIR  
• Monterey County General Plan  
• California Department of Conservation Farmland Mapping and Monitoring Program, 1994-2000 
• City of Soledad Zoning Ordinance 
• Miravale III Specific Plan and Vesting Tentative Map  

 
Physical impacts resulting from the change in land uses (e.g., biological resources, transportation, public 
services, etc) are address in their respective sections in this EIR.  
  
Environmental Setting 

 
The 920-acre project site is located on the northern edge of the City of Soledad outside of the city limits 
within unincorporated lands of Monterey County. The project site contains approximately 610 acres of 
farmland currently under agricultural production. The remaining acreage is comprised of fallow lands, 
non-grazed grasslands, or occupied with agricultural accessory uses such as an equipment storage area 
and two existing residential units.  Within the Project Area approximately 107 acres are under Williamson 
Act contract, but are currently in non-renewal status with cancellation pending in 2016. 
 
The site is currently zoned by the County for farmland and permanent grazing uses. Land uses 
surrounding the proposed Project Area are varied.  Properties to the north and east are located within 
unincorporated Monterey County and largely comprise of grazing and fallow lands. Properties to the west 
are also located within Monterey County and are utilized as irrigated row crop land. Properties to the 
south are located within the City of Soledad and predominantly residential.  

 

Regulatory Environment 
 

Local Agency Formation Commission. The State Cortese-Knox Act, which was revised by the Cortese-
Knox-Hertzberg Local Government Reorganization Act of 2000 (AB 2838), grants the Local Agency 
Formation Commission (LAFCO) the power and duty to review proposals for changes of organization or 
reorganization, including adjustments and/or expansions to service district boundaries. Among the 
purposes of the LAFCO review are the organized and efficient extension of governmental services, 
protection of open space and prime agricultural lands, and consideration of adequate affordable housing. 
Moreover, as identified in Government Code Section 56375, LAFCO is required to “review and approve 
or disapprove, with or without amendment, wholly, partially, or conditionally, proposals for changes of 
organization or reorganization.” As identified in the General Plan EIR, a “change of organization” may 
include any of the following: 
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 A city incorporation 
 A district formation 
 An annexation to, or detachment from, a city or district 
 A disincorporation of a city 
 A district dissolution 
 A consolidation of cities or special districts 
 A merger or establishment of a subsidiary district 

 
Development of the proposed project would require that the project site, which is located within 
unincorporated portions of the County of Monterey, be annexed into the City of Soledad. As the basis for 
making decisions about organizational changes and annexations, LAFCO must adopt a sphere of 
influence for each local agency subject to LAFCO regulations. Soledad’s current sphere of influence is 
shown on Figure 4.9-1. The proposed project site is currently located outside of the City’s existing sphere 
of influence. Therefore, future development of the project site would require an amendment to the City’s 
sphere of influence to include the project site. Subsequently, the project area would be annexed into the 
City. Prior to amending a City’s Sphere of Influence, LAFCO must consider and prepare a written 
determination that adequately addresses the following:  
 

 The present and planned land uses in the area, including agricultural and open space lands; 
 The present and probable need for public facilities and services in the area; 
 The present capacity of public facilities and the adequacy of public services which the agency 

provides or is authorized to provide; 
 The existence of any social or economic communities of interest in the area if the commission 

determines they are relevant to the agency;  
 
In July 2006, as required by State law, the LAFCO of Monterey County prepared the Final Municipal 
Service Review for South/Central Monterey County, which includes the City of Soledad. The service 
review was prepared consistent with the requirements of Government Code Section 56430, which 
requires LAFCO to adopt a written statement of determination regarding a number of factors, including, 
but not limited to, infrastructure needs and deficiencies, population projections, and financing constraints 
and opportunities. This information has been incorporated into each respective section of this EIR. For 
more information please refer to Sections 4.11 Population and Housing, 4.12 Public Services, and 4.14 
Utilities.  
 
Monterey County General Plan.  The proposed Miravale III Specific Plan and Vesting Tentative Map 
are currently located entirely within the unincorporated areas of Monterey County. The Monterey County 
General Plan, which was adopted in 1982, governs land use within the unincorporated areas of Monterey 
County, including the project area. While the proposed project site is located within unincorporated 
Monterey County, the project area is identified within the unincorporated portions of the Soledad General 
Plan Study Area. As previously identified, the project site, subject to LAFCO review and approval, would 
be annexed into the City of Soledad. As such, upon annexation, development within the Specific Plan 
area would be subject to the policies contained within the Soledad General Plan and Miravale III Specific 
Plan, discussed in further detail below. Additionally, for more information regarding the project’s 
consistency with applicable LAFCO policies please see below. 
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According to the Monterey County General Plan, portions of the project site are designated as Farmland 
(F) and Permanent Grazing (PG). The Farmland designation is applied to parcels considered prime, of 
statewide importance, unique, or of local importance, as defined by the US Department of Agriculture. 
These areas are designated along the fertile floor of the Salinas Valley and generally surround the City of 
Soledad. The Permanent Grazing designation is applied to areas with less productive soils and greater 
slopes which may be less desirable for irrigated agriculture but may still support livestock grazing as a 
viable agricultural enterprise. Within the City’s Study Area, Permanent Grazing areas are located above 
the valley floor in the foothills of the Gabilan Range east of the City. See Figure 4.9-2 for a graphical 
representation of the Monterey County land use designations affecting the project site. The expansion of 
urban development would result in the permanent conversion of land designated Farmland to an urban 
use.  Impacts relating to agriculture are discussed in Section 4-2 Agricultural Resources. 
 
Central Salinas Valley Area Plan. The Central Salinas Valley Area Plan (CSVAP) is one of eight 
planning area components of the Monterey County General Plan.  The goals, objectives, and policies of 
the Area Plan focus on the local issues affecting land uses in the Central Salinas Valley while remaining 
consistent with the County General Plan. The CSVAP describes and designates various land uses within 
its planning area and identifies appropriate policies and standards which address local land use issues 
related to transportation and circulation, water supply, wastewater services, resource management, public 
services, and housing. Moreover, as identified in the CSVAP, the plan seeks to reconcile the demand for 
growth with the need to preserve and enhance the attractive qualities of the planning area for its residents 
and the need to ensure the long-term viability of the area’s natural resources. Upon annexation, the 
proposed project would be subject to the policies contained in the City of Soledad General Plan and the 
Miravale III Specific Plan.  
 
City of Soledad General Plan 
 
Pursuant to California Government Code Section 65300, each city is required to adopt a comprehensive 
General Plan to guide the physical development of the Community. The City of Soledad General Plan 
consists of goals, policies, and implementation plans for the physical development of the City. As 
identified in the General Plan, several areas adjacent to the City, including the project site, have been 
identified as future expansion areas. These areas are currently located in the unincorporated portions of 
Monterey County, but would be annexed into the City. Future development within these areas would be 
subject to the policies contained in the General Plan, including the preparation of a Specific Plan.  
 
According to the City of Soledad General Plan, the majority of the proposed project site is located within 
all or a portion of three expansion areas, including the Northwest, San Vicente West, and Mirassou 
expansion areas (See Figure 4.9-1). These areas, as envisioned by the City, are intended to be primarily 
residential in nature, but would also provide a range of land uses necessary to support a livable 
community. The City of Soledad General Plan objectives for the expansion area are as follows: 
 

 New residential projects should be designed to integrate with existing neighborhoods to 
ensure that they do not destroy the established character. Subdivisions in City expansion 
areas should be designed so that individual, separately developed projects work together to 
create true neighborhoods with a sense of identity, instead of disjointed or isolated enclaves. 

  
 Subdivision design should emphasize pedestrian connectivity within each project, and to 

adjacent neighborhoods, and nearby schools and parks.  All streets and walkways should be 
designed to provide safe and pleasant conditions for pedestrians. Streets within 
neighborhoods should be no wider than needed to accommodate parking and two low-speed  
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travel lanes.  Sidewalks should be separated from curbs by parkway strips of at least four feet 
in width; and the parkways should be planted with canopy street trees. 

 
 Specific plans should provide a range of residential housing types affordable to the widest 

range of income groups, consistent with the goals, policies and programs of the Housing 
Element of the General Plan. 

 
 Subdivisions should be designed to provide usable public open spaces in the form of parks, 

linear bicycle and pedestrian trails, squares, and greens, as appropriate. 
 
The Land Use Consistency Table presented in table 4.9-2 of this EIR provides an analysis of the project’s 
consistency with the applicable land use provisions of the City of Soledad General Plan.  
 
Environmental Impact Report on the Soledad General Plan. The General Plan EIR evaluated 
potential land use and planning impacts associated with the adoption and implementation of the Soledad 
General Plan, including future development within the project area.  This program-level EIR focused on 
general impacts associated with implementation of the General Plan, rather than project-specific impacts 
associated with individual development projects, such as the Miravale III project. Rather, the General 
Plan discussion predominantly focused on the plan’s consistency with LAFCO policies, the Monterey 
County General Plan and other County land use regulations, Monterey Bay Unified Air Pollution Control 
District regulations, and the Integrated Solid Waste Management Plan.  
 
City of Soledad Zoning Code 
 
 The project is located outside of the City of Soledad and will require a General Plan Amendment, 
Specific Plan, Zone Change (Pre-Zoning), Architectural Review, Sphere of Influence Amendment, 
Annexation, Tentative Subdivision Map, and Development Agreements to allow the proposed 
development.  The project includes zoning of the entire project site to Specific Plan.  The land uses 
proposed for the project site are classified in the Specific Plan by zoning type, including   Low Density 
Residential (LDR & LDR-H/M3-R-1), Village Residential (M3-VR), Village Commercial (VC), and 
Gateway Commercial (GC).  Development standards for residential and commercial land uses are 
provided in the Specific Plan.  For regulations not covered in the Specific Plan, the City of Soledad Title 
17 would apply.   
 
The proposed project would also be subject to Section 17.41 of the Municipal Code, the Inclusionary 
Housing Ordinance. The proposed project, as mitigated, meets the requirements of the Inclusionary 
Housing Ordinance. A more thorough evaluation of project compliance with this section of the Municipal 
Code is provided in Section 4.11 Population and Housing. 
 
City of Soledad Housing Element 
 
 The City of Soledad Housing Element is one of seven General Plan Elements mandated by California 
State Law. Housing element law, enacted in 1969, mandates that local governments adequately plan to 
meet the existing and projected housing needs of all economic segments of the community.  The law 
acknowledges that, in order for the private market to adequately address housing needs and demand, local 
governments must adopt land use plans and regulatory systems that provide opportunities for, and do not 
unduly constrain, housing development.  The programs presented in the Housing Element must reflect the 
commitment of the locality to address a range of housing needs, including those for affordable housing.  
The Housing Element is intended to provide citizens and public officials with an understanding of the 
housing needs in the community and set forth an integrated set of policies and programs to attain goals.  
The City of Soledad Housing Element is consistent with California Government Code Section 65581. 
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The Housing Element is most affected by development policies contained in the Land Use Element of the 
General Plan.  The Land Use Element establishes the location, type, intensity, and distribution of land 
uses throughout the city.  As such, the Land Use Element sets the upper limit of acreage that will be used 
for housing.  The standards set in the Land Use Element determine the density of residential development 
and sets the upper limit for housing units that can be built in the City.  The Land Use Element also 
addresses the development of other land uses such as industrial, commercial, and professional offices that 
create demand for housing in the City.  Finally, the Land Use Element identifies areas subject to flooding. 
 
According to the City of Soledad Housing Element, the types of housing and units that should be 
provided include: multi-family housing, affordable housing, units for large families, and single room 
occupancy units for migrant farm workers.  The City of Soledad’s holding capacity for residential units is 
6,600 to 8,600 units that could be constructed within the City’s General Plan area in accordance with the 
General Plan. Table 4.9-1 below (from the Specific Plan) shows the proposed housing types that would 
meet the General Plan objectives 
 

Table 4.9-1 
Residential Potential For Miravale III Specific Plan Area 

(Miravale III Project Site) 

Proposed Zone District Proposed 
Housing Type 

Residential 
Acreage 
(Acres) 

Average 
Density 

(Units/Acre) 

Potential 
Number of Units 

LDR (Low Density 
Residential)  
      Duplex/Small Lots 

Single-Family 
Residential 

~ 240.88 6.10 
 
 

~ 1,470 
 

~ 116 
(VR) Village Residential*  
 

Multi-family 
Residential & 
High Density 
Residential 

 
~ 146.88 

 
 

 
18.99** 

 

 
~ 2,614 

 

 TOTAL ~ 387.76  ~ 4,200 
*Assumes 500 Senior Housing Units 
**This assumes that parks, roads, and parking required for VR is included in the 17.91 du/ac 

 
City of Soledad Jobs/Housing Balance 
 
 The jobs/housing ratio represents the total number of jobs to residential units in a city or region. This 
number helps to identify the ability of the community to provide a balance of adequate employment and 
housing for its current and projected population. A lower jobs/housing ratio indicates fewer jobs for 
residents, and a high number indicates more jobs than housing.1 A jobs/housing ratio of between 1 and 1.5 
is generally considered balanced. Achieving a jobs/housing balance requires controlling the location, 
intensity, and nature of jobs and housing. Evaluation of the existing and future jobs/housing balance 
considers employment potential (existing and projected), housing demand, new housing production, and 
available transportation systems (particularly alternative transportation).  
 
There are currently 3,200 jobs in Soledad (including jobs in the prison) and about 3,192 dwelling units, 
for a jobs to housing ratio of about 1.0.2  A ratio of 1.0 means that there are about the same number of 
                                                           
1 Though useful as a planning tool, it should be noted that the concept of a jobs/housing balance is limited since it 
does not consider employment wage levels or housing costs.   
2 This information is based on the analysis contained in the City of Soledad’s General Plan and data from the 
California Department of Finance.   



  4.9 Land Use and Planning

DD&A 4.9-9 Miravale III Project 
October 2008  Draft Environmental Impact Report 

jobs as dwelling units, which would seem at first glance to be a positive sign.  However, a straight 
comparison of dwelling units and jobs ignores a number of important factors such as the presence of more 
than one wage-earner per household, the wage scale in relation to the cost of local housing, and whether 
or not the jobs are matched by the skill mix of the local workforce.  The prison accounts for jobs in 
Soledad, but the City does not generate property tax or sales tax revenues from the prison, as it would 
from private industry  
 
The Land Use Element of the City’s General Plan calls for phasing construction of residential 
development with development that will provide primary wage-earner jobs and adjustment of land use 
designations and new residential project approvals as needed to promote a reasonable balance between 
employment-generating land uses and housing.  This policy is intended to help maintain a jobs-housing 
balance and contribute to the overall fiscal health of the City. 
 
Miravale III Specific Plan 

According to California Government Code Section 65451, cities and counties are required to prepare a 
general plan which describes what the city or county (and its residents) desire for their community, both 
now and in the future.  General plans are required to address land use, circulation, housing, conservation, 
open space, noise, and safety.  Specific plans provide comprehensive guidelines for a more defined and 
localized area within a jurisdiction’s boundaries.  They offer more specific information and guidance than 
what is available in a general plan.  The Miravale III Specific Plan has been prepared consistent with the 
specific plan content and requirements identified in California Government Code Section 65451 and the 
criteria identified in Appendix B of the Soledad General Plan, which identifies standards for Specific 
Plans. 
 
The purpose of the Miravale Specific Plan is to implement the City of Soledad’s General Plan land use 
and development provisions pertaining to the project site. As previously identified above, the 920-acre 
project site comprises of all or part of three designated expansions areas, specifically the Northwest, San 
Vicente West, and Mirassou Expansion Areas. The Specific Plan is intended to serve as a comprehensive 
planning document for the project area that provides a cohesive vision for the buildout of the site.   
 
Section 2.0 of the Miravale III Specific Plan identifies goals and policies to ensure adequate and 
compatible land uses within the Plan area. In addition, Section 2.0 also establishes development 
standards, lighting and signage requirements, landscaping, parking lot and driveway standards, as well as 
residential fencing guidelines. Key Land Use goals are summarized below.  

 
 As indicated in Land Use Goal LU-1, a primary goal of the Specific Plan is to 

“develop an integrated and cohesive residential and recreation-oriented community 
centered around a signature golf course, parks, and hillside open spaces.” 

 
 Land Use Goal LU-2 states that the Specific Plan is intended to “provide a variety of 

housing types and densities within low, medium, and high density neighborhoods to 
serve a range of housing needs and income levels of the broader Soledad community 
and region.” 

 
 Land Use Goal LU-3 identifies that an objective of the Specific Plan is to “provide a 

range of land uses and facilities that meet the needs of Plan area residents and are 
economically beneficial to the City.” 
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 Land Use Goal LU-4 is intended to insure that adequate open space, parks and 
recreational facilities are provided in order to meet the needs of the Plan area 
residents that are centrally located and linked throughout the plan area. 

 
 Land Use Goal LU- 5 in intended to locate shopping, employment centers, recreation, 

and parks within walking distance from the homes that use these plan components. 
 

 Land Use Goal LU-6 promotes land uses that provide employment opportunities for 
residents for the immediate surrounding communities. 

 
 Land Use Goal LU-7 states that development within the project area should “provide 

public facilities, infrastructure and services commensurate with new development so 
as to adequately meet the needs of all development and future residents in the 
planning area in a manner that is financially self-supporting.” 

 
 Land Use Goal LU-8 is intended to encourage the development of “new, attractive 

residential neighborhoods that are in close proximity to parks, open spaces, schools, 
and neighborhood commercial.” 

 
 Land Use Goal LU-9 is intended to ensure that the Specific Plan “provide an 

integrated storm drainage and open space system that incorporates best management 
practices to adequately control storm flooding problems and protect water quality.” 

 
 Land Use Goal LU-10 is intended to protect the scenic vistas of the hills above 

Soledad through careful siting and design standards that minimize grading and 
visibility of new hillside development. 

 
In addition to establishing specific Land Use policies, the Miravale III Specific Plan also establishes land 
uses designations and corresponding zoning designations on the project site. More specifically, the 
proposed site consists of residential, commercial, public/institutional, and open space/parks land uses. 
These land uses are further classified according to zoning type, including Low Density Residential (LDR 
& LDR-H/M3-R-1), Village Residential (M3-VR), Village Commercial (VC), and Gateway Commercial 
(GC). Figure 4.9-3 provides a graphical representation of the proposed zoning designations. For more 
information regarding allowable uses, please refer to section 3.0 Project Description.  Development 
standards for each of the zoning designations are contained in Appendix H of this document.  
 
Relevant Project Characteristics 

The 920-acre Plan Area is located on the northern edge of the City of Soledad generally between San 
Vicente Road and Orchard Lane, and is surrounded by agricultural land to the north and west, an existing 
residential subdivision to the south, and undeveloped foothills of the Gabilan Mountain Range to the east. 
The project site is contiguous to existing development in Soledad. 
 
The Miravale III Specific Plan proposes to develop a predominantly residential and commercial 
development on a currently undeveloped site designated for future build-out by the City of Soledad 2005 
General Plan.  The proposed land uses include approximately 1,470 single-family residential units, 2,230 
multi-family residential units, 500 senior housing units, 120 hotel rooms, 250,000 square feet of retail 
commercial space and an 18-hole golf course. Conceptual plans include a variety of residential types, 
including apartments, townhouses, and attached homes on small and large lots. The project also proposes 
three school sites (2 elementary schools and 1 middle school), a fire and police substation, and 
approximately 255 acres of open space and recreation areas, including parks, playgrounds, a trail system, 



  4.9 Land Use and Planning

DD&A 4.9-11 Miravale III Project 
October 2008  Draft Environmental Impact Report 

and a public golf course. Additionally, project development also includes several amendments to the 
General Plan, they are summarized below.   
 
Proposed General Plan Amendments 

 
 Revision of General Plan land use diagrams to reflect Specific Plan’s proposed planning area 

boundary and land use designations—i.e., Figures II-4 (Northwest Expansion Area),  II-6 
(San Vicente West Specific Plan Area), II-7 (Mirassou Specific Plan area) and Figure II-9-
Land Use Diagram and Figure VI-1-Parks and Trails.  
 

 Revision of Figure V-2 , Circulation Diagram,  to reflect the circulation system proposed by 
the VTM/Specific Plan contingent upon demonstration that the proposed circulation achieves 
the same objectives—connectivity/service levels, etc.—as that shown by the Fig. V-2. 

 
 Revision of the land use descriptions and development potential tables for the affected 

Expansion Areas—Northwest Expansion Area (pp. II-11 –II-12), San Vicente West (p.II-16), 
and Mirassou Specific Plan area (p. II-18) to reflect the alternative land use concept of the 
proposed Specific Plan. Revisions may include deletion of the L-shaped block from the 
Mirassou Specific Plan Expansion area.   
 

 Modification of Table II-1, General Plan Development Potential, to allow an additional 1,050 
- 1,550 units—over and above the maximum development currently allowed (number of 
additional units varies depending upon the extent to which development is reduced in the NW 
Expansion area) 
 

 Modification of Land Use Policy L-45 to allow exceptions to the restriction on ridgeline 
development per the proposed Specific Plan/VTM. 
 

 Modification of Land Use Policy L-5 and Policy S-1 and S-23 to allow exceptions to the 
requirements that adequate public services, including schools, be provided concurrent with 
new development (or demonstration that the existing middle school and high school—with or 
without improvements—can accommodate the majority of students generated by the project.) 
 

 Modification of PR-33 to allow exception to the requirement that new development provide 
its fair share of public park and recreation opportunities (the minimum standard of 3.0 acres 
per 1000 residents is being met but this includes approximately 8 acres of trails and park 
connections; further, the General Plan goal is 5 acres of parkland for each 1,000 persons).   
 

 Amendment of Housing Element Program 4-2 to allow exception to requirement that new 
“development must be organized into functioning neighborhoods that contain very low, low 
and moderate-income housing that is fully integrated with market-rate single-family 
housing.”  Being “next to” as noted in Section 2.5 of the draft Specific Plan doesn’t meet the 
intent of the Housing Element to achieve “fully integrated” mixed income housing types and 
affordability. 
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Thresholds of Significance 
 
In accordance with CEQA Guidelines, a project impact would be considered significant if the project 
would: 
 
 physically divide an established community; 
 
 conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction over 

the project (including, but not limited to the general plan, specific plan, local coastal program, or 
zoning ordinance) adopted for the purpose of avoiding or mitigating an environmental effect; or 

 
 conflict with any applicable habitat conservation plan or natural community conservation plan. 
 
Impacts and Mitigation  
 

Physically Divide an Established Community 
 
No established residential or business communities exist within the project site.  The issue of division or 
disruption of the physical arrangement of an established community typically involves actions that would 
create physical barriers that would substantially separate portions of a built community, such as 
construction of a new freeway through an established neighborhood.  Construction of the proposed 
project would not divide or disrupt the physical arrangement of an established community, since there are 
no established residential neighborhoods or business districts located within the project site and the 
project is not located between any established communities.  There will be no impact and no mitigation 
measures are necessary. 
 

Conflict with Any Applicable Land Use Plan, Policy, or Regulation 
 
The project would result in potential land use impacts associated with increased traffic, air pollution 
emissions, noise, and visual changes.  These impacts are addressed within their respective sections of this 
EIR.  The following section addresses the conformance of the project with applicable land use policies 
and regulations, as well as policies and regulations intended to avoid or mitigated an adverse 
environmental impact.3 
 
Project development, which includes several General Plan amendments, as discussed above, is generally 
consistent with applicable land uses policies and regulations, as amended, pertaining to the development 
of the project site with the exception of several policies primarily relating to biological and aesthetic 
resources. The project would result in potential conflicts with adopted land uses policies and regulations 
that are intended to avoid and/or mitigate an adverse environmental impact. As identified in the City of 
Soledad General Plan EIR prepared by Crawford Multari & Clark Associates, several policies, including, 
but not limited to, Policy C/OS-7, C/OS-8, and C/OS-9, are intended to avoid and/or mitigate aesthetic, 
biological, geological, and agricultural impacts associated with buildout of the General Plan.  
 

                                                           
3 It is important to note that the General Plan EIR made the distinction between the General Plan’s consistency with 
other planning and regulatory requirements and potential environmental impacts. Moreover, “the fact that a 
comprehensive amendment of a city’s general plan might be inconsistent with goals, policies and programs currently 
set forth does not in itself constitute a significant impact (Baldwin v. City of Los Angeles (1999) 70 Cal. App 4th 
819,842-843).”  
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Pursuant to CEQA a significant environmental effect must involve an adverse change in the existing 
physical condition of the site. As proposed, project development would result in substantial changes in the 
physical environmental such that development has the potential to conflict with adopted policies intended 
to avoid and/or mitigate an environmental impact. For instance, project development would result in 
substantial changes in the physical conditions of the project site by allowing development to occur on 
and/or above the 400 foot elevation contour. As identified in Section 4.1 Aesthetics this is considered a 
significant unavoidable impact. Additionally, project development would also conflict with General Plan 
policies intended on avoiding and/or mitigating biological impacts. As indicated in Section 4.4 Biological 
Resources, project development would result in significant and unavoidable impacts to a variety of 
special-status wildlife species that cannot be mitigated to a less-than-significant level. As previously 
indicated, project development would result in substantial changes to the physical conditions of the 
project site that were previously restricted to avoid and/or mitigated aesthetic, biological, geological, and 
agricultural impacts. Although mitigation measures have been identified in previous sections of this EIR, 
project-related impacts cannot be mitigated to a less-than-significant level. See Table 4.9-2 for more 
information regarding the project’s consistency with applicable General Plan policies and regulations 
pertaining to the development of the project site.  
 
Impact Since the proposed project would conflict with several policies intended to avoid 

and/or mitigate environmental impacts and these impacts cannot be mitigated to a 
less-than-significant level, this impact is considered significant and unavoidable. 
Mitigation measures have been identified in this EIR to reduce the extent of project-
induced impacts, but these impacts cannot be minimized to a less-than-significant 
level. This represents a significant and unavoidable impact.  

 
The following discussion examines the proposed project’s consistency with adopted planning documents 
and its conformance with land use plans, policies, or regulations. Relevant land use documents, including 
the City of Soledad General Plan, General Plan EIR, Zoning Code, and Housing Element were reviewed 
to address the project’s consistency with the land use policies and regulations discussed below.  
 
Compatibility with LAFCO Policies 
 
As previously identified above, the proposed Miravale III project site is located within unincorporated 
Monterey County. The project site, which is located adjacent to existing residential development within 
the City of Soledad, is identified in the General Plan as a future expansion area. Consistent with 
Government Code Section 65859, the site was “pre-zoned” to indicate the City’s intention to annex the 
project site. In order to accommodate development of the proposed project, the City’s existing Sphere of 
Influence would need to be amended to include the project site; subsequently the project site would need 
to be annexed into the City. The City, as required by LAFCO, will request approval to amend the City’s 
Sphere of Influence, as well as, the annexation of the project site. As discussed in Section 4.12 Public 
Services and 4.14 Utilities and Service Systems, adequate public services are available to accommodate 
project development. Accordingly, the proposed sphere amendment and annexation will not result in any 
new or more significant impacts than already analyzed in this EIR. As identified in Appendix I, 
development of the proposed project would be compatible with applicable LAFCO of Monterey County 
policies, including the “factors to be considered in review of proposal” for LAFCO, the adopted LAFCO 
of Monterey County’s “Sphere of Influence Policies and Criteria,” and the draft Sphere of Influence 
policies currently under consideration.  
 
Consistency with City of Soledad General Plan 
 
As previously identified, the proposed project includes several General Plan amendments in order to 
ensure that project development would be consistent with the City’s General Plan. The General Plan 
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amendments include revisions to several land use and circulation diagrams, land use descriptions of the 
expansion areas, modification of various tables to demonstrate increased project density, policy 
modifications/revisions, and amendments to the housing element. Although project approval, including 
the adoption of the identified General Plan amendments would ensure project consistency with a number 
of General Plan provisions, development of the project would still conflict with several General Plan 
policies. Table 4.9-2 summarizes the project consistency with applicable City of Soledad land use 
policies. As identified above, this is considered a significant impact.  
 
 
Consistency with City of Soledad Zoning Code 
 
A primary function of the Specific Plan is to establish the zoning districts and development standards by 
which development within the Plan Area would be regulated.  To accomplish this, zoning districts 
consistent with Soledad Municipal Code Title 17 have been utilized.  The zoning districts used within the 
Plan Area are prefaced with M3, to indicate their specificity with the Miravale III Specific Plan.  The 
Specific Plan’s zoning districts are regulated by the design guidelines and development standards 
contained in the Land Use Section of the Specific Plan.  The design guidelines and standards established 
within the Plan have been adopted by ordinance and provide development regulations that control the 
subdivision and improvement of land within the Plan Area.  The zoning designations identified in the 
Specific Plan are intended to supplement the existing Zoning Code. However, when the proposed zoning 
conflict with existing city zoning standards, the standards identified in the Specific Plan will supersede in 
order to implement the proposed land use designations. 
 
Consistency with City of Soledad Jobs/Housing Balance Goals 
 
Evaluation of the existing and future jobs/housing balance considers employment potential (existing and 
projected), housing demand, new housing production, and available transportation systems. New 
residential development will be phased so that the number of new units constructed annually is consistent 
with the jobs-housing balance provision of the City’s General Plan.   
 
The Specific Plan provides a balance of jobs and housing that is consistent with the Housing Element.  
The Specific Plan includes an industrial, office, and commercial component, which is expected to 
generate approximately 550 jobs.  The housing component of the Specific Plan includes the development 
of 4,200 dwelling units.  This equates to a jobs to housing ratio of approximately .13 new jobs for each 
new home within the Plan area.  The City of Soledad anticipates as many as 22,000 jobs and about 14,000 
total dwelling units at buildout of the General Plan, which includes the Miravale III site.  Should this 
development potential be realized, the City’s ratio of jobs to dwelling units would be about 1.57, or 
considerably more jobs than dwelling units. The proposed project has substantially larger residential 
portion compared to employment generating commercial portion.  The ultimate development of the City 
as envisioned under the General Plan, including development of the proposed project, would provide for a 
favorable jobs/housing balance.  
 
Consistency with City of Soledad Housing Element 
 
Development of the proposed project, as mitigated, would be consistent with the City of Soledad Housing 
Element. The Specific Plan provides for a mix of housing types, densities, and lot sizes that are consistent 
with goals of the Housing Element. In order to ensure consistency with the City of Soledad Housing 
Element, project-specific mitigation measures were identified in Section 4.11 Population and Housing. 
Mitigation was identified by the City of Soledad as necessary to ensure that affordable housing units are 
integrated into future development within the project site. For a more detailed discussion please refer to 
Section 4.11 Population and Housing.  
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Consistency with City Facility Planning Documents 

 
As part of long-range planning, the City has undertaken the preparation of several long-term facility 
plans, including, but not limited to, the Long-Term Wastewater Management Plan, Stormwater 
Management Plan, Urban Water Management Plan, and the Water Master Plan. These plans have been 
prepared in order to ensure that the City has adequate services to accommodate development as 
envisioned under the 2005 Soledad General Plan. In order to ensure consistency with these documents the 
City of Soledad Director of Public Works has identified that the following mitigation is necessary.  
 
Impact As proposed, the Miravale III Specific Plan has the potential to conflict with 

adopted planning documents pertaining to public services. This would represent a 
potentially significant impact that can be reduced to a less-than-significant level with 
implementation of the following mitigation measure. 

 
Mitigation 
 
4.9-1 In order to maintain project consistency with adopted City-wide facility planning documents, the 

project applicant/developer shall revise Section 5.0 of the Specific Plan to incorporate revisions 
identified by the City of Soledad Director of Public Works, prior to project approval. The 
following policy revisions have been identified as necessary. Revisions are underlined.  

 
Revise Wastewater Policy 2 to read as follows, “Design and construct the wastewater treatment 
system for Miravale III in accordance with applicable requirements of the Soledad Urban Water 
Management Plan, Long-Term Wastewater Management Plan, and the Recycle Water Service 
Ordinance No. 645.  

 
Revise Water Policy 1 to read as follows, “Design and construct the water supply and distribution 
system for Miravale III that expands upon and is integrated with the City’s water distribution 
system and which meets the needs of future project developments of the Specific Plan area 
consistent with the Urban Water Management Plan and the City’s 2005 Water Master Plan.” 

 
Revise Stormwater Policy 5 to read as follows, “Design and construct a stormwater collection and 
retention system that adequate retains peak storm flows onsite, avoids aggravating or causing 
offsite downstream from the project site, and ensures separation of stormwater drainage from 
Recycled water generated within the Plan area and that is consistent with the 2007 Stormwater 
Management Plan, Stormwater Master Plan, and Ordinance No. 617” 
 
Add a new policy to the Section 5.2.2 Law Enforcement and Fire Protection/Medical Services. 
The new policy shall read as follows:  
 
“9. Police and fire services will be maintained with funding from a public safety benefit 
assessment district or similar district.”  

 
Conflict With Any Applicable Habitat or Natural Community Conservation Plan  

 
There are no habitat or natural community conservation plans that apply to the project site.  Therefore, the 
project would not conflict with any applicable Habitat or Natural Community Conservation Plans.  An 
expanded discussion of this issue is provided in Section 4.4, Biological Resources. The project would 
not adversely impact any habitat or natural community conservation plans. 
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Table 4.9-2 

Project Consistency with Relevant City of Soledad General Plan Land Use Policies 
Policy 
Number Policy Summary Applicable Specific 

Plan Policy Number Consistency 

GENERAL PLAN 
Land Use  
L-2 Further annexations to the City may occur when a) a substantial 

portion of the development capacity within the existing city 
limits has been developed, b) a substantial public benefit can be 
realized through the annexation, such as the provision of public 
open space, additional parkland, or the protection of scenic 
vistas, or natural resources, or c) a special type of use is proposed 
that cannot be practically accommodated in the existing city 
limits, and d) the project can be found to provide a financial 
benefit to the City or to be fiscally neutral. The Planning 
Commission shall review the merits of a request for annexation 
based on these criteria, and make a recommendation to the City 
Council. 
 

 The General Plan anticipated future growth in the Miravale III 
plan area (Mirassou plan area, Northwest and San Vicente 
West Plan Expansion Areas).  The Plan is providing the City 
with affordable housing, a golf course, parks, schools, police 
and fire sites, and trails. The fiscal impact on the City will be 
reviewed as part of the City Council consideration of the 
project. The Planning Commission (PC) shall review the merits 
of a request for annexation based on these criteria, and make a 
recommendation to the City Council to determine consistency. 
Mitigation measures under the Cumulative and Population and 
Housing Sections of this EIR also incorporate this policy.   
With PC determination on above, the project is consistent 
with this provision.   

L-3 A specific plan shall be required for all annexations and 
development of properties designated Expansion Area.  Specific 
plans shall be prepared in accordance with the standards 
provided in Appendix B. 

 The City will review the Miravale III Specific Plan to ensure 
compliance with policy and that the Specific Plan has been 
prepared in accordance with the standards provided in 
Appendix B of the Soledad General Plan.  The project is 
consistent with this provision.   

L-4 The City shall promote patterns of development that allow for 
the efficient and timely extension of infrastructure and services. 

 Public services will be provided as described in Section 5 of 
the Specific Plan and in the Public Services and Utilities 
section of this EIR.  The project is consistent with this 
provision.   

L-5 New development shall not be allowed unless adequate public 
services are available to serve such new development, or that can 
be provided at the time of development. 

 Project consistent. Development of the proposed project 
would be required to provide adequate public services in order 
to accommodate project development. As identified in Section 
4.12 Public Services, the proposed project, as mitigated, 
would provide sufficient services to meet project demands.  

L-6 New development shall pay its fair share of providing additional 
public services needed to accommodate such development.  

 Project consistent. As identified in Section 4.12 Public 
Services and Section 4.14 Utilities, development of the 
proposed project would be required to submit payment of its 
fair share of public services needed to accommodate project 
development. Moreover, the developer will prepare a 
Development Agreement and Plan for Services.   

L-7 Master plans for sewer, water, roads, drainage and other public 
improvements shall be required for new development on large 
undeveloped parcels and may be included in the specific plan 
required by policy L-3, and as determined by the City. 
 

 Section 5.0 of the Specific Plan provides conceptual public 
utility plans.  Section 4.0 provides a conceptual circulation 
plan.  Final plans will be submitted upon completion of the 
vesting tentative map. The project is consistent with this 
provision.   
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Table 4.9-2 
Project Consistency with Relevant City of Soledad General Plan Land Use Policies 

Policy 
Number Policy Summary Applicable Specific 

Plan Policy Number Consistency 

L-8 The City shall permit only low-intensity land uses in areas where 
natural conditions such as floodplains and steep hillsides are 
likely to pose a threat to public safety or produce excessive 
maintenance costs.  

 The Specific Plan proposes Low Density Residential in hillside 
locations, subject to the Hillside Development Standards found 
in Appendix A of the Specific Plan.  The project is consistent 
with this provision.   

Land Use - Jobs/Housing Balance 
L-10 The City shall monitor development and adjust land use 

designations and new residential project approvals as needed to 
promote a reasonable balance between employment-generating 
land uses and housing. 

 The proposed project will provide 4,200 residential units and 
550 jobs as part of project development.  This equates to a jobs 
housing ratio of .13 new jobs for each new home within the 
plan area, considered a reasonable balance for the proposed 
project considering development potential associated with 
General Plan buildout.   The project is consistent with this 
provision.   

L-11 The City shall encourage large residential development projects 
to be phased or timed with development that will provide 
primary wage-earner jobs. 

 Miravale III proposes commercial and office job opportunities 
in Phases 1 and 2, as well as new schools, police and fire 
facilities in phases 1-4 to provide sources of employment 
within the project area.  The project is consistent with this 
provision.   

Land Use - Residential Development 
L-13 The City shall require that residential projects be designed to 

reflect and consider the relationship of the project to surrounding 
uses.  Residential densities and lot patterns will be determined by 
these and other factors.  As a result, the maximum density 
specified by the General Plan land use designations or zoning for 
a given parcel of land may not be realized. 

 The project Specific Plan proposes a maximum 4,200 units   
within the Plan Area including a number of PUD areas that 
have not been fully designed.  Residential siting and design of 
the residential portion of the project reflect awareness of 
surrounding land uses as residential and non residential uses 
abut similar uses in the surrounding project vicinity.  The 
project is consistent with this provision.   

L-14 The maximum allowable residential density for new residential 
subdivisions or development projects shall be computed based on 
the gross area of the lot before dedications for highway setbacks, 
parks, streets, or other requirements. 

 The maximum residential density for the proposed project is 30 
units per acre.  Dedications for parks, streets, etc. have been 
considered and are part of the proposed project. Moreover, 
additional project-specific mitigation measures have been 
identified to ensure that adequate facilities are provided as part 
of project development. The project, as mitigated, is 
consistent with this provision.   

L-15 The City shall require new subdivided lots to be adequate in size 
and shape for the range of primary and accessory uses designated 
for the area. 

 The proposed project provides lots of varying size and shape 
for the range of primary and accessory uses per new  zoning 
designations as provided in the Specific Plan and Zoning Code.  
The project is consistent with this provision.   

L-16 The pace of new residential development should be such that 
new residents can be absorbed into the fabric of the town and 
existing residents are not overwhelmed by newcomers.  This can 
be accomplished in part by requiring phasing of larger residential 
projects and by ensuring that adequate infrastructure and public 

 The project will be constructed in 4 phases and includes a Plan 
for Services. As identified elsewhere in this EIR, mitigation 
measures have been adopted to ensure project development 
provides adequate public services in accordance with City 
requirements. In addition, General Plan policies, as well as, 
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Table 4.9-2 
Project Consistency with Relevant City of Soledad General Plan Land Use Policies 

Policy 
Number Policy Summary Applicable Specific 

Plan Policy Number Consistency 

improvements are in place concurrently, or in advance of new 
development. 

policies identified in the Specific Plan, ensure that adequate 
facilities will be in place concurrently with project 
development. The project, as mitigated, is consistent with 
this provision.   

L-17 Major new residential development is appropriate in the areas on 
the east and north sides of the developed portions of the City.  

 The Miravale III Specific Plan area lies north of the developed 
portions of the City in an area planned for expansion.  The 
project is consistent with this provision.   

L-19 In general, higher densities of residential development shall be 
located in areas served by the widest range of urban services, and 
shall be preferred along collector and arterial streets, within 
walking distance of schools, city parks and transit stops. 

 The Plan provides 6 Village Residential neighborhoods.  
Villages 1, 2, 4, and 5 are within a ¼ mile walking distance to 
schools, commercial uses, parks, and transit.  Village 3 is 
adjacent to commercial, transit, and parks. The sixth village 
(Village 6) is within walking distance to open space, parks, and 
transit.  All villages are located adjacent to collector roads.  
The project, as mitigated, is consistent with this provision.   

L-20 The approval of new residential subdivisions shall incorporate 
provisions to ensure that an appropriate amount of new multi-
family development is constructed concurrently, or in advance 
of, new single family residences. 

 Multi-family development is planned in Phases 1-4.  The 
development agreement will provide policies that require the 
multi-family development be constructed concurrently, or in 
advance of, new single family residences.  The project, as 
mitigated, is consistent with this provision.   

Land Use - Commercial Development 
L-21 New commercial development shall be encouraged in Soledad 

near the freeway interchanges with Highway 101.  Limited new 
neighborhood commercial development will be allowed within 
areas designated Expansion Area, and/or at specified nodes to 
provide for the everyday needs of the surrounding residential 
neighborhoods. 

 The two commercial centers are sited in the southwest corner 
of the project site, nearest San Vicente road and the highway 
101 freeway interchange. In addition, limited neighborhood 
serving commercial designations are also included as part of 
the Specific Plan, which is located within a designated 
expansion area.   The project is consistent with this 
provision.   

L-23 In general, new retail commercial development should provide a 
wider range of shopping opportunities for the community. 

 Two commercial centers; the Gateway Commercial Center, 
and the Village Commercial Center are planned to contain a 
variety of shopping opportunities for the community.  The 
project is consistent with this provision.   

L-24 New commercial development shall be designed to encourage 
safe and efficient pedestrian circulation within and between 
commercial sites and nearby residential neighborhoods. 

 The two commercial sites within the Plan Area contain 
pedestrian designated walkways through parking lots, wider 
sidewalks around the building and parcel perimeters, and 
pedestrian connections to adjacent residential neighborhoods.  
The project is consistent with this provision.   

L-25 New commercial development shall be designed to minimize the 
visibility of parking areas from public roadways. 

Section 2.16 – 
Guideline 1 

Design level drawings are not available at this stage. Parking 
lots visible from public streets should be adequately screened 
from vehicle view through one or more of the following:  
rolling earth berms, low screen walls, landscaping, changes in 
elevation, or combinations of above. In addition, mitigation 
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Table 4.9-2 
Project Consistency with Relevant City of Soledad General Plan Land Use Policies 

Policy 
Number Policy Summary Applicable Specific 

Plan Policy Number Consistency 

measures have been incorporated into this EIR to ensure that 
aesthetic/visual impacts are reduced to the maximum extent 
feasible. The future project design must comply with this 
provision.   

L-26 The visitor-serving sector of the local economy shall be 
maintained and expanded.  New motels/hotels shall especially be 
encouraged in areas within walking distance of the downtown. 
Visitors to the nearby Pinnacles National Monument offers 
another potential market for visitor-serving land uses. 

 The project includes an opportunity site for future hotel 
adjacent to the golf course to expand the visitor-serving sector 
of the City’s economy.  The project is consistent with this 
provision.   

Land Use - Public-Quasi-Public/Office Development 
L-32 The City shall designate adequate, appropriately located land for 

the development of City and County facilities and offices, 
schools, medical facilities, water facilities, and public safety 
facilities. 

 Project consistent. The proposed project, as mitigated, will 
provide adequate public facilities, including parks, open space, 
schools, and a police and fire station.  
 

L-34 When considering plans for large-scale development, the City 
shall designate adequate, appropriately-located land for the 
development of quasi-public land uses, such as, hospitals, 
churches, private schools, cemeteries, and utility uses. 

 The Plan Area provides a church opportunity site as well as 
areas for infrastructure/utilities on site.  The project is 
consistent with this provision.   

L-35 The City shall promote the clustering of public and quasi-public 
uses such as schools and parks, libraries, child care facilities, and 
community activity centers.  Joint use of public facilities shall be 
promoted, and agreements for sharing costs and operational 
responsibilities among public service providers shall be 
encouraged. 

 Joint use of the three public schools and adjacent parks is 
intended to be implemented in the development agreement. 
Policies have been incorporated into the Specific Plan to 
promote the joint use of public facilities.  The project is 
consistent with this provision.   

L-36 The City shall encourage efforts to locate adequate emergency 
services and other types of health care facilities in Soledad to 
meet the present and future needs of its residents. 

 The plan provides a potential site for a joint police/fire station.  
The project is consistent with this provision.   

Land Use-  Expansion Areas/Specific Plan Areas 
L-42 The City shall use Community Design Guidelines as a decision-

making tool to ensure that new development incorporates the 
qualities and character desired by Soledad residents. 

 Design Guidelines have been provided for each urban land use 
within the Miravale III Specific Plan. The project is 
consistent with this provision.   

L-43 Specific plans prepared for major expansion areas shall 
incorporate the standards described in Appendix B – Standards 
for Specific Plans. In general: 
a. New residential projects should be designed to integrate with 

existing neighborhoods to ensure that they do not destroy the 
established character. Subdivisions in City expansion areas 
should be designed so that individual, separately developed 
projects work together to create true neighborhoods with a 
sense of identity, instead of disjointed or isolated enclaves.  

b.  Subdivision design should emphasize pedestrian connectivity 

 a.  Similar residential product types along the southern portion   
of the Plan Area and the extension of West Street and San 
Vicente Road creates neighborhoods that are integrated and 
linked with existing residential development 
b. Pedestrian connectivity has been emphasized with the 
provision of 65 pedestrian park connections and neighborhood 
connections (refer to section 4.2.7 of the Specific Plan).  Local 
streets have been designed per City direction.  Sidewalks are 
separated from curbs by landscaped parkway strips in all 
instances except for Hillside Roads which do not require a 
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within each project, and to adjacent neighborhoods, and 
nearby schools and parks.  All streets and walkways should 
be designed to provide safe and pleasant conditions for 
pedestrians.  Streets within neighborhoods should be no 
wider than needed to accommodate parking and two low-
speed travel lanes.  Sidewalks should be separated from 
curbs by parkway strips of at least four feet in width; and the 
parkways should be planted with canopy street trees. 

c.  Specific plans should provide a range of residential housing 
types affordable to the widest range of income groups, 
consistent with the goals, policies and programs of the 
Housing Element of the General Plan. 

d.  Subdivisions should be designed to provide usable public 
open spaces in the form of parks, linear bicycle and pedestrian 
trails, squares, and greens, as appropriate. 

parkway strip. 
c.  A variety of housing types are planned including single 
family detached, attached duplex, townhouses, and for rent 
apartments.  The provision of affordable housing is consistent 
with the Housing Element of the City’s General Plan. 
d.  Development of the proposed project entails the provision 
of public open space, parklands, and a semi-private golf 
course. In addition, mitigation measures have been identified in 
order to ensure the proposed project provides adequate public 
facilities to meet project generated demands.  The project, as 
mitigated,  is consistent with this provision.   
 
 

L-44 The City shall require that all new development be designed to 
complement the scale and character of existing development.  
Views of the surrounding hills and mountains shall be preserved 
through such means as design review, sign control, 
undergrounding of utilities, grading and tree removal standards. 

 Project inconsistent. Development of the proposed project, 
while physically transforming a previously undeveloped 
project site into a new development, would complement the 
existing residential character of Soledad. As identified in 
Section 4.1 Aesthetics, development of the proposed project 
would result in a significant unavoidable impact to a scenic 
vista. Although measures are incorporated to insure that these 
impacts would be minimized to the extent feasible, project 
development would substantially alter the existing visual 
character of the Hillside portion of the project site. Existing 
views of the project site as perceived from adjacent uses would 
consistent predominately of new urban features, such as roads, 
structures, and other factors. The proposed project, which 
includes several General Plan amendments pertaining to 
development within the Hillside would still degrade the 
existing character of the surrounding hills and mountains. 
Although these amendments would revise a number of policies 
prohibiting development above the 400’ elevation contour, 
project impacts would still substantially alter the existing 
character of these resources.  

L-45 The City shall require all new development to be planned and 
designed in a manner which employs design, construction and 
maintenance techniques that: 
a. Avoids locating structures along ridgelines and steep slopes. 
b. Incorporates design and screening measures to minimize the 

visibility of structures and graded areas. 
c. Maintains the character and visual quality of the area. 

 Project inconsistent. As previously identified in Section 4.1 
Aesthetics, project development would substantially alter the 
existing visual character of the project site such that project 
impacts would be significant and unavoidable. Moreover, 
project development, including development above the 400’ 
elevation contour, would also result in a significant 
unavoidable impact to a scenic vista. Although the proposed 
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project includes several amendments to the General Plan to 
address potential inconsistencies with development within the 
Hillside portion of the site, project development would 
nevertheless conflict with the provisions of this policy as these 
impacts were identified as significant and unavoidable.  

L-46 New development on hillsides shall employ design, construction 
and maintenance techniques that: 
a. Ensure that development near or on portions of hillsides do 

not cause or worsen natural hazards such as erosion, 
sedimentation, or fire hazards. 

b. Minimize risk to life and property from slope failure, 
landslides and flooding. 

c. Include erosion and sediment control measures including 
temporary vegetation sufficient to stabilize disturbed areas. 

d. Maintain the character and visual quality of the hillside. 

4.1.2.12 Project inconsistent. Although the proposed Specific Plan 
contains numerous policies and guidelines to minimize erosion 
and potential geological hazards within the Hillside portion of 
the project site, development within the project area would 
result in a significant and unavoidable impact to the existing 
visual quality. As a result, the proposed project is considered 
inconsistent with this policy. 

L-47 The City may, where appropriate, require new development to 
provide pedestrian amenities along public sidewalks, such as 
seating and ‘pocket parks’. 

 Public amenities such as benches will be provided around 
commercial centers and parks.  Pocket parks may be included 
in the ultimate design of the Village Residential areas. The 
project is consistent with this provision.   

L-49 The form, scale and character of new residential development 
shall emulate the best characteristics of the existing residential 
neighborhoods, such as single and two-story dwellings with 
adequate off-street parking, landscaped front yards with trees, 
and sidewalks. 

 Figure 2-6 of the Specific Plan summarizes the number of 
floors for each product type.  Local residential streets are 
required to provide street trees separated by a 5’ wide planting 
strip.  Single family units are also required to provide adequate 
off street parking and landscaped front yards.  The project is 
consistent with this provision.   

L-50 Multi-family development shall include usable open space for 
each dwelling and shall be designed to be integrated with the 
surrounding neighborhood. 

 Project consistent. Multi-family development is proposed 
within six areas designated as Village Residential. Currently, 
no formal plans have been submitted for development within 
these areas. Mitigation measures have been incorporated to 
ensure that adequate open space and improved parkland are 
provided within the Village Residential areas consistent with 
the intent of this policy. Moreover, individual applications for 
multi-family development within the Miravale III Specific Plan 
area would be required to adhere to the requirements of this 
policy.  

L-51 All exterior lighting in new development shall be located and 
designed so as to avoid shining directly onto nearby residential 
properties, and shall minimize offsite glare.  Proponents of 
commercial or industrial projects on property adjacent to 
residential areas shall submit a lighting plan to the City for 
review and approval; said plan shall incorporate features such as 

 City shall review lighting plan prior to approval of commercial 
projects.  Design guidelines and mitigations have also 
addressed light glare issues.  The project, as mitigated, is 
consistent with this provision.   
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low level, downward-directed exterior lights to achieve the intent 
of this policy. 

L-52 Historically or architecturally significant buildings shall not be 
demolished or substantially changed in outward appearance in a 
way that diminishes the historical character, unless doing so is 
necessary to remove a threat to health and safety and other means 
to avoid the threat are infeasible. 

 Project consistent. As identified in Section 4.5 Cultural 
Resources, the project applicant will be required to relocate 
the historically significant Lorentzen house in order to ensure 
project impacts are less-than-significant. Moreover, the 
relocation of this building would not diminish the historical 
character of the house.  

Housing 
H-1 The City of Soledad shall promote the expansion of its LAFCO 

Sphere of Influence and annexation of additional land consistent 
with its General Plan Land Use Element to accommodate long-
term demand for residential development.  

 The project site includes portions of the San Vicente West, 
Mirrasou, and Northwest Expansion Areas.  These expansion 
areas combine for residential capacity of 9,012 units on 1,488 
acres.  The project is consistent with this provision.   
 

H-3 The City of Soledad shall require new residential areas to contain 
a mix of housing types targeted to very low, low, moderate, and 
above moderate households in approximately the proportion that 
each of these income categories represent in the AMBAG Fair 
Share Housing Allocation. 

 Approximately 340 very low, 318 low, 569 moderate, and 
1,047 workforce housing units are proposed within the Plan 
Area.  The City Council (CC) shall review the merits of a 
development agreement (DA) which will demonstrate project’s 
consistency with the city’s affordable housing requirements per 
the housing element and inclusionary housing ordinance, 
Mitigation measures under the Population and Housing 
Sections of this EIR also incorporate this policy.  With PC 
determination on above, the project is consistent with this 
provision.   

Housing – Removal of Development Constraints 
H-9 The City of Soledad shall ensure that city site improvement 

standards, development review procedures, and development 
fees do not unreasonably constrain the development, 
conservation, and rehabilitation of housing.  

 Housing development shall comply with the Specific Plan and 
all applicable housing policies and will not unreasonably 
constrain the development, conservation, and rehabilitation of 
housing.   The project is consistent with this provision.   

H-10 The City of Soledad shall ensure the availability of adequate 
public facilities for the expected housing need of the city. 

 The developer will prepare a Development Agreement and 
Plan for Services. As identified elsewhere in this EIR, the 
proposed project, as mitigated, would be adequately served by 
public facilities. The project, as mitigated,  is consistent with 
this provision.   

Housing – Energy Conservation 
H-11 The City of Soledad shall support and initiate, where feasible, 

public and private energy conservation programs which will 
reduce the energy needs of housing in Soledad and so increase 
housing affordability.  

5.1.4.10 The Specific Plan contains goals to maximize energy 
conservation. In addition, mitigation measures have been 
incorporated into this EIR to promote the use of solar energy 
devise and encourage solar orientation of residential and 
buildings building to reduce the use of fossil fuels.  The 
project, as mitigated, is consistent with this provision.   



  4.9 Land Use and Planning 

DD&A 4.9-24 Miravale Phase III Project 
October 2008   Draft Environmental Impact Report 

Table 4.9-2 
Project Consistency with Relevant City of Soledad General Plan Land Use Policies 

Policy 
Number Policy Summary Applicable Specific 

Plan Policy Number Consistency 

Circulation – Traffic Management 
C-1 Level of Service "D" or better shall generally be maintained on 

all streets and intersections. Lower levels of service may be 
accepted during peak times or as a temporary condition, if 
improvements to address the problem are programmed to be 
developed.  To identify potential impacts of new development on 
traffic service levels, the City shall require the preparation of 
traffic impact analyses generally at the sole expense of the 
developer for developments determined to be large enough to 
have potentially significant traffic impacts. 

 According to Hexagon’s 2006 Traffic Impact Analysis Report, 
a Level of Service “D” or better shall be maintained upon 
project build-out. Mitigation measures have been identified in 
this EIR to ensure that all project-related transportation impacts 
would be reduced to the greatest extent feasible.  The project, 
as mitigated,  is consistent with this provision.   

C-2 Streets shall be dedicated, widened, extended and constructed in 
accordance with City standards.  Dedication and improvements 
of full rights-of-way shall not be required in existing developed 
areas where the City determines such improvements are 
infeasible or undesirable.  New development shall be responsible 
for improving a minimum one-half street along the outer-
boundaries of each subdivision along subdivision property where 
street extensions are identified.  Other deviations from these 
standards shall be permitted upon a determination by the City 
Engineer that safe and adequate public access and circulation are 
preserved by such deviations. 

 This policy will be implemented by the pending Vesting 
Tentative Map and the Developer Agreement.  The project is 
consistent with this provision.   

C-5 The street system in residential neighborhoods shall provide safe 
and logical connections to the existing street pattern, and 
connectivity to the range of complementary land uses within 
neighborhoods (housing, schools, parks, neighborhood shopping, 
etc.).  The use of multiple collector streets shall be favored over 
the use of arterials in new residential subdivisions. 

 Connections to the existing street pattern have been provided 
via the proposed extension of West Street and San Vicente 
Road.  New circulation alignments within the Plan Area have 
been designed to effectively connect residential neighborhoods 
to commercial and recreational areas.  Sidewalks adjacent to 
commercial centers and schools will be wider to accommodate 
higher levels of pedestrian traffic.  The project is consistent 
with this provision.   

C-8 The City shall manage the street network so that the standards 
presented in policies C-1 and C-12. are not exceeded.  The City 
will require new development to mitigate the traffic impacts it 
causes, or the City will limit development along streets where 
congestion levels are unacceptable 

 The project, as proposed, provides mitigation for traffic 
impacts including payment of traffic impact fees to maintain 
Level of Service “D” or better upon project build-out.  The 
project, as mitigated, is consistent with this provision.   

C-9 New local streets shall be developed consistent with the goals, 
policies and programs of the Land Use Element of the General 
Plan. 

 Local streets within the Miravale III Plan Area have been 
designed per City standards.  The project is consistent with 
this provision.   

C-10 Facilities that promote the use of alternate modes of 
transportation, including bicycle lanes, pedestrian and hiking 
trails, park-and-ride lots and facilities for public transit shall be 
incorporated into new development, and shall be encouraged in 

 Over 27 miles of trails, sidewalks, and bicycle lanes will be 
provided to promote alternative modes of transportation.  Three 
transit stops are also planned.  The project is consistent with 
this provision.   
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existing development. 
C-13 The City shall ensure through a combination of traffic impact 

fees and other funding mechanisms that new development pays 
its fair share of the costs of circulation improvements required by 
such development. 

 Site improvements will be constructed by the developer.  Off-
site improvements will be addressed through the EIR 
mitigation requirements.  The project, as mitigated, is 
consistent with this provision.   

C-14 The City shall prohibit the development of private streets in new 
residential projects, unless approved on a project specific basis 
where circumstances support such a use and the streets are 
privately maintained. 

 No private streets are proposed.  The project is consistent 
with this provision.   

C-15 New development shall continue the existing street pattern, 
where logical. 

 This has been accomplished with the planned extension of 
West Street and San Vicente Road.  The project is consistent 
with this provision.   

C-16 Roundabouts will be considered as an alternative to traditional 
intersection controls. 

 One roundabout is proposed at project entry.  The project is 
consistent with this provision.   

Circulation – Parking 
C-17 The City shall require the provision of adequate off-street 

parking in conjunction with all new development.  Parking shall 
be located convenient to new development and shall be easily 
accessible from the street.  The adequacy and appropriateness of 
parking requirements in the Zoning Ordinance shall be 
periodically evaluated. 

 Parking requirements are consistent with 17.36.020 of the City 
of Soledad’s Municipal Code. All future applications for 
development within the Specific Plan area will be required to 
adhere to the parking requirements identified in Section 
17.36.020 per the Specific Plan.  The project is consistent 
with this provision.   

Circulation – Bicycle Circulation 
C-21 Bicycle routes shall emphasize paths separate from vehicle 

traffic to the maximum extent feasible, but shall also include 
bicycle lanes within public streets. 

 Bike lanes are proposed on collector streets.  The project is 
consistent with this provision.   

C-22 Bike lanes and paths shall be designed and maintained to 
improve bicycling safety, and convenience, and encourage 
people to use bicycles to commute to work or school. 

 Over 4 miles of Class II bike lanes are planned.  Bicycles will 
also be permitted on the Hillside Trail and Linear Park Trail.  
The project is consistent with this provision.   

C-25 New development shall provide bike lanes and paths, secure 
bicycle storage and parking facilities. 

Section 2.11 policy j  Project consistent. As proposed, the project includes over 4 
miles of Class II bike lanes within the project area. Future 
development within the commercial and village residential 
areas will be required to provide additional bike facilities, 
including storage racks, consistent with this requirement  

Circulation – Pedestrian Circulation 
C-27 The City shall complete a continuous network of sidewalks and 

separated pedestrian paths connecting housing areas with major 
activity centers and with trails leading into City and county open 
space areas. 

 Over 15 miles of separated sidewalks are planned.  These 
sidewalks will connect housing areas to major activity centers 
such as parks, open space, commercial, and civic uses.  The 
project is consistent with this provision.   

C-28 New commercial development and development in Specific Plan 
areas shall provide sidewalks and pedestrian paths consistent 
with applicable State, federal and local plans, programs and 

 Figure 2-7 of the Miravale III Specific Plan illustrates the 
location of pedestrian amenities such as sidewalks and 
pedestrian paths.  The Gateway Commercial Center is intended 
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standards. to provide the same.  The project is consistent with this 
provision.   

Parks & Recreation – Parks 
PR-1 The City will acquire future park and recreation land and 

facilities by: 
a. Requiring park dedications from future residential 

subdivisions at the rate of one acre per 1,000 population 
anticipated in the project; 

b. Requiring payment of a park impact fee, or requiring the 
dedication of land and improvements in-lieu of fees,  from 
all new development; 

c. Cooperating with Monterey County to acquire land for a 
new regional park in the Soledad planning area; 

d. Acquiring parkland near existing or potential public park or 
recreation sites, or near quasi- public or private sites that 
have a good opportunity for a joint use agreement.  
Acquired parkland should be contiguous to proposed or 
existing park and recreation facilities or provide a logical 
connection. 

e. Pursuing joint use agreements with public and private 
schools, other public government agencies, private park and 
recreation providers, and institutions with potential parkland 
to make existing or proposed park and recreation facilities 
available to the community on an extended basis. 

4.1.2 policy 3 The project, as mitigated, is consistent with this policy. The 
proposed project, consistent with the requirements of this 
policy, provides park and recreational areas within the project 
area.  
a.     As currently proposed, the project includes approximately 

45.60 acres of parkland, including 24.27 acres of parkland 
to be provided in conjunction with the development of the 
multi-family Village Residential areas. In addition, the 
proposed project also includes an approximately 159 acre 
golf course, in addition, to approximately 62 acres of open 
space.  

b.    The proposed project will be required to pay park impact 
fees, in addition to the dedication of land. 

c.     Not applicable. 
d.     Parks and recreational facilities are located throughout the 

proposed development and several facilities are planned 
adjacent to educational facilities. 

e.     A joint use agreement may be established between the 
City and the School District for shared use of school 
recreational facilities.   

 
Parks & Recreation – Trails 
PR-10 The City should provide a pedestrian network within the City 

Limits.   The system should: 
 a. Accommodate pedestrians and bicycles.  
 b. Connect residential neighborhoods with:  1) Soledad's 

downtown, 2) schools, 3) City park and recreation facilities, 
and 4) regional trails. 

 The Specific Plan provides both bike lanes and pedestrian 
sidewalks.  All parks within the Plan Area have pedestrian 
accesses logically located in key areas.   Signage may be 
provided throughout the Plan area to guide bicyclist toward 
trails, parks and other points of interest.  The project is 
consistent with this provision.   

Parks & Recreation – Acquisition & Development 
PR-16 Parks shall be designed to be compatible with the neighborhoods 

in which they are located, and shall provide security and privacy 
to adjoining properties.  Where necessary, buffers shall be 
provided between park and recreation lands and adjacent 
development to provide privacy and a physical separation 
between uses.4 

 Village 1 Park and Z Street Park are planned to be joint use 
facilities with the adjacent elementary schools. These parks 
will be lit to ensure security.  I Loop Park and Crest St. Park 
are surrounded by residences which will provide “eyes on the 
park.” Lighting will be provided at parks.  The project is 
consistent with this provision.   

                                                           

     4  Buffers may include setbacks, landscaping, fencing, and/or dramatic breaks or changes in topography. 
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Parks & Recreation – Management 
PR-24 New development shall be required to add to proposed or 

existing park and recreation projects where legally feasible.   
Public or private development shall  provide, as appropriate and 
legally feasible: 1) a buffer between proposed development and 
existing park, recreation and/or open space parcels to minimize 
conflicts between development and existing facilities; and 2) 
gates, fences, or other deterrents when such facilities are deemed 
necessary to discourage prohibited or non-compatible uses from 
entering park, recreation or open space lands.   

4.1.2 policy 12 The plan area is not adjacent to existing park and recreation 
facilities. Where new parks are proposed fencing will be 
provided as a component of the residential development.  A 
100’ foot buffer will be provided between structures and the 
hillside open space area.  The project is consistent with this 
provision.   

PR-25 New development shall not adversely impact adjacent park, 
recreation or open space lands. 

4.1.2 policy 12 There are no park or recreation lands adjacent to the Plan Area.  
A 100’ foot buffer will be provided between structures and the 
hillside open space area.    The project is consistent with this 
provision.   

Parks & Recreation – Funding 
PR-33 New development shall be required where legally feasible to 

provide its fair share of public park and recreation opportunities.  
New development within the City shall be required to provide 
park and recreation lands or facilities consistent with this 
Element.  Conditions placed on new development shall be 
reasonable and consistent with the nature and extent of such 
development plans. The City shall require the dedication and 
improvement of park land even in circumstances where the total 
cost to improve such parkland exceeds the value of the 
corresponding development impact fee. 

4.1.2 policy 2 Project consistent. As identified in Section 4.12 Public 
Services, the proposed project, as mitigated, will provide 
approximately 45.60 acres of improved parkland consistent 
with existing General Plan policies, as well as provisions 
contained in the Miravale III Specific Plan. In addition, the 
proposed project also includes approximately 62 acres of open 
space and a 159 acre golf course.  
   

Public Services & Facilities – Services & Facilities 
S-1 The City shall ensure through the development review process 

that adequate public facilities and services are available to serve 
new development.  New development shall not be allowed until 
adequate public services and facilities to serve such development 
are provided.  Where existing facilities are inadequate, new 
development may only be approved when the following 
conditions are met: 

a. The developer and/or City can demonstrate that all 
necessary public facilities will be adequately financed and 
installed in time (through fees or other means); and 

b. The facilities improvements are consistent with applicable 
facility plans approved by the City or other agencies in 
which the City is a participant. 

 Improvement s for the project infrastructure must be in 
compliance with the adopted City wide Urban Water 
Management Plan, Water Master Plan, project Water Supply 
Assessment and Written Verification of Supply, Long-Term 
Wastewater Management Plan, and other facility related 
planning documents. As proposed and with mitigation, 
adequate public services are available to serve the proposed 
project. Final design of project infrastructure will be required 
prior to the recordation of the final map and the City of 
Soledad will be responsible for insuring that project 
infrastructure is consistent with applicable City Standards.   
The project is consistent with this provision.   

S-2 The City shall plan for the expansion of needed water and sewer 
infrastructure including, but not limited to, the expansion of 

 Adequate public services are available to meet project 
generated demands assuming project mitigation.  Final 
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water production, storage and distribution facilities, the 
expansion of wastewater collection and treatment capacity, and 
storm drainage facility expansion. 

infrastructure plans will be reviewed by the City of Soledad 
prior to the recordation of the final map to insure that 
infrastructure sizing adheres to City requirements. For more 
information regarding project specifics, please refer to Section 
4.14 Utilities and Service Systems.  

S-3 Public facilities, such as wells, pumps, tanks, and yards shall be 
located and designed so that noise, light, odors, and appearances 
do not adversely affect nearby land uses. 

 Project consistent. Future development of project 
infrastructure, including wells, pumps, tanks, and similar 
public facilities would be required to be built in conformance 
with this policy.  

Public Services & Facilities – Funding 
S-4 Where new development requires the construction of new public 

facilities, the new development shall pay its fair share of the 
construction.  Where necessary, the City shall require the 
dedication of land within newly developing areas for public 
facilities 

 Project consistent. The proposed project, as mitigated, would 
provide adequate public facilities in order to accommodate 
project demand. More specifically, a site for fire and police 
facilities has been integrated into the plan area.  School sites 
have also been integrated and coordinated with the School 
District. Park sites, open space trails, roads, and the golf course 
will be developed as a part of this plan.   

S-5 The City shall require that new development pay its fair share of 
the cost of all existing facilities it uses based on the demand for 
these facilities attributable to the new development; exceptions 
may be made when new development provides alternative 
sources of funding or equipment to offset any shortfall in 
revenues. 

 Project consistent. Development of the proposed project 
would be required to submit payment of all impact fees 
consistent with current adopted City provision. Fore more 
information, please refer to Section 4.12 Public Services and 
Section 4.14 Utilities and Service Systems.  

Public Services & Facilities – Water 
S-8 The City shall promote the efficient use of water and reduced 

water demand by: 
 a. Requiring water-conserving design and equipment in new 

construction; 
 b. Encouraging water-conserving landscaping and other 

conservation measures; 
 c. Encouraging the retrofitting of existing fixtures with water-

conserving fixtures. 

 Project consistent. All project wastewater would be treated at 
a wastewater treatment plant located on the southwest corner of 
the project area. Recycled wastewater would subsequently be 
used for irrigation purposes, including open spaces area, front 
yards, and golf course areas. Final infrastructure plans will be 
reviewed by the City of Soledad prior to the recordation of the 
final map to insure that infrastructure sizing adheres to City 
requirements. For more information regarding project 
specifics, please refer to Section 4.14 Utilities and Service 
Systems. 

S-10 The City will manage the increase in water demand from new 
development to help insure groundwater resources are not 
overdrafted.  The City will work with Monterey County and 
public and private water entities to plan for the efficient, long 
term management of groundwater resources. 

 Project consistent. As identified in the City Water Master 
Plan and the Urban Water Management Plan adequate water is 
available to serve the proposed development. Moreover, the 
WSA further identifies that adequate water exists to serve the 
proposed development 

S-11 Gravity flow for sewer and water service shall be employed 
wherever feasible. 

 Project consistent. Gravity flow for sewer and water services 
will be employed where feasible. Final design of project 
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infrastructure will be required prior to the recordation of the 
final map and will be subject to the review and approval of the 
City.   

Public Services & Facilities – Drainage  
S-14 The City shall strive to improve the quality of urban stormwater 

runoff and quality of groundwater recharge through the use of 
appropriate mitigation measures including, but not limited to, 
infiltration/sedimentation basins, oil/grit separators, and other 
management practices, including storm water retention. 

 Project consistent. As identified in Section 4. Hydrology and 
Water Quality mitigation measures have been incorporated to 
ensure that project-impacts would be reduced to a less-than-
significant level. These measures have been incorporated to 
ensure that project development is consistent with the City’s 
adopted Storm Drain Master Plan.  

S-15 The City shall require new development to adequately mitigate 
increases in stormwater peak flows and/or volume.  Mitigation 
measures shall take into consideration impacts on adjoining 
properties and impacts on groundwater recharge related to 
existing and proposed water wells. 

 Project consistent. As identified in Section 4. Hydrology and 
Water Quality mitigation measures have been incorporated to 
ensure that project-impacts would be reduced to a less-than-
significant level. These measures have been incorporated to 
ensure that project development is consistent with the City’s 
adopted Storm Drain Master Plan.  

S-16 The City shall encourage project designs that minimize drainage 
concentrations and impervious coverage and maintain, to the 
extent feasible, natural site drainage conditions.  Drainage onto 
adjacent properties shall be restricted to pre-project levels minus 
any runoff from the area to be developed. 

 Project consistent. As identified in Section 4.8 Hydrology 
and Water Quality project-specific mitigation measures have 
been incorporated to ensure that project development is 
consistent with the City’s adopted Storm Drain Master Plan 
and other relevant facility planning documents.  

S-17 The City shall require projects to allocate land as necessary for 
the purpose of retaining flows and/or for the incorporation of 
mitigation measures for water quality and supply impacts related 
to urban runoff. 

 Project consistent.  Mitigation measures have been 
incorporated to address water quality and urban runoff 
concerns. For more information please refer to Section 4.8 
Hydrology and Water Quality.  

S-19 Engineered drainage plans shall be required for all development 
projects.  Engineered drainage plans shall incorporate a 
collection and treatment system for stormwater runoff consistent 
with applicable federal and State laws. 

 Project consistent. As a standard condition of approval the 
project applicant will be required to submit an engineered 
drainage plan consistent with the City’s adopted Stormwater 
Drainage Master Plan.  

Public Services & Facilities – Schools  
S-20 The City will work cooperatively with the Soledad Unified 

School District to monitor housing, population and school 
enrollment trends and in planning for future school facility 
needs.  The City shall assist the District in locating new school 
sites. 

 Project consistent. The City of Soledad is currently working 
with the School District to identify a future high school site 
within the City of Soledad. For more information, please see 
Section 4.12 Public Services. 

S-21 The siting of new schools shall be coordinated with the City’s 
Circulation Element to ensure that traffic conflicts are avoided, 
the safety of students is addressed and roadway function is not 
reduced, including provisions for off street student drop-off/pick 
up. 

 The two elementary schools have been located along collector 
and local streets in order to provide safe student drop-off/pick 
up locations. All new school facilities provided in conjunction 
with the proposed project would be required to adhere to this 
policy.  The project is consistent with this provision.   

S-22 The City will work closely with the school district to secure  Project consistent. As identified in Section 4.12 Public 
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adequate funding for new school facilities, and where legally 
feasible, shall provide a mechanism which requires development 
projects to mitigate the cost of providing school facilities needed 
to serve such development, consistent with relevant provisions of 
State law. 

Services the project applicant/developer will be required to 
submit payment of a school impact fee for each type of 
development within the project area.   

S-23 The City, to the extent feasible, shall ensure that new school 
facilities are constructed and operating prior to the occupation of 
residences which the schools are intended to serve. 

 The project, as mitigated, is consistent with this policy.  The 
City is currently in the process of coordinating with the School 
District regarding the timing of new school facilities. In 
addition, all new facilities provided as part of the proposed 
project would be required to adhere to this policy.  

Public Services & Facilities – Solid Waste 
S-27 The City shall require that all new development complies with 

applicable provisions of the Monterey County Integrated Waste 
Management Plan. 

 Project consistent. As requested by the Salinas Valley Solid 
Waste Authority, project-specific mitigation measures have 
been identified in order to insure that construction generated 
waste is recycled to the greatest extent possible. For more 
information, please see Section 4.14 Utilities and Service 
Systems.  

Public Services & Facilities – Police Protection 
S-29 The City shall strive to achieve and maintain a ratio of a 

minimum of 1 police officer per 1,000 residents. 
 Project consistent. In order to maintain the desired ratio of 

police officers, development of the proposed project will be 
required to fund a fully operational police sub-station within 
the project site through the payment of development impact 
fees. Please see Section 4.12 Public Services for further 
information.  

S-30 The City shall strive to achieve and maintain emergency 
response time to a maximum of 5 minutes for police 
emergencies. 

 Project consistent. As identified above, the proposed project 
includes a site for the future location of a police substation, 
which the applicant/developer will be responsible for funding. 
The construction of a substation in this location will insure that 
response times will be within this timeframe.  

S-32 The City shall require new development to pay its fair share of 
providing or funding facilities that, at a minimum, achieve and 
maintain the above police protection standards. 

 Project consistent. As identified in Section 4.12 Public 
Services the project applicant/developer will be required to 
submit payment of all applicable fees in order to maintain the 
police protection standards enumerated above.  

Public Services & Facilities – Fire Protection 
S-36 The City shall strive to achieve and maintain an emergency 

response time of 5 minutes or less for fire emergencies over 90% 
of the City. 

 Project consistent. The proposed project, as mitigated, 
contains measures to in order that adequate public facilities are 
provided to ensure that emergency response time are within the 
established target range. More specifically, project 
development would result in the construction of both a police 
and fire substation within the project area.  

S-37 The City shall require new development to pay its fair share of  Project consistent. The project applicant/developer will be 
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providing or funding facilities that, at a minimum, achieve and 
maintain the fire protection standards identified in Policies S-35 
and S-36. 

required to submit payment of fees in order to insure that 
facilities are adequately funded. For more information, please 
refer to Section 4.12 Public Services.  

S-38 The City shall ensure that all proposed developments are 
reviewed for compliance with fire safety standards per the 
Uniform Fire Code and other City standards and ordinances. 

 Project consistent. All new development will be reviewed by 
the City for consistency with fire safety standards contained in 
the Uniform Building Code, as well as, other City standards 
and ordinances.  

S-39 New non-residential development and non-residential additions 
of over 100 square feet of habitable space shall provide fire 
sprinklers in accordance with City standards, and as determined 
by the Fire Marshal.  New residential development shall be 
provided with fire sprinklers unless the developer provides 
studies that prove the standard identified in Policy S-35 is not 
negatively affected. 

 Project consistent. Future buildout of the project site will be 
required to adhere to these standards.  

Conservation / Open Space – Agricultural Resources 
C/OS-1 The City shall discourage “leapfrog” development and 

development in peninsulas extending into agricultural lands to 
avoid adverse effects on agricultural operations. 

 The project site is located directly north of existing city limits 
and the proposed project will not adversely affect surrounding 
agricultural operations.   Project site includes Williamson Act 
property which will remain in open space/ag use per the 
contract until cancellation date (approximately 18 years). 
The project is consistent with this provision.   

C/OS-2 The City shall retain the agricultural land use designation on 
lands within its planning area until the land is needed for urban 
development. 

 Project consistent.  The project site is currently located within 
the County of Monterey and is zoned for agricultural use. The 
subject site, however, is designated within the City of Soledad 
General Plan as a future expansion area to accommodate 
projected growth as envisioned under the 2005 General Plan. 
Upon annexation, the subject site would be appropriately zoned 
for commercial and residential uses consistent with the 
Miravale III Specific Plan.  

C/OS-3 The City shall ensure that new development and public 
infrastructure projects do not encourage expansion of urban uses 
outside the general plan area into areas designated  Agriculture 
by the Monterey County General Plan. 

 The project site is located within expansion areas as designated 
in the Land Use Diagram of the General Plan.  Williamson Act 
property will remain in open space/ag use per the contract until 
cancellation date. The project is consistent with this 
provision.   

C/OS-4 The City shall support the agricultural economy by encouraging 
the location of agricultural support industries in the City, 
establishing and promoting marketing of local farm products, and 
providing its regional fair share of adequate housing to meet the 
needs of agricultural labor. 

 The proposed project will provide 2,276 units of affordable and 
workforce housing which will exceed City’s regional fair share 
of adequate housing units (799 units) to meet the needs of 
agricultural labor.  The project is consistent with this 
provision.   

C/OS-5 The City shall require a right-to-farm condition to all future 
subdivision maps adjacent to farmlands. 

 Project consistent. The proposed project, as mitigated, 
contains right-to-farm measures. Please see Section 4.2 
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Agricultural Resources for further discussion. 
C/OS-6 The City shall require development within or adjacent to 

designated agricultural areas to minimize conflicts with adjacent 
agricultural uses. 

 A 100’ wide linear parkway buffer has been provided on the 
western border of the Plan Area.  The project is consistent 
with this provision.   

Conservation / Open Space – Scenic Resources 
C/OS-7 The City shall require new public and private development to 

protect scenic resources by: 
  
 a. Prohibiting structures along ridgelines, steep slopes (above 

the 400 foot elevation contour), or in other highly visible 
locations unless no practical alternative is available, or such 
a location is necessary to protect public health and safety; 

 b. Utilizing natural landforms and vegetation for screening 
structures, access roads, building foundations, and cut and 
fill slopes; 

 c. Requiring landscaping which provides a landscape 
transition between developed areas and adjacent open space 
or undeveloped areas; and is compatible with the scenic 
resource being protected; 

 d. Incorporating sound Soil Conservation Service practices 
and minimizing land alterations.  Land alterations shall be 
minimized by: keeping cuts and fills to a minimum; limiting 
grading to the smallest practical area of land; limiting land 
exposure to the shortest practical amount of time; replanting 
graded areas to insure establishment of plant cover before 
the next rainy season; and creating grading contours that 
blend with the natural contours on site or look like contours 
that would naturally occur; 

 e. Designing roads, parking, and utilities to minimize visual 
impacts.  If possible, utilities shall be underground.  
Roadways and parking shall fit the natural terrain; and 

 f. Designing projects to fit the site's scale and character.  
Structures shall be designed and located so:  they do not 
silhouette against ridgelines, or hilltops; roof lines and 
vertical architectural features blend with and do not detract 
from the natural background or ridge outline; residential 
density and massing is decreased with increased elevation 
where it would mar the scenic quality of the scenic 
resource; they fit the natural terrain, and they utilize 
building materials, colors, and textures that blend with the 
natural landscape and avoid the creation of high-contrast 

4.1.2 policy 12 Project inconsistent. Although the proposed project includes 
several General Plan amendments to facilitate project 
development, the project, as currently proposed, would result 
in significant and unavoidable visual impacts due to 
development above the 400’ elevation contour. Therefore, the 
proposed project is considered to be inconsistent with the 
provisions of this policy. It is important to note, however, that 
despite the inconsistencies, the Miravale III Specific Plan 
identifies specific measures and guidelines for development 
within areas of visual sensitivity.  
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situations. 
Conservation / Open Space – Hillside Protection 
C/OS-8 The City shall require public or private development to: 

a. The City shall designate hillside areas above the 400 foot 
elevation contour as Open Space/Grazing, Public Facility 
(parkland) or Agriculture. 

b. Locate primary structures, accessory structures, paving, and 
grading at the base of a hill (generally that are below the 
400 foot contour or 15 percent slope) unless: (1) no 
practicable alternative is available, (2) the location on a 
greater slope or at a greater elevation provides more 
aesthetic quality, or (3) the location is necessary to protect 
public health and safety. 

c. Utilize design, construction, and maintenance techniques 
that:  (1) preserve and enhance the hillsides; (2) ensure that 
development near or on portions of a hill do not cause, or 
make worse natural hazards (such as erosion, sedimentation, 
fire, or water quality concerns); (3) include erosion and 
sediment control practices including temporary vegetation 
sufficient to stabilize disturbed areas; (4) minimize risk to 
life and property from slope failure, landslides, and 
flooding; (5) maintain the character and visual quality of the 
adjacent hillside. 

d. Incorporate recreation and public access on or near hillsides 
consistent with this Element. 

 Project inconsistent. As identified above, the project, as 
proposed, consists of several General Plan amendments 
pertaining to the development above the 400’ elevation 
contour. Despite the incorporation of General Plan 
amendments to facilitate development within the project area, 
the proposed project would nevertheless conflict with this 
policy as significant and unavoidable visual impacts would 
occur due to project development. Moreover, as discussed 
previously, this policy was adopted in order to mitigate 
potential adverse impacts associated with buildout of the 
General Plan.  
 

C/OS-9 The City shall support the preservation and enhancement of 
natural land forms, natural vegetation, and natural resources to 
the maximum extent feasible. 

 Project Consistent. The Hillside Development Standards 
Section II in  Appendix A of the Miravale III Specific Plan 
states that the  project development will: 

• Maintain the existing open rural character, 
• Be in harmony with the natural setting, 
• Conserve  land forms and other features of the 

natural landscape, 
• Preserve  wildlife habitat and movement 

corridors, 
• Protect  and preserve  viewsheds of the 

mountains, and 
• Promote the establishment of native trees and 

shrubs. 
Conservation / Open Space – Plant, Animal & Related Habitat Protection 
C/OS-10 The City shall support State and federal laws and policies to 

preserve populations of rare, threatened, and endangered species 
 Project consistent. As identified in Section 4.14 Biological 

Resources the project will provide mitigation to limit adverse 
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by ensuring development does not adversely affect such species 
in a significant way or by fully mitigating adverse effects. 

impacts to rare, threatened, and endangered species. In 
addition, project development will be required to adhere to all 
applicable State and Federal requirements pertaining to 
biological resources within the project area. Compliance with 
existing laws, in addition to the incorporation of project 
specific mitigation insures that the proposed project is 
consistent with this provision. 

C/OS-11 The City shall require that significant natural, open space, and 
cultural resources be identified in advance of development and 
incorporated into site-specific development project design to the 
extent feasible. 

 The project, as mitigated, is consistent with this policy.  In 
addition to providing 45.60 acres of improved parkland, the 
proposed project also entails 62 acres of natural open space. 
The project, as mitigated, also includes provisions to insure 
that impacts to historically significant structures within the 
project area are minimized to the extent feasible. For more 
information, please refer to Section 45 Cultural Resources 
and Section 4.12 Public Services.   

C/OS-12 The City shall require developers to use native and compatible 
non-native species, especially drought-tolerant species, to the 
extent possible in fulfilling landscaping requirements imposed as 
conditions of project approvals or project mitigations. 

 Plant palettes will be developed in conjunction with the vesting 
tentative map.  The project is consistent with this provision.   

Conservation / Open Space – Air Quality 
C/OS-13 The City will encourage the improvement of air quality in 

Soledad and in the region by implementing the measures 
described in the Monterey County Air Quality Management Plan.  
Such measures include, but are not limited to, measures to reduce 
dependence on the automobile and encourage the use of alternate 
modes of transportation such as buses, bicycles and walking. 

 The Specific Plan Area contributes to improving air quality by 
providing non motorized amenities such as pedestrian and 
bicycle  trails, bicycle lanes, and transit stops.  The project is 
consistent with this provision.   

C/OS-14 The City shall, to the extent feasible, separate sensitive land uses 
from significant sources of air pollution. 

 No significant sources of air pollution are proposed as part of 
this project or in the project vicinity.  The project is 
consistent with this provision.     

C/OS-16 The City shall promote and encourage the use of alternate modes 
of transportation by incorporating public transit, bicycle, and 
pedestrian modes in City transportation planning and by 
requiring new development to provide adequate pedestrian and 
bikeway facilities. 

 The Miravale III Specific Plan provides 3 transit stops, 4 + 
miles of bicycle lanes, and over 20 miles of pedestrian 
amenities such as separated sidewalks and trails.  The project 
is consistent with this provision.   

Conservation / Open Space – Tree Preservation/Landscaping 
C/OS-17 When considering the approval of activities that result in the 

removal of mature trees, the following factors shall be 
considered: 
a. The size, age, health and species of tree(s) to be removed. 
b. Whether or not the removal of the tree(s) is necessary for the 
reasonable development and use of the site. 

 The project, as mitigated, is consistent with this policy. As 
identified in Section 4.4 Biological Resources development of 
the proposed project would result in the removal of existing 
mature trees in order to accommodate project development. 
Mitigation has been incorporated in order to ensure consistency 
with this policy, in addition to minimizing potential impacts 
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c. Whether the tree(s) to be removed is (are) a native or 
introduced species. 

associated with tree removal.  

C/OS-18 The City shall institute and promote a vigorous program of tree 
planting in new development areas and in older portions of the 
City to increase the number and density of tree cover. 

See Section 2.13 
Landscaping. 

Project consistent. Final landscaping plans will be required 
for development within the specific plan area. As identified in 
the Specific Plan, numerous policies have been identified 
regarding the use of street trees and accent trees.  

C/OS-19 When mature trees are removed to accommodate new 
development, they shall be replaced at a ratio of at least two new 
trees for every one tree removed, or such additional number and 
size of trees as considered appropriate by the reviewing body at 
the time of approval of such development. 

See Section 2.13 
Landscaping. 

The project, as mitigated, is consistent with this policy. 
Development of the proposed project would result in the 
removal of several mature trees. As identified in Section 4.4 
Biological Resources, the project applicant/developer will be 
responsible for preparing a Forest Management Plan that 
identifies replanting ratios consistent with the requires 
identified in this policy.  

C/OS-21 Landscaping plans for new development incorporate water 
conservation methods and shall employ native varieties of plants 
that are drought tolerant. 

See Section 2.13 
Landscaping. 

Project consistent. To the extent feasible all front yards and 
landscaped areas will be irrigated using recycled water.  

Conservation / Open Space – Archaeological & Cultural Resources  
C/OS-23 If development of a site uncovers cultural resources, the 

recommendations of Appendix K of the Guidelines for 
Implementation of the California Environmental Quality Act 
(Public Resources Code Section 15000 et seq.) shall be followed 
for identification, documentation, and preservation of the 
resource. 
 

 This policy is included as mitigation during project 
construction.  The project is consistent with this provision.   

C/OS-24 The City shall document and record data or information relevant 
to prehistoric and historic cultural resources which may be 
impacted by proposed development.  The accumulation of such 
data shall act as a tool to assist decision-makers in 
determinations of the potential development effects to prehistoric 
and historical resources located within the City. 

 A single historic structure is located on the site and mitigation 
measures are identified in the EIR.  The historic structure will 
be relocated from its current location. The project, as 
mitigated, is consistent with this provision.   

Conservation / Open Space – Mineral Resources 
C/OS-26 The City and County shall discourage urban uses adjacent to 

State-designated regional resource deposits if such uses would be 
incompatible with mining operations, or would restrict future 
extraction of significant mineral resources. 

 The project site is not located adjacent to State-designated 
regional resource deposits.  The project is consistent with 
this provision.   

Safety – Flood Hazards 
HZ-2 The City shall prohibit the construction of facilities essential for 

emergencies and large public assembly in the 100-year 
floodplain, unless the structure and access to the structure are 
free from flood inundation. 

 Project consistent. No emergency facilities are located within 
the 100-year floodplain.  
 

HZ-4 The City shall manage flood prone areas consistent with the  Project consistent. The proposed project is not located with an 
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requirements of the Federal Emergency Management Agency 
(FEMA) and the Monterey County Water Resources Agency. 

area that is prone to flooding as defined by the Federal 
Emergency Management Agency of the Monterey County 
Water Resources Agency. 

Safety – Seismic Safety 
HZ-5 All new development shall satisfy the applicable requirements of 

the Uniform Building Code. 
 Project consistent. All new development within the Specific 

Plan will be required to adhere to all applicable requirements 
contained in the Uniform Building Code. 

HZ-6 The City shall require the preparation of a soils engineering and 
geologic-seismic analysis prior to permitting development in 
areas prone to geologic or seismic hazards (ie, groundshaking, 
landslides, liquefaction, expansive soils). 

 The project, as mitigated, is consistent with this policy. A 
soils engineering and geological/seismic analysis was prepared 
for the project. Specific geological and geotechnical constraints 
were identified in these reports and incorporated as part of this 
EIR. In addition, mitigation has been incorporated requiring 
that final-design level plans be developed in accordance with 
individual project-specific geotechnical evaluations. 

HZ-7 The City shall limit development in areas of steep or unstable 
slopes to minimize hazards by landslides or liquefaction. 

 Project consistent. The proposed project includes 
development above the 400 foot elevation contour. Due to the 
underlying geological unit, these areas have been identified as 
not being prone to liquefaction and/or landslide potential. 
Nevertheless, the proposed project includes specific Hillside 
Development Standards to insure that development within 
these areas would not be prone to geological hazards. 

HZ-8 In landslide hazard areas, the City shall prohibit alteration of land 
in a manner that could increase the hazard, including 
concentration of water through drainage or irrigation systems; 
removal of vegetative cover; and steepening of slopes and 
undercutting the bases of slopes. 

 Project consistent. See response above.  

Safety – Emergency Preparedness 
HZ-9 New development shall provide fire flow, emergency access and 

hydrants consistent with Fire Department requirements 
Policy 5.2 - 7 All new development shall provide fire flow, emergency access 

and hydrants consistent with Fire Department Requirements.  .  
The project is consistent with this provision.   

HZ-12 The City will encourage site planning which helps reduce crime 
potential through appropriate lighting, access, ease of 
surveillance, and other features such as alarms and security 
systems as may be required by the police department. 

Policy 5.2 - 8 All new development shall help to reduce crime potential 
through appropriate lighting, access, ease of surveillance, and 
other features such as alarms and security systems as may be 
required by the police department.  .  The project is consistent 
with this provision.   

Noise  
N-1 The City shall not allow development of new noise-sensitive land 

uses where existing or ambient noise levels exceed those shown 
on Figure X-1, as measured immediately within the property line 
of the new development, unless effective noise mitigation 
measures have been incorporated into the development design to 

 As identified is Section 4.10 Noise, effective noise mitigation 
measures have been incorporated to achieve standards in Table 
4.10-1 of the City’s Noise Element.   
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achieve the standards set by Figure X-1. 
N-2 Where non-residential land uses are likely to generate noise 

levels exceeding those shown on Figure X-1 on adjacent or 
nearby existing or planned noise-sensitive uses, the City shall 
require preparation of an acoustical analysis as part of the 
environmental review process so that noise mitigation may be 
included in the project design. 

 The project, as mitigated, is consistent with this policy. An 
acoustical analysis has been prepared by Illingworth & Rodkin, 
Inc. and the mitigation measures identified in their report have 
been incorporated into this EIR. See Section 4.10 Noise for 
more information.  

N-3 New residential development shall comply with State Noise 
Insulation Standards. 

 Project consistent. Development of the proposed project will 
be required to comply with all applicable State Noise 
Insulation Standards. 

N-4 New commercial and industrial development shall incorporate 
design elements to minimize the noise impact when residential 
neighborhoods are nearby. 

 A conceptual site plan has been prepared for Village 4.  Noise 
reduction techniques include providing parking lots interior to 
the center and the provision of a landscaped sound wall where 
adjacent to residential uses.  The City should consider limiting 
delivery times to mid-day and restrict truck idling times. 

N-5 Where noise mitigation measures are required to achieve the 
standards described in Figure X-2, the emphasis of such 
measures shall be placed on site planning and project design.  
The use of noise barriers shall be considered as a means of 
achieving the noise standards only after all other practical 
design-related mitigation measures have been integrated into the 
project. 

 Project consistent. As identified in Section 4.10 Noise 
mitigation measures have been identified in order to insure 
project-related noise impacts are reduced to the extent feasible. 
While some noise sensitive land uses would be expose to noise 
in excess of applicable standards, mitigation measures 
emphasize site planning and project design principles, 
including the use of building materials to minimize noise 
related impacts.   
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4.10 NOISE 

Introduction 
A Environmental Noise Assessment was prepared for this project by Illingworth & Rodkin, Inc. (March 
14, 2007), and the following discussion incorporated that analysis.  This report (herein referred to as 
“Noise Assessment”) is included as Technical Appendix T-7 in Volume II of the DEIR. This section 
assesses the potential noise impacts from project operations (long-term) and construction equipment 
(short-term) on nearby sensitive receptors.   
 
Setting 
Noise is defined as unwanted or objectionable sound.  State and local regulations and ordinances define 
objectionable noise levels and identify land use compatibility standards.  Sound is comprised of three 
variables: magnitude, frequency, and duration.  The magnitude of variations in air pressure associated 
with sound waves results in the quality commonly referred to as "loudness."  Variations in loudness are 
measured on the decibel (dB) scale.  The dB scale is logarithmic; noise at zero decibels is barely audible, 
while noise at 120-140 decibels is painful and may cause hearing damage.   
 
The second characteristic of sound is frequency.  The human ear responds to sounds whose frequencies 
are in the range from 20 hertz (HZ) to 20,000 HZ.  Within the audible range, subjective response to noise 
varies.  People generally find that they are more sensitive to higher pitched sound than lower pitched 
sounds.  Noise is typically characterized using the A-weighted sound level or dBA.  This scale gives 
greater weight to the frequencies that the human ear is most sensitive.  The third characteristic of noise is 
duration.  Annoyance due to noise is often associated with how long noise persists.   
 
For evaluating noise over extended periods, the "Day-Night Noise Level" scale (Ldn) and the "Community 
Noise Equivalent Level" (CNEL) are used to express the average sound level (Leq) during a 24-hour 
period.  The Leq can be thought of as the steady sound level that, in a stated period of time, would contain 
the same acoustic energy as the time-varying sound level during the same period.  These measures of 
noise account for greater sensitivity of noise receptors at night by averaging in weighted sound levels 
during hours of greater noise sensitivity (evenings and nights).   
 
As described in the Noise Assessment, sensitivity to noise increases during the evening and at night; 
therefore, twenty-four hour descriptors have been developed that incorporate artificial noise penalties for 
quiet-time noise events.  The Community Noise Equivalent Level, CNEL, is a measure of the cumulative 
noise exposure in a community, with a 5 dB penalty added to evening (7:00 pm - 10:00 pm) and a 10 dB 
addition to nighttime (10:00 pm - 7:00 am) noise levels.   
 
Another method of accounting for nighttime noise levels is the day/night average level (Ldn), which 
usually measures at approximately the same dBA level as the CNEL scale.  The day/night average level, 
or Ldn, is an average sound level that occurs between the hours of 10:00 p.m. and 7:00 a.m.  Levels during 
these hours are treated as though they are 10 dBA higher than they actually are because sensitivity to 
noise is greater during nighttime hours.  The State of California requires either the Ldn scale or the CNEL 
scale to be incorporated into city and county general plan noise elements.  The City of Soledad uses the 
CNEL scale as its noise element measure of scale.  The Ldn has been adopted by the Environmental 
Protection Agency (EPA) and is used by the County of Monterey. 
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Sensitive Noise Receptors 
 

The City of Soledad General Plan contains guidelines for determining noise and land use compatibility.  
Based on these guidelines, noise-sensitive uses are identified as residential neighborhoods, schools, 
churches, hospitals, and playgrounds.  Sensitive receptors in the project area include existing residences 
surrounding the project site, several schools, the Soledad Branch Library, and several medical facilities.  
See Figure 4.10-1 for a map of nearby sensitive noise receptors.  The figure also depicts the potential 
sensitive receptors along the southern border of the project site that may be affected by construction 
activities.  The project proposes a large residential development in an area that is currently vacant or in 
agricultural production.  Proposed residential, commercial, office, and school uses would increase the 
traffic generated to the site, as well as activity levels, thereby affecting existing noise levels.   
 

Regulatory Environment 
 

The State of California and the City of Soledad have regulations, plans and policies to limit noise 
exposure at existing and proposed noise sensitive uses.  These are established in the following documents:  
1) the California Building Code, 2) the City of Soledad Noise Element of the General Plan, and 3) the 
City of Soledad Municipal Code, as described below. 
 
California Building Code  
 
The California Building Code regulates environmental noise intrusion into new multi-family housing. 
Interior noise levels attributable to exterior sources cannot exceed 45 Ldn. Residential structures proposed 
where exterior noise levels exceed 60 Ldn shall require an acoustical analysis demonstrating that the 
proposed design will maintain interior noise levels at or below 45 Ldn. 
 
City of Soledad General Plan 
 

The City of Soledad has established policies in the Noise Element of the General Plan to guide the 
development of new land uses with respect to noise exposure.  The following policies are applicable to 
the proposed project.   
 
Policy N-1 The City shall not allow development of new noise-sensitive land uses where existing or 

ambient noise levels exceed those shown on Table 4.10-1, as measured immediately 
within the property line of the new development, unless effective noise mitigation 
measures have been incorporated into the development design to achieve the standards 
set by Table 4.10-1. 

 
Policy N-2 Where non-residential land uses are likely to generate noise levels exceeding those shown 

on Table 4.10-1 on adjacent or nearby existing or planned noise-sensitive uses, the City 
shall require preparation of an acoustical analysis as part of the environmental review 
process so that noise mitigation may be included in the project design.  

 
Policy N-3 New residential development shall comply with State Noise Insulation Standards. 
 
Policy N-4 New commercial and industrial development shall incorporate design elements to 

minimize the noise impact when residential neighborhoods are nearby. 
 
  



* Calculations based on Construction noise estimates from Table 4
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Policy N-5 Where noise mitigation measures are required to achieve the standards described in Table 4.10-1, 
the emphasis of such measures shall be placed on site planning and project design.  The use of 
noise barriers shall be considered as a means of achieving the noise standard sonly after all other 
practical design-related mitigation measures have been integrated into the project. 

 
Policies and implementation programs outlined in the Noise Element focus on establishing noise 
projections for proper planning and reducing the noise impacts at sensitive receptor locations.  They 
include:  1) identifying noise structures and determining noise exposure levels; 2) adopting acceptable 
levels of noise for land use categories; 3) adopting a comprehensive noise ordinance; 4) promoting 
effective enforcement of existing federal and state noise standards; 5) requiring proper acoustical site 
planning and acoustical construction; and 6) evaluating noise analyses which have been required for new 
development projects.   
 

Table 4.10-1 
Allowable Noise Standards Measured in CNEL (dBA) 

 
Land Use Category 

Maximum Exterior 

  
Acceptable 

Conditionally 
Acceptable** 

 
Maximum 
Interior* 

Residential:  Low-Density Single Family, 
Duplex, Mobile Homes 

60 65 45 

Residential:  Multiple Family 65 70 45 
Transient Lodging:  Hotels, Motels 65 70 45 
Schools, Libraries, Churches, Hospitals, 
Nursing Homes 

70 70 45 

Auditoriums, Concert Halls, Amphitheaters  NA 70 45 
Sports Arena, Outdoor Spectator Sports NA 75 NA 
Playgrounds, Neighborhood Parks 70 NA NA 
Golf Courses, Riding Stables, Water Recreation, 
Cemeteries 

 
70 

 
NA 

 
NA 

Office Buildings, Business Commercial and 
Professional 

 
70 

 
75 

 
50 

Industrial, Manufacturing, Utilities, Agriculture  75 80 65 
*It is preferred that the interior noise standards be attained with open windows.  However, where the 
interior noise standard is attainable only with closed windows and doors, mechanical ventilation shall be 
required. 
**Requires analysis of noise reduction requirements and insulation measures 
Source:  City of Soledad General Plan 

 
Environmental Impact Report on the Soledad General Plan.  The General Plan EIR evaluated 
potential noise impacts associated with the adoption and implementation of the Soledad General Plan, 
including future development within the project area.  This program-level EIR focused on general impacts 
associated with implementation of the General Plan, rather than project-specific impacts associated with 
individual development projects, such as the Miravale III Specific Plan project.  According to the General 
Plan EIR, the following noise impacts were identified:  
 
 Noise associated with construction activities may adversely impact nearby noise-sensitive uses.  

This impact was considered significant unless mitigated. 
 
 Noise associated with motor vehicle traffic generated by the development of land uses 

accommodated by the General Plan will increase, which may result in the exceedances of the 
applicable standards.  This impact was considered significant unless mitigated. 
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 Buildout of land uses accommodated under the General Plan will increase the exposure of people 
to new and existing stationary sources of noise.  This impact was considered adverse but not 
significant. 

 
 Noise from ongoing agricultural operations could periodically exceed the City’s noise standards 

for adjacent residences.  This impact was considered adverse but not significant.   
 
City of Soledad Municipal Code 

The City of Soledad has also established noise regulations in Chapters 9.09 and 17.38.240 of the 
Municipal Code.  Chapter 9.09 addresses general noise regulations and prohibits excessive or loud noises 
that result in a public nuisance.  Chapter 17.38.240 establishes exterior noise limits that apply to 
residential, commercial, and industrial land uses measured at the property line of the receiving land use.  
Specifically, noise impacts are limited to 55 dBA at the adjacent residential property lines, 65 dBA at 
adjacent commercial property lines, and 68 dBA at adjacent industrial property lines.  Limit adjustments 
for temporary, non-continuous noise are given based on the following criteria:  

 
Table 4.10-2 

Type or Location of Operation Correction in Decibels 
Character of Noise Decibels 

1.  Daytime operation only Plus 5 
2.  Noise source operated less than:  (Apply only one subcategory only)  

a.  20% of any 1-hour period Plus 5 
b.  5% of any 1-hour period Plus 10 

3.  Noise of impulsive character such as hammering Minus 5 
4.  Noise of periodic character such as hammering or screeching Minus 5 

Source: City of Soledad Municipal Code Table 17.38.240B 
 
Miravale III Specific Plan   

Section 2.0 (Land Use) and Section 4.0 (Parks, Recreation, and Open Space) of the Miravale III Specific 
Plan contain policies concerning noise impacts. Section 2.0 identifies land use goals and policies 
regarding the physical development for each respective land use category (i.e. residential, commercial, 
etc.).  Section 4.0 identifies goals and policies in regard to the uses and development in open space and 
recreational areas.  The following policies are applicable regarding noise impacts.   
 
Policy 2.8.k New commercial developments should incorporate design elements to minimize the 

visual and noise impact when adjacent to residential neighborhoods. 
 
Policy 4.1.2.10 Parks should be designated and located to minimize noise and activity conflicts with 

residential areas. 
 
The following analysis evaluates potential noise impacts from the project consistent with the General Plan 
EIR mitigation.   
 

Existing Noise Environment 
 
Farmland borders the project site to the west, north, and east.  Single family residences exist along the 
northern border of the project site.  The major noise source in Soledad, as well as at the project site, is 
vehicular traffic.  Railroads, aircraft, farming activities, quarry activities, and industrial and food 
packaging facilities also contribute to local ambient noise levels.  
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Several sites along the project site border and within the neighboring residential development were 
assessed for noise conditions.  Three long-term noise measurements were analyzed to determine daily 
trends in noise levels along roadways leading to the project site, and four short-term sites were analyzed 
to measure levels at specific noise sources, including roadways leading to the proposed site.  Noise 
measurement locations are shown on Figure 4.10-2.  Further, Table 4.10-3 shows the noise assessment 
levels from the Noise Assessment Report for long-term sites (LT) and short-term sites (ST).   
 

Table 4.10-3 
Summary of Short-Term Noise Measurement Data (dBA) 

Site Location Noise Measurement Location Average CNEL 
LT-1 20 feet from the center of San Vincente Road near Saavedra Street* 71 
LT-2 North end of West Street near existing residential receptors 53-55 
LT-3 25 feet from the center of West Street near Sundew Street 69 
ST-1  North end of Orchard Lane near Terraza Street. 53-55 
ST-2 45 feet from the center of Orchard Lane near Las Flores Street 61 
ST-3 North end of West Street  53-55 
ST-4 65 feet from the center of West Street near Sundew Street. 65 
*Data reported resulted additionally from wind noise. 

 
The ambient noise environment in the project vicinity results primarily from local and distant vehicular 
traffic.  Intermittent sources of environmental noise include railroad trains along the Union Pacific 
Railroad and agricultural related activities.  The noise monitoring survey included three long-term noise 
measurements to quantify the daily trend in noise levels along roadways serving the site and four short-
term noise measurements to identify specific noise sources and associated noise levels at representative 
locations in adjoining neighborhoods.   
 
The daily trend in noise levels along San Vincente Road was measured at Site LT-1 from September 6 to 
7, 2006, according to the Noise Assessment prepared by Illingworth and Rodkin, Inc.  Noise 
measurement location LT-1 was approximately 20 feet from the center of San Vincente Road near 
Saavedra Street.  Noise levels at this location resulted primarily from local vehicular traffic.  During 
periods of the noise measurement, wind noise also contributed to the measured levels.  Daytime hourly 
average noise levels typically ranged from 62 to 73 dBA Leq.  At night, hourly average noise levels ranged 
from 52 to 70 dBA Leq.  The day-night average noise level at LT-1 was 71 dBA CNEL.   
 
A second long-term noise measurement position (LT-2) was selected at the north end of West Street to 
quantify noise levels near existing residential receivers.  Noise levels at this location resulted primarily 
from local neighborhood activities and periods of wind.  Daytime hourly average noise levels at Site LT-2 
typically ranged from 50 to 55 dBA Leq excluding atypical high noise level events occurring close to the 
sound level meter.  Hourly average noise levels were relatively low at night ranging from about 33 to 47 
dBA Leq.  The day-night average noise level calculated at LT-2 was 61 dBA CNEL.  The estimated CNEL 
at this location, excluding periods of wind and the atypical noise events occurring near the sound level 
meter is approximately 53 to 55 dBA CNEL. 
 
A third long-term noise measurement was made approximately 25 feet from the center of West Street near 
Sundew Street.  Noise levels at this location resulted primarily from local vehicular traffic.  Daytime 
hourly average noise levels at Site LT-3 typically ranged from 61 to 70 dBA Leq and from 49 to 67 dBA 
Leq at night.  The day-night average noise level at LT-3 was 69 dBA CNEL.   
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Four short-term noise measurements were made to complete the noise monitoring survey.  These 
measurements were made near noise sensitive receptors that could be affected by increased traffic 
resulting from the proposed project.  Refer to Table 4.10-3 
 
Relevant Project Characteristics 
The Miravale III Specific Plan proposes a mixed-use development including 1,470 single-family 
residential units, 2,730 multi-family residential units (includes affordable housing, workforce housing, 
and senior housing units), 120 hotel rooms, 275,000 square feet of retail commercial space, and an 18-
hole golf course.  Construction of the project is anticipated to begin in 2008 and be completed no later 
than 2028.   
 
Thresholds of Significance 
In accordance with CEQA Guidelines, a project impact would be considered significant if the project 
would: 
 
 expose persons to or generation of noise levels in excess of standards established in the local 

general plan or noise ordinance, or applicable standards of other agencies; 
 
 expose persons to or generation of excessive groundborne vibration or groundborne noise levels;  

 
 have substantial permanent increase in ambient noise levels in the project vicinity above levels 

existing without the project; 
 
 have a substantial temporary or periodic increase in ambient noise levels in the project vicinity 

above levels existing without the project; 
 
 expose people residing or working in the project area to excessive noise levels for a project 

located within an airport land use plan or, where such a plan has not been adopted, within two 
miles of a public airport or public use airport; or 

 
 expose people residing or working in the project area to excessive noise levels for a project within 

the vicinity of a private airstrip. 
 
The following criteria were used to evaluate the significance of noise impacts associated with the 
proposed project. 
 
Noise and Land Use Compatibility.  A noise impact would occur where noise-sensitive land uses are 
proposed in exterior noise environments exceeding 60 dBA Ldn.  A noise impact would also be identified 
if the project creates noise levels in excess of the General Plan noise standards or the noise level limits 
established in the City’s Municipal Code 
 
Vibration Compatibility.  A noise/vibration impact would be identified where noise-sensitive land uses 
are exposed to excessive vibration levels.  Although there are no local standards that control the allowable 
vibration in a new residential development, Caltrans has developed vibration impact assessment criteria to 
address vibration associated with transit projects.  The Federal Transit Administration has proposed 
vibration impact criteria, based on maximum overall levels for a single event.  The criterion for 
“infrequent” vibration events is 80 VdB. 
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Substantial Increase in Noise Levels.  A noise impact would be identified where the project results in a 
noise level increase of 3 dBA Ldn or more in noise environments of 60 Ldn or greater or 5 dBA Ldn in 
noise environments where noise levels would remain below 60 dBA Ldn. These thresholds represent the 
point at which the change in noise levels become perceptible within the respective various noise 
environments.   
 
Construction Noise. Since noise generated by construction would be short-term and vary considerably 
day-to-day, construction noise is evaluated somewhat differently than operational noise. When 
construction activities are predicted to cause prolonged interference with normal activities at noise-
sensitive receiver locations, generate noise levels in excess of 60 dBA Leq, and exceed ambient noise 
levels by five dBA or more, the impact is considered significant.  Prolonged interference is defined as a 
substantial noise level increase that occurs for one or more years. 
 
Impacts and Mitigation 

Noise and Land Use Compatibility 
 
The Noise Assessment determined that future residential development at the project site would be 
exposed to elevated exterior noise levels in excess of the 65 dBA CNEL limit allowed by the 2005 City of 
Soledad’s General Plan.  Interior noise levels also have the potential to be in excess of the allowed 45 
dBA CNEL limit without the incorporation of noise insulation features in the project design. 
 
Exterior Noise Levels – Vehicular Traffic  
 
Several proposed noise-sensitive land uses are in the vicinity of Highway US 101 and collector roadways, 
which have the potential to expose those land uses to exterior noise levels greater than the allowed 65 
dBA CNEL.  Further, California Building Code insulation standards require that noise levels exceeding 
60 dBA CNEL need additional noise analysis for noise reduction measures.   
 
Traffic noise increases were calculated using traffic noise models to determine the worst-case projection 
of noise contours and where additional noise analyses are required.  According to the model, the 
southernmost portion of the planning area would most likely be affected by US 101 traffic.  The project is 
located at a distance sufficient to allow US 101 traffic noise to dissipate before exceeding the required 65 
dBA CNEL noise standard.  However, the section of multi-family residences on the proposed project’s 
southern boundary would expect to have ambient noise levels increase to 60 dBA, which requires 
additional noise analysis for internal levels.  
 
The Noise Assessment identified several roadways within the project area would generate traffic noise 
levels greater than the allowed 65 dBA CNEL with the addition of the project buildout.  Those roadways 
include San Vincente Road, West Street, and Orchard Lane, identified in Table 4.10-4.  Exterior noise 
levels would exceed 65 dBA CNEL within 90 feet of the center of San Vincente Road and West Street, 
and within 50 feet of the center of Orchard Lane.  Where exterior noise levels exceed the City’s noise 
level goal of 65 dBA CNEL, mitigation is required to provide a compatible exterior noise environment.  
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Table 4.10-4 

Future Noise Contours for Roadways in Project Vicinity 
 Distance from Roadway Center (feet) 
Roadway  Segment 70 dBA 

CNEL 
65 dBA 
CNEL 

60 dBA 
CNEL 

Highway 1 Camphora-Gloria Road to North 
Soledad 620’ 1330’ 2860’ 

San Vincente Road North of Project Entrance * 90’ 200’ 
West Street North of Project Entrance * 90’ 200’ 
Orchard Lane North of Project Entrance * 50’ 100’ 
*Data not reported within 50 feet or less of the roadway center, since no development would occur in these 
areas. 
Source: Miravale III Specific Plan Environmental Noise Assessment. Illingworth & Rodkin, Inc. 2007. 

 
Interior Noise Levels – Vehicular Traffic 
 
As mentioned previously, US 101, San Vincente Road, West Street, and Orchard Lane would have the 
potential to generate Community Noise Equivalent Levels greater than 60 dBA CNEL.  Typically, interior 
noise levels are 15 dBA less than exterior noise levels with windows open.  Per California Building Code, 
interior noise levels must be maintained at or below 45 dBA CNEL.  If those levels are not achieved with 
standard construction practices, forced air ventilation systems with closed windows would decrease 
interior noise levels.  Incorporating this measure would typically reduce noise levels from 65 dBA to 60 
dBA.  Other methods that would provide additional noise impact reduction would be limiting window 
size facing noise source or sound-rate construction methods.   
 
Exterior Noise Levels – Commercial Uses 
 
With the development of approximately 275,000 square feet of retail commercial space, several noise-
generating factors would be created, including loading docks, heating and ventilation systems, cooling 
equipment, emergency generators, trash compactors, parking lots, and other mechanical equipment.  The 
Noise Assessment estimated that loading docks and parking lots would generate approximately 50 to 60 
dBA Leq.   The total Leq for proposed loading docks would be dependent on the number of trucks accessing 
the loading dock, the frequency of truck trips, and use of other equipment on the loading dock, such as 
forklifts.  Temperature control systems typically generate from 50 to 70 dBA Leq, which is also dependent 
on use factors.  Noise generated from trash compactors ranges to a maximum of 40 to 50 dBA.  Parking 
lot noise impacts were identified as deriving from vehicle circulation, car alarms, squealing tires, door 
slams, and human voices.  These factors generate approximately 35 to 45 dBA Leq.  According to the City 
of Soledad Zoning Code, these uses have the potential to exceed allowed noise limits for the area 
depending on the configuration of the final land use plan parcels designated for commercial development.   
 
Exterior Noise Levels – Educational and Public Parks 
 
Several educational and recreational facilities are proposed adjacent to residential land uses, including the 
development of two elementary schools, and one middle school.  The noise generated from student arrival 
and departures would raise noise levels.  Further, several parks and outdoor recreational facilities are 
proposed, such as active parks, ball fields, and sports complexes.  Outdoor activities and spectators at 
these facilities have the potential to increase community noise levels, especially during evenings and 
weekends.  In some cases, noise levels can exceed 80 dBA Lmax.  Outdoor activities, including soccer 
games, baseball games, and dog walking activities, average at 55 to 60 dBA Leq.  These activities would 
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have the potential to exceed acceptable noise levels, thereby requiring site specific analysis, as identified 
in the mitigation below.   
 
In addition to outdoor recreation facilities, several passive parks, or neighborhood parks with 
playgrounds, picnic areas, walking paths, and open turf areas, have been proposed.  These areas create 
minimal noise level increases.  Per the Noise Assessment, these activities are not anticipated to adversely 
impact noise levels of existing or future noise-sensitive receptors in the project vicinity.   
 
Police and Fire Sub-Stations 
 
The proposed project includes the addition and of a police/fire sub-station at the northwest corner of West 
Street and J Street.  The emergency response facility has the potential to produce elevated noise levels 
associated with the operation of a police station and fire station.  Police station noise generation typically 
includes vehicle circulation, testing, and maintenance, as well as emergency mechanical equipment.  With 
the combination of the police and fire sub-station, the proposed project would also include noise 
generation from fire station activities, such as sirens sounding, engine testing, horns, training exercises, 
and emergency generator checks.  During equipment checks, noise levels have the potential to reach 80 to 
85 dBA Lmax.  With the added vehicular traffic noise from nearby roadways, impacts to neighboring 
sensitive receptors may exceed City Noise Ordinance standards triggering additional study.   
 
In order to ensure that project-induced impacts are reduced to a less-than-significant impact, the Noise 
Assessment identified the following mitigation measures as necessary. Implementation of the following 
mitigation measures would not result in any new environmental impacts beyond those identified in this 
EIR. 
 
Impact Future residential uses developed at the project site would be exposed to exterior 

noise levels greater than 65 dBA CNEL, which exceeds the noise and land use 
compatibility standards presented in the City of Soledad’s General Plan.  Interior 
noise levels would be expected to exceed 45 dBA CNEL without the incorporation of 
noise insulation features into the project’s design.  This is a significant impact that 
can be reduced to a less-than-significant level with the mitigation below. 

 
Mitigation 
 
4.10-1 Maintain a sufficient buffer distance between transportation noise sources and future sensitive land 

uses, or alternatively, construct noise barriers or create acoustically shielded outdoor use areas 
utilizing buildings to achieve noise exposures of 65 dBA CNEL or less.  The specific determination 
of necessary mitigation measures will occur during project level environmental review and 
design.  Results of the analysis shall be submitted to the City prior to issuance of a building 
permit.   

 
4.10-2 Retain a qualified Acoustical Specialist to prepare for City review and approval a detailed 

acoustical analysis of interior noise reduction requirements and specifications for all projects 
proposed within the 60 dBA CNEL contours of area roadways, in accordance with State and City 
standards.  Interior noise levels must be maintained at or below 45 dBA CNEL.  Building sound 
insulation requirements will include forced air mechanical ventilation in noise environments 
exceeding 60 dBA CNEL.  Special building construction techniques (e.g., sound-rated windows 
and building facade treatments) may be required where exterior noise levels exceed 65 dBA 
CNEL.  These treatments include, but are not limited to, sound rated windows and doors, sound 
rated exterior wall assemblies, and acoustical caulking.  The specific determination of required 
treatments will be made on a unit-by-unit basis during project design.  Results of the analysis, 
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including the description of the necessary noise control treatments, will be submitted to the City 
along with the building plans prior to issuance of a building permit.  Feasible construction 
techniques such as these would adequately reduce interior noise levels to 45 Ldn or lower. 

 
4.10-3 Non-residential development will comply with the noise standards established in the Zoning Code 

at existing or planned residential properties in the vicinity. Further, efforts will be made to reduce 
noise impacts through the following planning and equipment requirements: 
 Development site planning will be utilized in a fashion that reduces noise impacts for 

nearby sensitive receptors, such as by not locating loading docks near residences.   
 Equipment screens, fan silencers, and engine mufflers will be used to mitigate noise from 

mechanical equipment.   
 Noise barriers will be used to control noise from parking and vehicle circulation.   
 For recreational uses, proposed development must consider impacts upon the adjacent 

residential development in terms of the location of active sports areas, their orientation on 
the site, whether or not lights are included, and speech amplification systems.   

 
Project Generated Traffic Noise 

 
The Miravale III Mixed-Use Development Draft Transportation Impact Analysis, prepared by Hexagon 
Transportation Consultants, Inc., was reviewed to calculate the relative change in traffic noise levels 
resulting from project-generated traffic.  The study was incorporated into the Noise Assessment prepared 
for the proposed project.  The project area contains a variety of land uses with varying sensitivities to 
noise.  Residential land uses would be most affected by noise generated by additional traffic.  Office and 
commercial uses are not typically affected by traffic noise increases along the local roadway network.  
However, existing noise levels would noticeably increase along some roadway segments with the 
implementation of the project, as described below. 
 
A comparison of existing, background, and project traffic volumes was evaluated, and the relative change 
in traffic noise along identified roadway segments was calculated as part of the noise study.  Roadway 
segments experiencing a traffic noise level increase of less than three dBA Ldn were excluded from further 
analysis, as the noise level increase would not be noticeable.  Table 4.10-5 shows the roadway links that 
are calculated to experience a substantial noise increase (three dBA or more) as a result of the project.   
 

Table 4.10-5 
Traffic Noise Level Increases Above Existing Levels Resulting from Project 

CNEL Noise Levels (dBA)at 75 feet from Roadway Center  
Roadway  

 
Segment 

Existing  Background Project Project Increase 
San Vincente Road Gabilan Dr. to Project Entrance 57 57 64 +7 
West Street Market St. to Gabilan Dr.  60 60 65 +5 
West Street  Gabilan Dr. to Project Entrance 59 59 66 +7 
Main Street Market St. to Gabilan Dr.  57 57 63 +6 
Source: Miravale III Specific Plan Environmental Noise Assessment. Illingworth & Rodkin, Inc. 2007. 

 
Traffic noise levels would be substantially increased at noise-sensitive residential receivers along San 
Vincente Road, north of Gabilan Drive, along West Street, north of Market Street, and along Main Street 
between Market Street and Gabilan Drive.  Exterior noise levels would exceed 65 dBA CNEL at a 
distance of 75 feet from the roadway center along West Street north of Gabilan Drive.  Noise levels along 
the remaining roadway segments would be 65 dBA CNEL or less and would be considered acceptable for 
residential development.   
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In order to minimize potential project-related impacts to the greatest extent feasible, the following 
mitigation measure was identified as necessary. Implementation of this mitigation measure would not 
result in any new environmental impacts beyond those identified in this EIR. 
 
Impact Traffic volume increases from the project would increase traffic noise along the 

local roadway network.  In some locations, there would be a substantial, permanent 
increase in noise levels at sensitive receptors.  Measures available to reduce the 
project noise level increases would not likely be feasible in all areas.  The impact, 
therefore, is considered significant and unavoidable. 

 
Mitigation 
 
4.10-4 The project shall incorporate noise reduction methods, subject to the review and approval of the 

City of Soledad. Methods to reduce noise on the project site may include the following measures:  
 

 Pave and re-pave streets with "quieter" pavement types, such as Open-Grade Rubberized 
Asphaltic Concrete, that would reduce noise levels by 2 to 3 dBA depending on the existing 
pavement type, traffic speed, traffic volumes, and other factors.  All new and improved 
streets within the project area shall use quieter pavement types.   

 
 Implement new or larger noise barriers that may reduce noise levels by 5 dBA CNEL in areas 

that would not impair access requirements.  Final design of such barriers, including an 
assessment of their feasibility and reasonableness, must be approved by the City during 
project-specific development applications.  An increase in barrier height per foot equates to 
approximately 1 dBA noise reduction.  However, noise barriers must be considered as a last 
resort to alternative noise reduction methods per the City of Soledad General Plan. 

 
 Install traffic calming measures to slow traffic and provide qualitative improvement by 

smoothing out the rise and fall in noise levels caused by speeding vehicles.  For each 5 mph 
reduction in average speed, noise generation is reduced by approximately 1 dBA.   

 
 Provide affected residences with building sound insulation, such as sound rated windows and 

doors on a case-by-case basis to reduce interior noise levels to below the 45 dBA CNEL 
noise standard.   

 
A combination of mitigation measures such as the repaving of area roadways, the replacement or 
construction of noise barriers, traffic calming, and sound insulation could be implemented to reduce the 
effects of project generated traffic noise at affected residences along identified segments of as San 
Vincente Road, West Street, and Main Street .   
 
Case studies have shown that the replacement of dense grade asphalt (standard type) with open-grade or 
rubberized asphalt can reduce traffic noise levels along residential-type streets by 2 to 3 dBA.  A possible 
noise reduction of 2 dBA would be expected using conservative engineering assumptions.  Table 4.10-6 
shows the expected project noise level increases assuming the replacement of existing pavement with 
open-grade or rubberized asphalt.  Project-generated traffic noise increases along West Street, between 
Market Street and Gabilan Drive could be mitigated to a less-than-significant level as the mitigated traffic 
noise increase would be 3 dBA CNEL and the resulting noise level would be less than 65 dBA CNEL.  In 
order to provide permanent mitigation, subsequent repaving would also have to be “quieter” pavements.   
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Table 4.10-6 

Traffic Noise Level Increases Assuming Re-pavement of  
Affected Roadways with “Quieter” Pavement 

 
Roadway  

 
Segment 

Noise Level Increase  
after Mitigation (dBA, CNEL) 

San Vincente Road Gabilan Dr. to Project Entrance +5 
West Street Market St. to Gabilan Dr.  +3 
West Street  Gabilan Dr. to Project Entrance +5 
Main Street Market St. to Gabilan Dr.  +4 
Source: Miravale III Specific Plan Environmental Noise Assessment. Illingworth & Rodkin, Inc. 2007. 

 
As identified in the Noise Assessment, newer residential land uses constructed in the vicinity of San 
Vincente Road have existing noise barriers that would provide additional shielding in rear yard areas.  
Exterior noise levels, although substantially increased over existing conditions, would be less than 65 
dBA CNEL in the rear yards of these homes.  It is likely that these recently constructed residences were 
planned and constructed recognizing the future development at Miravale III.  Existing noise barriers in 
older developments may also be sufficient to reduce exterior noise levels in rear yard areas to 65 dBA 
CNEL or less.  Even with mitigation, noise levels might still be substantially and permanently increased 
in nearby residential areas.  Some noise reduction levels require individual homeowner cooperation; 
therefore, they cannot be guaranteed.  The noise impact, therefore, is considered significant and 
unavoidable. 
 

Construction Noise 
 

Future construction within the plan area would generate temporary noise level increases for adjacent 
residential land uses to the south of the project site.  Construction noise would also affect the noise 
environment of noise-sensitive land uses developed during the first phases of the project as later phases 
are developed.  Noise impacts resulting from construction depend on the equipment used, timing and 
duration of activities, and the distance between construction noise sources and noise sensitive receptors.  
Where noise from construction activities exceeds 60 dBA Leq and exceeds the ambient noise environment 
by at least five dBA at noise-sensitive uses in the project vicinity, the impact would be considered 
significant.  Additional significant impacts include extended noise level increases for a duration 
exceeding one year.   
 
Construction activities generate considerable noise, especially during the construction of project 
infrastructure when heavy equipment is used.  Typical hourly average construction generated noise levels 
are about 81 to 88 dBA at 50 feet from the center of the site during busy construction periods (e.g., earth 
moving equipment, use of impact tools).  The highest maximum noise levels generated by project 
construction would typically range from about 90 to 98 dBA at a distance of 50 feet from the noise 
source.  Construction-generated noise levels drop off at a rate of about six dBA per doubling of distance 
between the source and receptor.  Additionally, construction-related noise levels are normally less during 
building framing, finishing, and landscaping phases.  There would be variations in construction noise 
levels on a day-to-day basis depending on the specific activities occurring at the site.  Table 4.10-7 
identifies the distance needed from the noise source to reduce the construction noise to “Conditionally 
Acceptable” and “Acceptable” Noise Levels.  Figure 4.10-1 identifies sensitive noise receptors in the 
project vicinity that may be affected during periods of maximum noise-generating construction.   
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Table 4.10-7 
Noise Contour Calculations for Construction Sources 
CNEL Noise Levels 

(dBA) 
Distance from 

Construction Source (ft.) 
90 – 98 50 
84 – 92 100 
78 – 86 200 
72 – 80 400 
66 – 74 800 
60 – 68* 1600 
54 – 62* 3200 

Notes: 
* Denotes “Acceptable” and “Conditionally Acceptable” ranges as 
defined by the City of Soledad General Plan 
- Calculations are based on the assumption that noise levels will 
decrease by 6 dBA per distance doubled, as mentioned above.  
- Calculations do not take into account noise barrier structures, such as 
buildings and landscaping.  

 
The build out of the plan area would increase the ambient noise environment at existing homes bordering 
the project site, as well as residential units built within the plan area during the earlier construction 
phases.  Construction noise levels are anticipated to exceed 60 dBA Leq and exceed ambient levels by five 
dBA or more over extended periods of time.  It is conceivable that a particular receiver or group of 
receivers would be subject to construction noise levels in excess of 60 dBA Leq and in excess of the 
ambient noise level by five dBA for durations exceeding one construction season (one year).  
Construction of the project would result in a significant temporary noise level increase at neighboring 
noise-sensitive properties and would exceed the City’s ordinance regarding construction noise.   
 
In order to ensure that project-induced impacts are reduced to the greatest extent feasible, the Noise 
Assessment identified the following mitigation measures as necessary. Implementation of these 
mitigation measures would not result in any new environmental impacts beyond those identified in this 
EIR. 
 
Impact Existing and proposed noise-sensitive land uses would be exposed to construction 

noise levels in excess of the significance thresholds for a period of more than one 
construction season.  Although mitigation measures would reduce noise generated 
by construction, the impact would remain significant and unavoidable as a result of 
the extended period of time that adjacent receivers would be exposed to 
construction noise.  This is a significant and unavoidable impact. 

 
Mitigation 
 
4.10-5 Noise-generating activities at the construction site or in areas adjacent to the construction site 

associated with the project in any way should be restricted to the hours of 7:00 a.m. to 7:00 p.m., 
Monday through Friday, and 8:00 a.m. to 6:00 p.m. on Saturdays, unless otherwise approved by 
the City. No construction activities should occur on Sundays or holidays, including New Years 
and 4th of July. 

 
4.10-6 Equip all internal combustion engine driven equipment with intake and exhaust mufflers that are 

in good condition and appropriate for the equipment.   
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4.10-7 Locate stationary noise generating equipment (e.g., portable concrete crusher) as far as possible 
from sensitive receptors.  Construct temporary noise barriers to screen stationary noise generating 
equipment when located near adjoining sensitive land uses.   

 
4.10-8 Utilize "quiet" air compressors and other stationery noise sources where technology exists.   
 
4.10-9 Route all construction traffic to and from the project site via designated truck routes where 

possible.  Prohibit construction related heavy truck traffic in residential areas where feasible.   
 
4.10-10 Control noise from construction workers’ radios to a point that they are not audible at existing 

residences bordering the project site.   
 
4.10-11 Consider the use of multiple-pile drivers to expedite construction where pile driving is required.  

(Although noise levels generated by multiple pile drivers would be higher than the noise 
generated by a single pile driver, the total duration of pile driving activities would be reduced.) 

 
4.10-12 Use temporary noise control blanket barriers to shroud pile drivers or erect in a manner to shield 

the adjacent land uses.  Such noise control blanket barriers can be rented and quickly erected.   
 
4.10-13 Pre-drill foundation pile holes to minimize the number of impacts required to seat the pile.  Pre-

drilling reduces the number of blows required to seat the pile and is a standard construction noise 
control technique.   

 
4.10-14 The contractor shall prepare a detailed construction management plan identifying the schedule for 

major noise-generating construction activities.  The construction management plan shall identify 
a procedure for coordination with the adjacent noise sensitive facilities so that construction 
activities can be scheduled to minimize noise disturbance. Prior to the issuance of any grading 
and/or building permit, the project applicant shall submit a detailed construction management 
plan to the City of Soledad for review and approval.   

 
4.10-15 The project applicant shall designate a "disturbance coordinator" who shall be responsible for 

responding to any local complaints about construction noise.  The disturbance coordinator shall 
determine the cause of the noise complaint (e.g., starting too early, bad muffler, etc.) and shall 
require that reasonable measures warranted to correct the problem are implemented.  
Conspicuously post a telephone number for the disturbance coordinator at the construction site 
and include it in the notice sent to neighbors regarding the construction schedule. Prior to the 
issuance of any grading and/or building permit, the project proponent shall provide the City of 
Soledad with the contact information for the designated “disturbance coordinator.”   

 
Although the above measures would reduce noise generated by the construction of the project, the 
impact would remain significant and unavoidable as a result of the extended period of time that 
receivers would be exposed to construction noise. 
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4.11 POPULATION AND HOUSING 
Introduction 

This section describes the population and housing issues related to the proposed project, including 
background and documentation to support the growth inducement analysis contained within Section 5.0 
of this EIR. The key sources of information for this analysis include the 2000 Census, the 2004 
Association of Monterey Bay Area Governments (AMBAG) Projections, the California Department of 
Finance (DOF), and the City of Soledad. 
 
Setting 

Based on 2008 data from DOF, Monterey County had a population of approximately 428,549 people. The 
County’s population has grown at an overall rate of 1.1 percent annually since 2000. While communities 
along the Salinas Valley have experienced an increase in population, the majority of communities along 
the Monterey Peninsula have experienced a decrease in population as a result of the closure of the Fort 
Ord military base. According to data published by the DOF, Soledad, Greenfield, King City, and 
Gonzales were all among the fastest growing cities in the State in 1999.  Approximately 25 percent of the 
population of Monterey County resides in the unincorporated areas, with the remaining 75 percent 
residing in the county’s 12 cities.  Salinas is the largest city, followed by Seaside, Monterey, and Marina.   
 
The population of Soledad includes residents within the incorporated limits of the City, as well as inmates 
at the Soledad Valley State Prison and Correctional Training Facility, which was annexed to the City in 
1992.  In 1997, the prison was expanded, bringing its total inmate population to 11,200 and a total full-
time workforce to 2,700.  The current prison population is 11,929, and the state has no immediate plans 
for expansion.   
 
Table 4.11-1 presents projected population growth along the Salinas Valley through 2020, based on the 
current population and historic trends.  These projections suggest that all the cities will experience growth 
between 2000 and 2020.  The population of the City of Soledad is projected to increase by 63 percent 
during this time period.   
 

Table 4.11-1 
Current and Projected Population Summary By Jurisdiction 

Place of Residence 
2000 Census 
Population 

2015 Projected 
Population 

2020 Projected 
Population 

City of Gonzales 7,525 14,627 16,791 
City of Greenfield 12,583 21,570 24,512 
City of King City 11,094 32,465 34,362 
City of Salinas 143,776 174,787 184,434 
City of Soledad 22,634 35,938 39,463 
Unincorporated Monterey County 100,252 114,776 124,067 
Monterey County Total 401,762 495,961 527,069 
Sources: 2000 Population and Household data from the U.S. Census Bureau. DP-1.  Profile of General 
Demographic Characteristics: 2000.  Summary File 1; and population projections from AMBAG, 2004 AMBAG 
Regional Population and Employment Forecasts. 

 
Monterey County’s total population resides in approximately 121,236 households (Census 2000).  The 
average number of persons per household is 3.06, although this is far from uniform throughout the 
County.  The average household size is about 4.0 persons per dwelling for single-family dwelling units 
and 4.52 persons per dwelling for multi-family dwelling units in the City of Soledad (Census 2000).  
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Cities along the Salinas Valley also tend to have larger household sizes possibly due to the seasonal influx 
of field workers and the absence of farm labor housing.  Families often pool their resources and share 
housing in Soledad.  Table 4.12-2 shows the distribution of housing stock among the cities and the 
unincorporated parts of the County.   
 

Table 4.11-2 
Housing Stock In Monterey County (Dwelling Units) 

Jurisdiction Total Housing Units 
Carmel 3,331 
Del Rey Oaks 727 
Gonzales 1,738 
Greenfield 2,727 
King City 2,855 
Marina 8,543 
Monterey 13,420 
Pacific Grove 7,998 
Salinas 39,612 
Sand City 92 
Seaside 11,005 
Soledad 2,543 
Unincorporated 37,579 
Total 132,170 
Source: U.S. Census, 2000. 

 
Based on current conditions and trends, growth is projected to continue throughout the county.  Estimated 
growth projections are higher in southern Monterey County while the majority of occupied and 
unoccupied housing units are located in northern Monterey County.  As a result, southern Monterey 
County communities are expanding their city limits to provide areas in which to grow.  According to the 
City of Soledad General Plan, 28 percent of housing to be added to the City over the next two or three 
decades will be in the designated expansion areas, which are outside of the City’s Sphere of Influence.  
According to the 2000 Census, the City had about 2,472 dwelling units, not counting dwellings approved 
or under construction.  Since then, about 600 additional units have been constructed, which brings the 
total in the City to about 3,072.  This leaves a remaining development potential of 6,600 to 8,600 units 
that could be constructed within the City’s general plan area. The proposed project site includes areas in 
the Mirrasou, Northwest, and San Vicente West expansion areas, which are identified in the General Plan 
and located outside the City’s Sphere of Influence.  Housing capacity projections do not account for these 
areas.  Sphere of Influence expansion and annexation of these areas are required for development of the 
project site.  The General Plan carrying capacity for these areas combined is 1,806 single family units, 
357 medium density residential units, and 488 units of high density residential on 553 acres.  
 
AMBAG assigns each community within its jurisdiction a “fair share” of the regional housing needs, and 
the communities are required to show how they will meet these needs.  Based on the 2002 AMBAG 
Regional Housing Needs Allocation (RHNA), the total number of new housing units that need to be 
constructed in Soledad between 2000 and 2007, in order to meet Soledad’s “fair share” of the regional 
housing need, is 1,283. This includes very low, low, moderate, and above moderate households.  525 
building permits at above-moderate income level and 2 building permits at the moderate income level 
were issued between January 2000 and August 2002 according to Soledad’s Housing Element.  A 
remaining 799 units affordable at very low, low, and moderate income levels should be filled in order to 
meet AMBAG’s fair share allocation.  According to the recently updated RHNA, the city of Soledad has 
been allocated a “fair share” of 897 new units for the 2008-2014 planning period to meet regional housing 
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needs.  Jurisdictions are required to meet previous planning period allocations of affordable housing if 
they have not been met in addition to current planning period allocations.  The Specific Plan will 
ultimately provide approximately 4,200 attached and detached residential units, of which 1,229± will be 
affordable (including 500 senior housing units) and another 1,047± workforce housing units. Table 4.11-3 
shows the residential potential for the Miravale III project site according to the Specific Plan.  The 
Housing Element allows for variations to the residential portion as long as the housing objectives are met 
pursuant to the goals identified in the City of Soledad General Plan. 
 

Table 4.11-3 
Residential Potential For Miravale III Specific Plan Area 

(Miravale III Project Site) 

Proposed Zone District Proposed 
Housing Type 

Residential 
Acreage 
(Acres) 

Average 
Density 

(Units/Acre) 

Potential 
Number of Units 

LDR (Low Density 
Residential)  
      Duplex/Small Lots 

Single-Family 
Residential ~ 240.88 6.10 

~ 1,470 
 

~ 116 
(VR) Village Residential*  
 

Multi-family 
Residential & 
High Density 
Residential 

~ 146.88 18.99** ~ 2,614 

 TOTAL ~ 387.76  ~ 4,200 
Source:  Miravale III Specific Plan, Table 2-1, June 2007 
*Assumes 500 Senior Housing Units 
**This assumes that parks, roads, and parking required for VR is included in the 17.91 du/ac 

 
City of Soledad General Plan 

The Housing Element of the General Plan demonstrates the existing condition and projected needs of the 
City.  It also contains goals, policies, programs, and quantified objectives to ensure the City will be able 
to provide for the residential need of the community. The following housing and population policies 
apply to development within the project area. 
 
Policy H-1 The City of Soledad shall promote the expansion of its LAFCO Sphere of Influence and 

annexation of additional land consistent with its General Plan Land Use Element to 
accommodate long-term demand for residential development. 

 
Policy H-3 The City of Soledad shall require new residential areas to contain a mix of housing types 

targeted to very low, low, moderate, and above moderate households in approximately 
the proportion that each of these income categories represent in the AMBAG Fair Share 
Housing Allocation. 

 
Policy H-5 The City shall provide incentives to housing developers that provide housing 

opportunities for large families in new residential development areas.   
 
Policy H-6 The City shall require housing developers to offer an optional design to homebuyers 

whose household has one or more disabled person. 
 
Policy H-9 The City of Soledad shall ensure that city site improvement standards, development 

review procedures, and development fees do not unreasonably constraint the 
development, conservation, and rehabilitation of housing. 
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Policy H-10 The City of Soledad shall ensure the availability of adequate public facilities for the 

expected housing need of the city. 
 
Policy H-11 The City of Soledad shall support and initiate, where feasible, public and private energy 

conservation programs which will reduce the energy needs of housing in Soledad and so 
increase housing affordability. 

 
Additional land use policies from the City General Plan would also apply to this project. 

Policy L-10 The City shall monitor development and adjust land use designations and new residential 
project approvals as needed to promote a reasonable balance between employment-
generating land uses and housing. 

Policy L-11 The City shall encourage large residential development projects to be phased or timed 
with development that will provide primary wage-earner jobs. 

Policy L-12 The City shall maintain an adequate supply of land in appropriate designations to 
accommodate projected household growth, maintain affordability to moderate and below 
moderate income groups, and maintain acceptable vacancy rates. 

Inclusionary Housing Ordinance   
 
On July 6, 2005, the City Council adopted Section 17.42, Inclusionary Housing Ordinance (IHO), with 
the intent of increasing the production and affordability of affordable housing units.  The IHO requires 
that 20 percent of the proposed affordable units be restricted affordable units pursuant to execution of an 
Affordable Housing Agreement between the Developer and City.  Inclusionary units must be affordable 
to the target income categories in the following proportions:  8 percent moderate income, 6 percent low 
income, and 6 percent very low income.   The ordinance establishes several development principles for 
development of inclusionary units:   
 

17.41.050 A-5:  “Inclusionary units should be similar in size and design to market rate units 
within the development;”    
 
17.41.140 “(1) The development shall provide for the dispersal of inclusionary units to the 
maximum extent feasible.  (2) Multi-family buildings may contain any proportion of inclusionary 
units, but no inclusionary units should be located to or in the immediate vicinity of another 
inclusionary housing development.”    

 
Environmental Impact Report on the Soledad General Plan.  The General Plan EIR evaluated 
potential effects on population and housing associated with the adoption and implementation of the 
Soledad General Plan, including future development within the Miravale III project site.  This program-
level EIR focused on general impacts associated with implementation of the General Plan, rather than 
project-specific impacts associated with individual development projects, such as the Miravale III project.  
According to the General Plan EIR, the following Housing and Population impacts were identified: 
 
 Continued development of the City as contemplated in the General Plan will result in 

considerable additional housing and population growth, which in turn could affect the supply of 
affordable housing and the relationship between jobs and housing.  This impact is considered 
adverse but not significant.  
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Miravale III Specific Plan 

One of the primary goals of the Miravale III project is to provide the City of Soledad with workforce and 
affordable housing that is integrated in neighborhoods with market rate housing.  This includes housing in 
the “very low,” “low,” and “moderate” categories.  It is also includes workforce housing, which is 
comprised of smaller detached and attached units that are more affordable by design.   
 
The Specific Plan would ultimately provide approximately 4,200 attached and detached residential units, 
of which 54 percent would be affordable per the Housing Element requirements.  To assure development 
of affordable housing, Section 2.5 of the Specific Plan contains the following policies and implementation 
measures:  
 
 All six of the Village Residential (VR) areas are located next to single family residential 

neighborhoods.  The VR residential areas should arrange units/lots that abut or face onto adjacent 
single family residential (LDR) neighborhoods to face the street.  This will create neighborhood 
streets lined with lots and homes and not segregate the affordable units by separating them with 
parking areas.   

 
 Sprinkle affordable lots throughout the single family neighborhoods. 

 
o Locate smaller lots adjacent to the mid-block pedestrian parkway connections. The 

pedestrian parkway will give the appearance of a larger lot. 
 
o Locate duets or duplexes on key corner lots.  This will keep the building massing 

consistent within the neighborhood and allow for one garage door to be accessed off of 
one street and the other off the intersecting street (avoiding double garage doors on one 
elevation). 

 
Relevant Project Characteristics 

The project’s proposed development would protect and enhance the quality of the City’s existing housing 
stock and allow for future economic growth that would help maintain a local jobs/housing balance.  
Implementation of the project includes the development of approximately 4,200 residential units on 
approximately 388 acres within the 920-acre planning area and the creation of 550 jobs.  Development of 
the project would occur over a 15- to 20-year time period, with buildout occurring between 2023 and 
2028. 
 
The overall gross density at buildout would average 10.8 units per acre.  The residential neighborhoods 
would contain a variety of housing types and lot sizes enhanced by open space and recreational amenities. 
The types of housing may include custom homes, production detached homes, cluster homes—attached 
and detached, and garden apartments. 

 
The lowest density neighborhoods with the largest lots are located on the eastern hillsides.  Typical lot 
sizes range from 7,000 sf to 55,000 sf (0-2 du/ac).  Approximately 983 single-family units are planned for 
the first two phases of the project, while another 487 single-family homes would be built in Phases 3 and 
4 for a total of 1,470 units.  There are approximately 118 smaller affordable lots “sprinkled” throughout 
the single family neighborhoods.  Medium density neighborhoods (6.1 - 12 units per net acre) occur 
within the Village Residential designated areas. Typical lot sizes range from 2,500 square feet to 5,000 
square feet.  This designation is intended to provide for detached and attached single-family homes, 
duplex homes, and triplex homes on smaller lots within walking distance to neighborhood parks.  Higher 
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residential density neighborhoods are generally found in proximity to the neighborhood commercial 
center in areas designated for Village Residential.  Allowable density ranges from 12.1 to 25 units per 
acre with an average density of 18.5 dwelling units per acre.  Housing products range from attached 
single-family homes (townhomes) to garden apartments and larger apartment complexes.   
 
Thresholds of Significance 

In accordance with CEQA Guidelines, a project impact would be considered significant if the project 
would: 
 
 induce substantial population growth in an area, either directly (e.g., by proposing new homes and 

businesses) or indirectly (e.g., through extension or expansion of infrastructure); 
 
 displace substantial numbers of existing housing, necessitating the construction of replacement 

housing elsewhere; or 
 
 displace substantial numbers of people, necessitating the construction of replacement housing 

elsewhere. 
 
The only threshold that would apply to the project is the inducement of population growth, since the 
project would not displace existing housing or people.   
 
Impacts and Mitigation 

Displacement  
 

The Specific Plan area is composed of eight separate but contiguous parcels totaling approximately 920 
acres of rolling grasslands and agricultural lands.  The project site is currently used for grazing and 
agricultural uses.  There are two single family homes, the only existing structures on the site, and a row of 
eucalyptus trees that line one side of San Vicente Road, which will be removed as part of this project.  
There are an additional 10 existing residential units which are not part of the project but are centrally 
located within the project area.  They are located on a 3.58 acre parcel (APN # 257-081-32).  Removal of 
these existing houses is not proposed as part of this project.  The project would have no significant 
impact associated with displacement of housing or people.   
 

Population Growth 
 
The project would increase population in the area from Soledad’s existing population (2008) of 27,905 
which includes the prison population. The housing component of the Specific Plan includes the 
development of 4,200 residential units, including 1,470 single family units and 2,730 multi-family units.  
Based on assumptions for persons per housing type developed by City staff, the number of persons per 
dwelling unit is assumed to be 4.5 for three bedroom multi-family residential, 4 for two bedroom multi-
family residential and single-family residential, and 1.75 for senior and studio/one bedroom multi-family 
residential.1  Using these factors, the 4,200 new units proposed by the project could result in an additional 
15,201 people.  Table 4.11-4 shows the persons per household factor by residential type and estimated 
population from project residential development.  This additional population represents about 54 percent 
of Soledad’s existing (2008) population, 42 % of its projected population in 2015 (35,938) and 39% of its 
projected population in 2020 (39,463).    

                                                           
1 Table 4-1 Miravale III Specific Plan, June 2007. 
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Table 4.11-4 

Persons per Household Miravale III Specific Plan Area 
Proposed Housing 

Type 
Total 
Units 

Persons per 
Household 

Total 
Population 

M3-LDR 1,470 4 5,880 
M3-VR 
    Senior 
    Studio & 1 bedroom 
    2 bedroom 
    3 bedroom 

 
500 
335 

1,338 
558

 
1.75 
1.75 

4 
4.5 

 
875 
585 

5,352 
2,509 

TOTAL 4,200  15,201 
Source:  Miravale III Specific Plan, Table 4-1, June 2007 

 
The project site is however, in an area planned and designated for future expansion and the General Plan 
anticipated a significant population growth associated with the development of the future expansion areas, 
including the project site. The EIR estimated the population holding capacity for the project site, as shown 
below in Table 4-11.5 under the expansion areas for Mirassou, San Vincente and Northwest Expansion 
Area.  The following holding capacity and population projections for each expansion area estimate a total 
population in these expansion areas of 36,052 persons and approximately 9,012 additional dwelling units 
out of a total population at full buildout of 57,000.  The Miravale III project site contains only a portion of 
the Northwest Expansion area (approximately 8%) and Mirrasou expansion area (approximately 75%) 
and the entire San Vicente West expansion area (see figure 4.11-1).  Using these approximations, the 
project site, comprised of portions of three identified expansion areas, has a holding capacity of 3,110 
units.        
 

 
Table 4.11-5 

Holding Capacity and Population Projections  
from City 2005 General Plan EIR  

Holding Capacity 
Portion of Planning Area Total 

Res. 
Acres 

Dwelling Units 
(80% of 

Maximum) 
Population1 

 
City Limits2 736 3,847 15,571 
Miravale II 186 1,146 4,582 
San Vicente West* 155 950 3,802 
North Entry 39 267 1,069 
Mirassou* 383 2,262 9,050 
Northwest Expansion Area* 950 5,800 23,200 
Total At Buildout: 2,449 14,273 57,0004 
Existing3:  3,192 15,000 
Remaining To Buildout:  11,081 42,000 
1.  Excluding prison population of 11,200. 
2.  Source:  City of Soledad 2002 
3.  California Department of Finance, January 2004 
4.  Total dwelling units x 4.0 persons per dwelling. 
*Area of the Miravale III Specific Plan. Please note that the Miravale III project 
site consists of a portion of these expansion areas.   
(Source: Table IV-4:  2004 General Plan) 
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The General Plan identified a non-prison population of about 28,000 residents by 2020 and 57,000 
residents at full buildout. Assuming 3,192 existing dwelling units (2005 General Plan EIR), the remaining 
residential development potential of the General Plan was estimated at about 11,000 units that could be 
constructed within the City’s Planning area. 
 
This growth in population in the expansion areas including the project site would increase demands on 
existing community facilities, requiring construction of new facilities as well as the extension of 
infrastructure to the site.  According to the adopted General Plan, the site is within an area of planned 
growth and expansion although outside of the current City limits and sphere of influence for the City. The 
City will be requesting approval from the Monterey County Local Agency Formation Commission to 
amend the City’s Sphere of Influence to include the acreage for the property and to annex the properties 
into the City of Soledad.  The General Plan and EIR anticipates that “subsequent to adoption of the draft 
General Plan, and to carry out its objectives, the City will apply to [LAFCO] for a revision to its sphere of 
influence to denote areas into which the City will extend public services for urban development.”  See 
also, General Plan, Program 2.1 on p. II-32 (“The City will pursue an application to [LAFCO] for an 
amendment of its sphere of influence consistent with this General Plan”).   
 
The City has identified holding capacities for individual major properties within these expansion areas. 
The proposed Specific Plan for Miravale III proposes an increase in the applied density for the project 
site, approximately 1,500 units above the estimated holding capacity for the Miravale III site, according to 
City Planning staff (Susan Hilinski, email communication, September 2006).  Estimation for the purposes 
of this EIR found a holding capacity for the project site to be 3,110 dwelling units. Based on these 
estimations, development of the proposed project is anticipated to exceed the projected holding capacity 
of the project site by approximately 1,090 units.  Although the 2005 General Plan EIR identified 
population estimates in the Planning Areas (table 4.11-5), these figures don’t account for types of housing 
units which can influence population projections.  Moreover, the General Plan and EIR anticipate and 
analyze the impacts of the development of property within the City limits and the expansion areas based 
on the entire Planning Area’s aggregate estimated development potential at buildout.  Proposed density 
associated with project development exceeds development anticipated in the 2005 General Plan and 
therefore could impact planned services and city wide infrastructure and could be considered growth 
inducing.  
 

Impact The project would represent an increase in overall residential holding capacity  
identified in the 2005 General Plan EIR for portions of the Mirassou, San Vincente 
and Northwest Expansion Areas within the project area and could be considered 
growth inducing if annexations and development in the remaining expansion areas 
exceed development potential addressed in the General Plan EIR. This would 
represent a potentially significant impact that can be reduced to a less-than-significant 
level with implementation of the following mitigation measures. 

Mitigation 
 
4-11.1   Phase approval of development applications and annexations in the Mirassou, San Vincente and       

Northwest Expansion Areas to maintain holding capacity and population projections in Table 
4.11-5 of the General Plan EIR. Monitor development approvals in these expansion areas to limit 
overall density and population growth to the holding capacity identified to ensure consistency 
with projections in approved City planning documents.   

 
4-11.2 Implement General Plan policies L-2 to L-7 and other applicable policies for phased          

development and population growth in the project and expansion areas.  General Plan policies L-
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2 to L-7, (below) identify expansion area requirements and applicable policies for annexation of 
these areas:  

 
 L-2 Further annexations to the City may occur when a) a substantial portion of the 

development capacity within the existing city limits has been developed, b) a substantial 
public benefit can be realized through the annexation, such as the provision of public 
open space, additional parkland, or the protection of scenic vistas, or natural resources, or 
c) a special type of use is proposed that cannot be practically accommodated in the 
existing city limits, and d) the project can be found to provide a financial benefit to the 
City or to be fiscally neutral. The Planning Commission shall review the merits of a 
request for annexation based on these criteria, and make a recommendation to the City 
Council. 

 
 L-3 A specific plan shall be required for all annexations and development of properties 

designated Expansion Area.  Specific plans shall be prepared in accordance with the 
standards provided in Appendix B of the General Plan.  

 
 L-4 The City shall promote patterns of development that allow for the efficient and timely 

extension of infrastructure and services. 
 
 L-5 New development shall not be allowed unless adequate public services are available to 

serve such new development, or that can be provided at the time of development.  
 
 L-6 New development shall pay its fair share of providing additional public services needed 

to accommodate such development.  
 
 L-7 Master plans for sewer, water, roads, drainage and other public improvements shall be 

required for new development on large undeveloped parcels and may be included in the 
specific plan required by policy L-3, and as determined by the City. 

 
The additional population increase (15,201) associated with buildout of the project site over the projected 
15-20 years of project development represents approximately 54 percent of Soledad’s existing (2008) 
population. Depending upon the timing of project development, this additional population represents a 
major portion of the projected City wide population of 28,000 by year 2020. This growth in population 
would increase demands on existing community facilities, requiring construction of new facilities that 
could cause significant environmental effects.  The project also proposes office and commercial uses that 
would have a direct, economic growth-inducing impact by providing new employment. The project would 
generate an estimated 550 jobs at the project site.  Residential development and residential-serving 
commercial development is included in the Land Use Plan to meet the needs of new employees.  
 
Impact Although the project site is located in an area that has been identified for future 

population growth in City’s General Plan, based on the above discussion, the 
project would result in a significant growth-inducing impact through the 
introduction of new sources of employment and a significant portion of the City’s 
projected population growth, which would result in additional demands on existing 
facilities. This represents a significant and unavoidable impact that cannot be reduced 
to less-than-significant level with mitigation. 
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Housing Element 
 

The Housing Element requires that specific plan areas provide, at a minimum, 15 percent of housing 
affordable to very low-income households, 14 percent affordable to low-income households, and 25 
percent affordable to moderate-income households. The Specific Plan will ultimately provide 
approximately 4,200 attached and detached residential units of which 1,229± will be affordable (including 
500 senior housing units) and another 1,047± workforce housing units. The Housing Element does not 
contain a definition of workforce housing, therefore units proposed as workforce housing may or may not 
be restricted in price or rent and at this time cannot be considered affordable. Program 4.3 of the Housing 
Element requires each subdivision in a Specific Plan area to have a development agreement with the City 
of Soledad that prescribes the proportion of very low, low, and moderate income housing to be built in the 
project, the location of these units within the subdivision, and the qualifying incomes of families to which 
the sale and resale of the units shall be limited. Each Planned Development area will require an affordable 
housing development agreement which will ensure the project’s consistency with the City’s Housing 
Element. Table 4.11-6 outlines both the Housing Element and Inclusionary Housing Ordinance 
affordability requirements and the affordable units proposed by the Specific Plan. 
 

 
The Specific Plan does not, however, meet the Housing Element’s requirement for “integrated” 
neighborhoods where higher density and more affordable housing are integrated with market-rate 
housing.  Figure 2-4 from the Miravale III Specific Plan depicts 59 affordable housing unit lots in the 
Low Density Residential (LDR) neighborhoods.  Development of two units on each of these lots would 
result in 118 affordable housing units in the LDR neighborhoods, representing only 8% of the 1,470 total 
single family units.  Village Residential areas which contain a majority of the Specific Plan’s affordable 
housing are located “next to” single family neighborhoods. Therefore, affordable housing units are not 
“integrated” as the Housing Element Program 4-2 stipulates. 
 

Table 4.11-6 
Proposed Affordable Housing Units for Miravale III Specific  Plan Area 

City Requirements Proposed 
Affordability 

Target 
Group 

GP Housing 
Element 

Affordability 
Requirement 

(54%) 

Inclusionary 
Ordinance 

Requirement   
(20%) 

Minimum 
Density 

Required 
by GP 

Proposed 
General 

Plan 
Affordable 

Units 

Proposed 
Percentage/Number 

of Inclusionary 
Units 

Development 
Location 

Proposed 
Constructi
on Phases 

Very Low 
Income 

15% 6% 18 
du’s/net 

acre  

15%    
341±        

GP Units 

6%     136±         
Inclusionary Units 

PD-
1,2,3,4,5,6 

1 to 4 

Low Income 14% 6% 18 
du’s/net 

acre 

14%     
318±        

GP Units 

6%     136±         
Inclusionary Units 

PD-
1,2,3,4,5,6 

1 to 4 

Moderate 
Income 

25% 8% 12 du’s 
/net min. 

25%    
569±        

GP Units 

8%    182±         
Inclusionary Units 

PD-
1,2,3,4,5,6 

1 to 4 

Workforce  
housing  N/A   

  N/A 
  1047±     

Workforce 
Units 

  PD-
1,2,3,4,5,6 

1 to 4 

        2276 Units 454 Units     
TOTAL 54% 20%  54% 20%   

NOTE: Workforce housing / entry level is defined for the Miravale III Specific Plan as housing units/ lots that are smaller in size, therefore more affordable by 
design.  It is the intent of this Plan to provide workforce housing which will be affordable by design, but not restricted in price or rent.  The Housing Element 
requirement of 54% is also a requirement to be affordable by design.   
Source:  Miravale III Specific Plan, June 2007 
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Impact The Miravale III Specific Plan is inconsistent with the Housing Element, which 
requires affordable housing to be fully integrated with market rate housing.   This 
would represent a potentially significant impact that can be reduced to a less-than-
significant level with implementation of the following mitigation measures. 

 
4.11.3 The applicant shall enter into a Development Agreement per Program 4.3 of the City’s Housing 

Element with the City that prescribes the parameters of the development of affordable housing 
consistent with the City’s Housing Element, Inclusionary Housing Ordinance, and the revised 
Specific Plan.  The Development Agreement shall be reviewed and approved by the City of 
Soledad prior to or concurrent with project approval.   

 
Inclusionary Housing 

 
The Miravale III Specific Plan proposes 454 units restricted affordable pursuant to the City of Soledad’s 
Inclusionary Housing Ordinance.  Of these 454 units, 6 percent would be deed restricted for very low-
income households, 6 percent to low-income households, and 8 percent to moderate-income households.  
454 affordable units represent only 11% of the total 4,200 units proposed. These units would be 
affordable to target income categories according to income limits established by State Department of 
Housing and Community Development for Monterey County.  As proposed, the Specific Plan does not 
meet the 20 percent requirement and therefore the project would not be consistent with the City’s 
Inclusionary Housing Ordinance. 
 
Impact The Miravale III Specific Plan is inconsistent with affordable housing requirements 

of the City’s Inclusionary Housing Ordinance. This would represent a potentially 
significant impact that can be reduced to a less-than-significant level with 
implementation of the following mitigation measures. 

 
4.11.4 Prior to project approval, the Specific Plan shall be revised to provide 20% of the units proposed 

in each Planned Development area and the Low Density Residential area to be affordable housing 
units. Alternatively, the project applicant shall dedicate real property for affordable housing or 
submit payment of in-lieu fees in order to ensure project consistency with the requirements of the 
City of Soledad’s Inclusionary Housing Ordinance, subject to the approval of the City of Soledad.   
The project’s consistency with the City’s Inclusionary Housing Ordinance shall be evidenced in 
the Development Agreement (DA) prepared for the project, subject to the approval of the City of 
Soledad.  The DA shall be reviewed concurrently with the project’s General Plan amendments, 
Specific Plan and the Vesting Tentative Map. 
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4.12 PUBLIC SERVICES AND RECREATION   

Introduction 
 
This section assesses the proposed project’s potential impacts on public services and recreation.  To 
obtain information from public service providers, DD&A contacted the City of Soledad Police and Fire 
Departments in order to gather information on existing fire and police facilities, staffing for the project 
area, and current, as well as, target response times.  The Soledad Unified School District was contacted to 
obtain information on student enrollment capacity. 
 
Setting 
 

Police and Fire 
 
Fire protection services within the City of Soledad are provided by the City of Soledad Fire Department.  
The closest fire station is located on 525 Monterey Street in Soledad. Mission Rural Fire Protection 
District also contracts with the City of Soledad to provide fire department services to the rural areas 
surrounding the City. According to the City of Soledad General Plan EIR, the Soledad district is 
approximately 42,000 acres and is bounded by the foothills of the Gabilan Range and the Santa Lucia 
Mountains.  
 
In May of 2006, a fire analysis, prepared by Citigate and Associates regarding fire services within the 
City of Soledad, found that existing fire personnel levels and responses times were inadequate to meet the 
needs of a small, but growing city. The report further concluded that the City should adopt a target 
response time of seven (7) minutes. In response to this analysis, the City of Soledad Fire Department 
hired additional staff to insure that adequate fire personnel were available to meet current demands. 
Currently, the City maintains a full-time staff consisting of ten full time personnel, a part-time staff 
consisting of 12 individuals and 14 Volunteers.   The Fire Department is equipped with two fire engines, 
an aerial ladder, a wildland fire engine,  water tender, a utility pick-up, a staff vehicle and a new Type I 
fire engine on order. In 2007, the fire department responded to 1300 alarms, of which 795 were located 
within the City of Soledad. The Fire Department also provides emergency response services to area 
residents.   
 
The Soledad Police Department, which is located at 236 Main Street, provides police protection services 
within the City of Soledad. The City currently has 23 sworn officers and six non-sworn officers (pers. 
comm. Police Chief Richard Cox, September 20, 2006). This is equivalent to approximately 1.1 officers 
per 1,000 residents. Currently, there are five shifts per day with approximately 2-3 sworn officers on duty 
per shift.  In 2005, the Police department responded to 16,303 calls, with the majority of calls being 
related to burglary attempts. Average response times are approximately three minutes. In order to 
augment its services, the Police Department has a mutual aid agreement with the cities of Greenfield and 
Gonzales and the Monterey County Sheriff’s Department.  
 

Schools 
 

The Soledad Unified School District (SUSD) provides educational services to the City, which includes 
San Vicente School, Gabilan School, Rose Ferrero Elementary School, Frank Ledesma Elementary 
School, Jack Franscioni Elementary School, Main Street School, and Soledad High School. SUSD has 
five (5) elementary schools serving grades K through 6, one middle school serving grades 7-8, and one 
High School for grades 9 through 12. Currently, adequate capacity exists to accommodate additional 
students, although several of the SUSD’s schools are approaching full capacity. Table 4.12-1 depicts 
current student enrollment and student capacity. There are also two continuing education facilities 
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(Shalom High School and Pinnacles High School) within the City that provide opportunity for students to 
complete their high school diploma or GED, as well as, providing practical work experience and English 
language training. While there are no community colleges located within the City, Hartnell community 
college is located approximately 30 miles north in the city of Salinas. Currently, new school facilities are 
being proposed throughout the community, including three elementary schools. Construction of these 
facilities is dependent on future development and will be constructed as the City continues to expand. 
 

Table 4.12-1 
Current Student Enrollment 

School Grade Level 
Student 

Enrollment Capacity 
Enrollment 

Capacity (%) 

San Vicente K-6 557 650 85.6% 
Gabilan K-6 400 650 61.5% 
Rose Ferrero K-6 401 650 61.6% 
Frank Ledesma K-6 589 650 90.6% 
Jack Franscioni K-6 447 650 68.7% 
Main Street  7-8 630 652 96.6% 
Soledad High 9-12 1,093 1,400 78.0% 
Source: City of Soledad General Plan and Soledad Unified School District 2007. 

 
Libraries 

 
The Monterey County Free Libraries network supports Soledad residents with a branch at 401 Gabilan 
Drive. The County also operates two bookmobiles, a books by mail program, deposits collections in local 
schools, and a number of special programs, including a literacy program that operates a literacy outreach 
vehicle focused on family literacy and kindergarten readiness. Funding for the Soledad Library comes 
primarily from a share of the property tax collected within its service area. 
 

Recreation 
 
According to the City of Soledad General Plan, approximately 27 acres of land are dedicated to 
recreational uses within Soledad. These facilities include a little league field, an indoor swimming pool, 
and public parks. Table 4.12-2 depicts recreational facilities within the City and classifies each park type 
based on the type of recreational usage (i.e., passive or active). Active recreational facilities include a mix 
of recreational uses and may include athletic fields, hard courts, children’s play areas, and structures for 
recreational activities. Passive recreational facilities are generally undeveloped or minimally improved 
lands that include landscaped areas, non-landscaped open space, trail systems, and other similar uses. 
Parkland is further classified according to type and size. According to the General Plan, parkland within 
the City of Soledad is classified as the following: 
 
 Linear Parks: A linear park is often developed along natural or human made corridors, such as 

creeks, drainage facilities, or roads. The size of a linear park may vary but should be of sufficient 
width to protect sensitive resources and to accommodate a pedestrian and/or bicycle trail. 
Facilities provided with linear parks are usually limited to seating, picnic tables, and in some 
instances, a tot-lot and par course.  

 
 Pocket Park/Mini Parks: A pocket park is a small facility designed to serve a limited population 

or group (such as seniors or small children) within about a one quarter mile radius. Such parks are 
typically between 0.25 to 2 acres in size and provide limited amenities that may include play 
equipment, seating, picnic areas, and landscaping. 
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 Neighborhood Parks: Neighborhood parks serve primarily one neighborhood and provide active 
and passive facilities for all age groups. Such parks may range in size from 2 to 15 acres and 
generally provide open turf areas, picnic areas, play equipment, multiuse game courts, drinking 
fountains, restrooms, parking, and landscaping. Neighborhood parks typically serve an area 
within one quarter to one half mile of the park. 

 
 Community Parks: A community park serves multiple neighborhoods or an entire community. 

These parks are usually developed on large sites (15 to 30 acres) and provide a wide range of 
facilities and activities, such as larger play areas for children, picnic areas, play fields and courts 
(tennis, basketball, baseball, etc.), and open turf areas, as well as parking, lighting, landscaping 
and restrooms. 

 
 Regional Parks: Regional parks serve multiple communities, provide larger facilities and 

amenities on sites, and range in size from 100 to 200 acres. Regional parks may provide large 
open areas, group picnic facilities, trails, campgrounds, sports fields, a golf course, courts for 
tennis and volleyball, and other amenities, such as parking, landscaping, and restrooms. The 
communities served by a regional park should be within one hour driving distance and may be 
subject to user fees. The Draft Monterey County General Plan proposes to locate a regional park 
near Soledad between the existing city limits and the Los Coches Adobe near the confluence of 
the Salinas and Arroyo Seco Rivers. 

 
As identified in Table 4.12-2, in addition to active recreational opportunities, there are three (3) passive 
park facilities located within Soledad, totaling approximately 36.35 acres. There are also several regional 
parks and open space areas within the vicinity of the City, including the Mission Nuestra Senora de la 
Soledad, Pinnacles National Monument, and the Arroyo Seco area that are available to area residents. 
According to the City of Soledad’s General Plan, a regional park is planned north of the project-site on 
the Windmill property. Additionally, there are three parks totaling approximately 6.52 acres that are 
planned within the City. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 4.12-2 
Park and Recreation Facilities 

 
Park Name 

 
Size (acres) 

Recreational 
Type 

Vosti Park 6.4 Active 
Ramirez Park 1.25 Active 
Bill Ramos Park 1.25 Passive 
Front Street Park (Old 
Town Park) 

0.6 Passive 

Chester Aaroe Park 2.8 Active 
Indoor Swimming Pool 4.0 Active 
Lum Park 2.5 Active 
Gallardo Park 4.0 Active 
Los Coches Adobe - - 
Veterans Park 4.0 Active 
Santana Park 4.2 Active 
Rotary Park 4.0 Active 
Salinas River Open Space 50 Passive 
TOTAL: +/- 89.0  
Source: City of Soledad General Plan and General Plan EIR 2005, 
LAFCO Municipal Service Review 2006. 
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Regulatory Environment 
 
City of Soledad General Plan 

The Public Services/Facilities and the Park/Recreation Elements of the General Plan contain numerous 
goals and policies to enhance the level of recreational amenities and public services provided to the City 
and surrounding areas. Please refer to Table 4.9-2 of the Land Use section for a detailed analysis of the 
project’s consistency with the relevant provisions of the Soledad General Plan. The following recreational 
and public services policies apply to development within the project area:  
 
Policy PR-1  The City will acquire future park and recreation land and facilities by: 

a. Requiring park dedications from future residential subdivision at the rate of three 
acres per 1,000 population anticipated in the project; 

b. Requiring payment of a park impact fee, or requiring the dedication of land and 
improvements in-lieu of fees, from all new development; 

c. Cooperating with Monterey County to acquire land for a new regional park in the 
Soledad planning area; 

d. Acquiring parkland near existing or potential public park and recreation sites, or near 
quasi-public or private sites that have a good opportunity for a joint use agreement. 
Acquired parkland should be contiguous to proposed or existing park and recreation 
facilities or provide a logical connection. 

e. Pursuing joint use agreement with public and private schools, other public 
government agencies, private park and recreation providers, and institutions with 
potential parkland to make existing or proposed park and recreation facilities to the 
community on an extended basis. 

 
Policy PR-10  The City should provide a pedestrian network within the City Limits. The system should: 

a. Accommodate pedestrians and bicycles. 
b. Connect residential neighborhoods with: 1) Soledad’s downtown, 2) schools, 3) City 

park and recreation facilities, and 4) regional trails. 
 

Policy PR-16 Parks shall be designed to be compatible with the neighborhoods in which they are 
located, and shall provide security and privacy to adjoining properties.  Where necessary, 
buffers shall be provided between park and recreation lands and adjacent development to 
provide privacy and a physical separation between uses.1 

 
Policy PR-24 New development shall be required to add to proposed or existing park and recreation 

projects where legally feasible.   Public or private development shall  provide, as 
appropriate and legally feasible: 1) a buffer between proposed development and existing 
park, recreation and/or open space parcels to minimize conflicts between development 
and existing facilities; and 2) gates, fences, or other deterrents when such facilities are 
deemed necessary to discourage prohibited or non-compatible uses from entering park, 
recreation or open space lands.   

 
Policy PR-25 New development shall not adversely impact adjacent park, recreation, or open space 

lands. 

                                                           

     1  Buffers may include setbacks, landscaping, fencing, and/or dramatic breaks or changes in topography. 
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Policy S-20 The City will work cooperatively with the Soledad Unified School District to monitor 

housing, population, and school enrollment trends and in planning for future school 
facility needs. The City shall assist the District in locating new school sites. 

 
Policy S-21 The siting of new schools shall be coordinated with the City’s Circulation Element to 

ensure that traffic conflicts are avoided, the safety of students is addressed and roadway 
function is not reduced, including provisions for off street student drop-off/pick up. 

 
Policy S-22  The City will work closely with the school district to secure adequate funding for new 

school facilities and where legally feasible, shall provide a mechanism which requires 
development projects to mitigate the cost of providing school facilities needed to serve 
such development, consistent with relevant provisions of State law.  

 
Policy S-23 The City, to the extent feasible, shall ensure that new school facilities are constructed and 

operating prior to the occupation of residences which the schools are intended to serve. 
 
Policy S-29 The City shall strive to achieve and maintain a ratio of a minimum of 1 police officer per 

1,000 residents. 
 
Policy S-30 The City shall strive to achieve and maintain emergency response time to a maximum of 

5 minutes for police emergencies. 
 
Policy S-32 The City shall require new development to pay its fair share of providing or funding 

facilities that, at a minimum, achieve and maintain the above police protection standards. 
 
Policy S-36 The City shall strive to achieve and maintain an emergency response time of 5 minutes or 

less for fire emergencies over 90 percent of the City. 
 
Policy S-37 The City shall require new development to pay its fair share of providing or funding 

facilities that, at a minimum, achieve and maintain the fire protection standards identified 
in Policies S-35 and S-36.  

 
Police S-38 The City shall ensure that all proposed developments are reviewed for compliance with 

fire safety standards per the Uniform Fire Code and other City standards and ordinances. 
 
Policy S-39 New non-residential development and non-residential additions of over 100 square feet of 

habitable space shall provide fire sprinklers in accordance with City standards, and as 
determined by the Fire Marshal. New residential development shall be provided with fire 
sprinklers unless the developer provides studies that prove the standard identified in 
Policy S-35 is not negatively affected.  

 
Environmental Impact Report on the Soledad General Plan. The General Plan EIR evaluated 
potential recreational and service systems impacts associated with the adoption and implementation of the 
Soledad General Plan, including future development within the project area.  This program-level EIR 
focused on general impacts associated with implementation of the General Plan, rather than project-
specific impacts associated with individual development projects, such as the Miravale III project.  
According to the General Plan EIR, the following recreational and service systems impacts were 
identified:  
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 Buildout of the General Plan would significantly increase the City’s population and demand for 
parkland. This impact was identified as significant, unless mitigated. 

 
 Buildout of the General Plan would increase the need for fire fighting personnel and equipment. 

This impact was considered significant, unless mitigated.  
 
 Buildout would require additional fire protection facilities and equipment to maintain an 

acceptable response time. This impact was considered significant, unless mitigated.   
 
 Buildout would increase the need for police protection personnel and equipment. This impact was 

considered significant, unless mitigated.  
 
 Buildout would generate additional school aged children. The number of new households and 

associated students would significantly increase the demand for school facilities. This impact was 
considered significant and adverse.    

 
Soledad Municipal Code  
 
The following discussion provides a general overview of applicable provisions of the City of Soledad 
Municipal Code, in addition to associated Ordinances and City Council Resolutions, as they pertain to 
development impact fees for various public facilities. This information is intended to provide a contextual 
background of various City requirements pertaining to the payment of public facilities impact fees. 
Moreover, as discussed below, the City of Soledad annually updates the various development impact fees 
to reflect the percentage change in the construction index for San Francisco. As a result, the proposed 
project will be subject to the requirements of the adopted impact fee in effect at the time of building 
permit issuance.  
 

Ordinance No. 637  
 
On October 18, 2006 the City Council adopted Ordinance No. 637, which added Chapter 14.06 to Title 14 
of the Soledad Municipal Code. The purpose of Ordinance No. 637 was to identify impact fees for public 
facilities in order to mitigate potential impacts to public facilities associated with new developments.  As 
required pursuant to Section 14.06 of the Soledad Municipal Code, all public impact fees are required to 
be annually adjusted to reflect the annual percentage change in the construction index for San Francisco 
as reported in the Engineering News-Record. In order to mitigate potential project-induced impacts to 
public facilities, the project applicant would be required to submit payment of public facilities impact fees 
consistent with the requirements of Ordinance No. 637 and the corresponding impact fee in effect at the 
time of building permit issuance.    
  
Miravale III Specific Plan.   

Sections 4.0 and 5.0 of the Miravale III Specific Plan identify goals and policies to ensure the adequate 
provision of public services and recreational space. Applicable goals are summarized as follows: 

 Parks, Recreation, and Open Space Goal P-1 states that adequate park, open space, and recreational 
facilities shall be provided in order to meet project demands. Numerous policies are contained in the 
Specific Plan to insure that adequate facilities are provided to meet anticipated demands. 

 Public Services and Facilities Goal PSF-1 states that project development should provide an efficient, 
self sustaining system of public facilities that accommodate the needs of project build-out. 
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 Goal PSF- 2 further states that project development should provide adequate and reliable services and 
utilities to area residents and business while ensuring that adequate maintenance of these facilities is 
provided. 

 
Relevant Project Characteristics 
 
The Specific Plan calls for a mixed-use urban development consisting of new roads and infrastructure, 
single-family and multi-family residential units, retail commercial space, a golf course, school and public 
safety sites, a 120-unit hotel, and open space and recreation areas.  
 
As identified in Section 6.3.4 of the Miravale III Specific Plan, a centrally located site along West Street 
has been designated for the future location of a fire station substation and a remote police station in order 
to meet project generated demands for police and fire protection services (See Figure 3-3). Moreover, 
according to Section 5.2.1 of the Specific Plan, three school sites have been identified within the Specific 
Plan area. Specifically, the proposed project would provide two elementary school sites located on the 
southeast corner of Orchard Lane and Crest Street and north of West Street between San Vicente Road 
and Crest Street. A junior high site is also planned east of San Vicente Road and north of West Street. 
However, the proposed junior high site is located within lands contracted by the Williamson Act. If the 
proposed junior high school must be constructed prior to the expiration of the Williamson Act contract, an 
alternative location has been identified east of San Vicente Road and north of the elementary school 
proposed between San Vicente Road and Crest Street. The proposed project also includes a site for the 
future location of a Community Education Center/Continuation school within the northwest portion of the 
project site.  
 
As previously identified, the proposed project would also provide recreational opportunities to area 
residents. Specifically, in addition to providing an approximately 159-acre semi-private golf course and 
driving range, development of the proposed project would result in the construction of four pocket parks 
totaling approximately 11.52 acres. The four pocket parks would be distributed throughout the proposed 
development to provide active recreational uses to area residents. Moreover, according to the Specific 
Plan, approximately 24.27 acres of additional parkland would be provided in the six Village Residential 
areas. Although no formal plans have been prepared for these areas, future development of these sites 
would be required to provide improved parkland consistent with the Specific Plan and General Plan 
requirements. Table 4.12-3 provides an estimated parkland requirement according to maximum allowable 
density for each of the proposed Village areas per the Village Residential standards contained in the 
Specific Plan.2 The Specific Plan also identifies approximately 5.96 acres of pedestrian trails within the 
planning area, 1.90 acres of park connections, and a 1.95 acre linear park. In addition to active 
recreational uses, the Specific Plan has identified approximately 61.90 acres of open space for passive 
recreational use. In addition to the 5.96 acres of pedestrian trails, the proposed project also includes an 
additional 4.22 miles of Class II bike lanes, as well as, another 4.04 miles of trails within the golf course 
alignment.    

                                                           
2 It is important to note, however, that parkland requirements may vary depending on project-specific plans. The 
calculations in Table 4.12-3 assume maximum buildout per the Village Residential standards contained in the 
Specific Plan. Future development of the proposed Villages may be subject to variation.  
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Table 4.12-3 

Parkland Requirements for  
Proposed Village Areas 

Village Area Required Parkland  
Village 1 9.27 Acres 
Village 2 6.0 Acres 
Village 3 1.0 Acres 
Village 4 1.0 Acres 
Village 5 3.5 Acres 
Village 6 3.5 Acres 

Source: Miravale III Specific Plan 
 
 
Thresholds of Significance 
In accordance with CEQA Guidelines, a project impact would be considered significant if the project 
would: 
 
 result in substantial adverse physical impacts associated with the provision of new or physically 

altered governmental facilities, need for new or physically altered government facilities, the 
construction of which could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any public services: 
C fire protection; 
C police protection; 
C schools; 
C parks; 
C other public facilities; 

 
 impair implementation of or physically interfere with an adopted emergency response plan or 

emergency evacuation plan; 
 
 expose people or structures to a significant risk of loss, injury or death involving wildland fires, 

including where wildlands are adjacent to urbanized areas or where residences are intermixed with 
wildlands; 

 
 increase the use of existing neighborhood and regional parks or other recreational facilities such that 

substantial physical deterioration of the facility would occur or be accelerated; or 
 
 include recreational facilities or require the construction or expansion of recreational facilities which 

might have an adverse physical effect on the environment. 
 
Impacts and Mitigation 

Police and Fire 
 

Implementation of the proposed project would create an increased demand for police and fire services due 
to the increase in the square footage of commercial space and the development of new residential units. 
Project development would result in the introduction of 15,201 persons within the City, effectively 
increasing the response area for both police and fire services. The increased demand for police services 
would be generated by potential crimes that could occur within the proposed project site. The increased 
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demand for fire protection services would be generated by the expansion of the service area and the 
potential for fire hazards, including but not limited to, structural fires, medical emergencies, and 
hazardous conditions associated with project buildout.  
 
According to the City of Soledad Fire Department, average response times to the main entrances of the 
project site vary between five and seven minutes (Interim Fire Chief Steven Negro, personal 
communication, September 2006, and Fire Chief Richard Foster, personal communication, June 2007). 
According to a fire analysis prepared by Citigate, which was adopted by the City Council in April 2006, 
the first fire engine should arrive on scene within seven minutes, 90 percent of the time. As indicated by 
the City of Soledad Fire Department, project development would impact existing response times for fire 
protection services due to the expansion of coverage area. As a result, the Fire Department would not be 
capable of achieving the identified target response time of seven minutes due to project development 
(Interim Fire Chief Steven Negro, personal communication, September 2006, and Fire Chief Richard 
Foster, personal communication, June 2007).  
 
As previously identified above, a site has been designated along West Street to ensure that average 
responses times would be within acceptable levels. According to the City of Soledad Fire Chief, the 
proposed location of the fire substation would be adequate to provide fire protection services to the 
project area (Fire Chief Richard Foster, personal communication, January 2008). Project-specific 
mitigation, however, would be warranted to ensure that the proposed facility is operational prior to the 
initiation of construction activities associated with Phase 2 of the proposed development. More 
specifically, the Fire Department has indicated that average response times outside of Phase 1 would be in 
excess of established standards. Therefore, the Department has determined that it is necessary that the fire 
substation be constructed and operational prior to additional construction in subsequent phases of the 
proposed project to minimize potential fire-related hazards. Implementation of Mitigation Measure 4.12-1 
would reduce project-related impacts to a level considered less-than-significant.   
 
In addition to adversely affecting target response times, development of the proposed project would 
expose people and/or structures to wildland fire hazards. More specifically, the foothill portions of the 
project site are identified as being subject to wildland fires and are identified as a “State Responsibility 
Area” by the State of California. According to the State of California, these areas are subject to fire 
hazards and typically consist of “timber, brush, undergrowth or grass…which protects the soil from 
erosion, retards runoff of water, or accelerates percolation, and lands principally used for range of forest 
purposes.” Figure 4.12-1 identifies portions of the project site that are located within the State 
Responsibility Area. Vegetation within these areas is consistent with the State’s definition. Currently, fire 
protection services within these areas are provided by the California Department of Forestry; however, 
upon annexation, these areas will be under the jurisdiction of the Soledad Fire Department. Although fire 
services would be provided by the City, homesites within these areas would be required to adhere to fire 
safety standards, including setbacks in the form of defensible spaces from areas designated as Open 
Space. While agricultural/urbanized areas are considered to have a relatively low fire hazard compared to 
wildlands, wildland fire hazards, due to prevailing wind patterns in the Salinas Valley, are considered 
significant. To minimize these hazards, the City Fire Chief implements the fire prevention regulations of 
the Uniform Fire Code. These regulations specify minimum safety standards for water flow, water 
pressure, street width and access, and turning radius for fire equipment. The proposed development would 
be required to be constructed in accordance with all applicable fire and building safety codes, including 
both the Uniform Building Code and Uniform Fire Code.  In addition to adhering to the requirements of 
applicable fire and building safety codes, implementation of project-specific mitigation requiring a 100-
foot defensible space for structures constructed within the foothill areas would ensure that fire hazards are 
reduced to the extent feasible. Project-related impacts are further reduced to a less-than-significant level 
through the incorporation of mitigation requiring that a fully operational fire station at the designated 
West Street location be constructed prior to the issuance of any building permits for Phase 2 of the 
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proposed project. As a result, project-related impacts associated with the exposure of people and/or 
structures to fire hazards are considered less-than-significant.  
 
Development of the proposed project would also result in potentially significant impacts in terms of 
police protection services. More specifically, development of the proposed project has the potential to 
adversely affect average response times and generate additional demands for services beyond current 
levels. Additionally, development of the proposed project would also conflict with several General Plan 
policies pertaining to police staffing and target response times.  
 
According to the City of Soledad Police Department, current responses times within the City average 
approximately three minutes. The annexation and subsequent buildout of the project site would 
effectively increase the response area for police protection services. Consequently, project development 
has the potential to adversely affect emergency response times. According to General Plan Policy S-30, 
the “City shall strive to achieve and maintain emergency response time to a maximum of five minutes for 
police emergencies.” Development of the proposed project, without mitigation, would exceed this 
threshold and would have a significant adverse impact on existing police protection services. As 
identified in Section 6.3.4 of the Specific Plan, a centrally located site has been designated for the future 
siting of a remote police station and a fire station. Implementation of the mitigation identified below 
requiring that the police substation be constructed in proposed location prior to the issuance of any 
building permit for Phase 2 would ensure that average response times are within the identified target 
range. As a result, project-related impacts would be reduced to a level considered less-than-significant. 
 
Development of the proposed project would also generate additional demands for police protection 
services associated with the expansion of service area and corresponding increase in population. In 2005, 
according to the Monterey County Emergency Communication Department, the City of Soledad Police 
Department responded to 16,303 calls, which included traffic violations, thefts, burglary, peace 
disturbances, and medical emergencies. The introduction of 15,201 persons would substantially increase 
the population of Soledad and thereby increase demands for police services. As identified in the City of 
Soledad General Plan, the desired police officer to resident ratio is one officer per 1,000 residents 
(General Plan Policy S-29). At current staffing levels, development of the proposed project would result 
in an officer to resident ratio of 0.5 officers per 1,000 residents. Therefore, existing staff levels are 
insufficient to maintain the identified officer to resident ratio. In order to maintain the established ratio, 
development of the proposed project would require an additional 15 police officers. This represents a 
significant impact that can be reduced to a less-than-significant level through the incorporation of 
mitigation identified below. More specifically, the mitigation measures identified below ensure that 
adequate funding and facilities would be available to hire additional staffing as necessary and thereby 
accommodate project development.  
 
The project would result in an increase in the number of calls for police protection and emergency 
response.  Access to the main entrances of the project site is within range of the average response times, 
however, additional staffing, equipment, and infrastructure (substation) would be necessary in order to 
serve the proposed development and maintain average response times (Interim Fire Chief Steven Negro, 
personal communication, September 2006, and Police Chief Richard Cox, personal communication, 
September 2006). While the proposed development would substantially increase the demand for police 
and fire protection services within the City of Soledad, the proposed development can effectively mitigate 
project-related impacts to a less-than-significant level. Additionally, the project would not interfere with 
an adopted emergency response/evacuation plan since the project site is currently undeveloped and 
located east of existing urban areas. Implementation of the following mitigation measures would not 
result in any new environmental impact beyond those identified elsewhere in this EIR. 
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Impact The project would result in an increased demand for police and fire services. This 
would represent a potentially significant impact that can be reduced to a less-than-
significant level with implementation of the following mitigation measures. 

  
Mitigation 
 
4.12-1 Prior to the initiation of construction for Phase 2 of the proposed development, the proposed fire 

and police facilities located on West Street shall be constructed and operational. Prior to the 
issuance of any building permit for new residential and commercial development in Phase 2, the 
project applicant shall obtain written documentation from the Soledad Fire and Police 
Departments indicating that the fire and police substations are operational, subject to the review 
and approval of the City of Soledad.  

 
4.12-2 Prior to the issuance of building permits, the applicant/developer shall pay a City Public Facilities 

Development Impact Fee for each type of new development in accordance with the adjusted 
impact fee in effect at the time of building permit issuance. All fees shall be subject to the review 
and approval of the City of Soledad Community Development Director.    

 
4.12-3 Prior to the recordation of each final map for development within areas currently designated as 

“State Responsibility Areas,” the applicant shall submit evidence, subject to the review and 
approval of the City of Soledad Fire Department, demonstrating that a minimum 100-foot 
defensible space will be provided around any structure constructed within the foothill area. The 
defensible space shall be cleared of and maintained free of brush and combustible debris, and any 
landscaping placed within the defensible space shall be irrigated. 

 
Schools 

 
Within the Soledad planning area, the SUSD currently operates five (5) elementary schools (grades K-6), 
one middle school (grades 7-8), one high school (grade 9-12), and two continuation/alternative high 
schools.  Development of the proposed residential uses would generate additional students, associated 
with the increase in population. The SUSD has prepared student generation rates for residential uses. 
Using these rates, project buildout is anticipated to generate 4,291 school-aged children, as presented in 
Table 4.12-4 below.  
 

Table 4.12-4 
Projected Student Generation 

Grade Level 
Generation 
Rate/Unit No. Units1 No. New Students 

K-6 0.662 3,700 2,449 
7-8 0.169 3,700 625 

9-12 0.329 3,700 1,217 
Total: 4,291 

1. Senior units are excluded from total number of units as these units are not anticipated to 
generate additional students.  
Source: Soledad Unified School District 2008. 

Project development would result in an increase in student population thereby exceeding existing 
enrollment capacity of the SUSD. In order to accommodate anticipated student capacity, the project 
proposes to provide three school sites, including two elementary schools and one middle school. The 
proposed middle school is currently located on a portion of the site under Williamson Act contract. An 
alternative middle school location has been proposed in the event that the middle school, depending on 
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future capacity and enrollment figures, requires construction prior to the expiration of the Williamson Act 
contract. Figure 3-3 shows the proposed school locations, including the alternative middle school 
location.  

The project, as currently proposed, however, does not provide adequate school sites to accommodate 
projected students associated with project development. More specifically, according to the SUSD 
additional school sites are necessary in order to accommodate project demand. In a September 2007 
correspondence regarding the potential impacts of the proposed development on school facilities, SUSD 
indicated that two additional elementary and one high school site would need to be provided to meet 
project demands. At the time, SUSD projected that project development would result in approximately 
4,872 school aged children. These estimates have subsequently been revised based on additional 
information regarding the number of senior units proposed as part of the proposed project. As indicated in 
recent correspondence from SUSD (March 2008), senior units are not anticipated to generate additional 
students. Table 4.12-4, above, reflects the revised student projections, which take into account the number 
of senior units. Based on the revised student projections and existing school capacity, at least two 
additional elementary sites and a high school site would be necessary to meet project demands. As a 
result, the proposed project does not provide adequate school facilities. This is considered a potentially 
significant impact. 

While overcrowding itself does not constitute a significant effect on the environment, previous court 
rulings have determined that overcrowding would constitute a significant impact if the overcrowding 
would ultimately require physical changes in the environment, such as construction of new school 
facilities. As previously discussed, project development would necessitate the construction of at least 
three additional facilities beyond those currently identified in the Specific Plan. According to the SUSD, 
an additional 40-acre high school location would be warranted to accommodate projected students. Based 
on current enrollment projections, as well as anticipated student growth associated with previously 
approved projects, the additional High School site would need to be operational to accommodate Phase II 
of the proposed project. Moreover, based on the projected student population figures contained in Table 
4.12-4, an additional two elementary schools would also be warranted. At least one of the additional 
elementary sites would also need to be operational at the time of Phase II of the proposed project to 
ensure adequate facilities are available to meet project demands associated with Phase I and II of the 
proposed project. Based on the preceding discussion, the project, as currently proposed, provides 
inadequate school facilities to accommodate projected students. This is considered a potentially 
significant impact that can be reduced to a less-than-significant level through the incorporation of 
mitigation. To further minimize project impacts, the City of Soledad requires that school impact fees be 
paid to the school district to mitigate project-related impacts. California State law (Government Code 
Section 65995) specifies the payment of a school impact fee for each type of new development as an 
acceptable method of offsetting the effect of new development on the adequacy of school facilities. 
 
Based on current enrollment figures and project generated student population, project development, as 
currently proposed, would exceed the capacity of existing schools within the SUSD (Jorge Guzman, 
SUSD, personal communication, August, September, November 2007, February, and March 2008). 
Project adherence to the General Plan and Specific Plan education policies requiring that new school 
facilities are constructed and operational prior to the occupation of residences that require the facilities, as 
well as implementation of the mitigation identified below would ensure that project-related impacts are 
reduced to a less-than-significant level. Implementation of the following mitigation measures would not 
result in any new environmental impact beyond those identified elsewhere in this EIR. If, however, the 
additional school sites are not provided within the project boundaries, development of these facilities may 
result in additional environmental impacts beyond those identified in this EIR and additional 
environmental review would be warranted.  
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Impact The project would result in an increased demand for educational services. This 
would represent a potentially significant impact that can be reduced to a less-than-
significant level with implementation of the following mitigation measures. 

Mitigation 
 
4.12-4 Prior to project approval, the project applicant shall submit evidence, including a revised Specific 

Plan and tentative map, demonstrating that an additional two elementary school sites of sufficient 
size and a 40-acre high school site will be designated within the project boundaries to meet 
project demands, subject to the review and approval of the City of Soledad and the Soledad 
Unified School District. The 40-acre high school site shall be operational prior to the issuance of 
any certificate of occupancy for Phase II of the proposed project, unless otherwise approved by 
the City of Soledad and the Soledad Unified School District3  

 
4.12-5 The applicant/developer shall pay a school impact fee for each type of development pursuant to 

the criteria set forth within California Government Code Section 65995.  Prior to the issuance of 
building permits, the applicant shall pay required school mitigation fees.  As indicated above, the 
fees set forth in Government Code Section 65996 constitute the exclusive means of both 
“considering” and “mitigating” school facilities impacts of projects [Government Code Section 
65996(a)].  They are “deemed to provide full and complete school facilities mitigation” 
[Government Code Section 65996(b)].  

 
Parks and Recreation 

 
The project proposes to provide public park lands to serve the recreational needs of the proposed 
development and surrounding community. As identified in the Miravale III Specific Plan, an array of 
active and passive recreational opportunities would be provided in conjunction with project development, 
including an approximately 159-acre golf course, four pocket parks totaling 11.52 acres, 61.90 acres of 
open space, and approximately 4.22 miles of class II Bike Lanes within the Specific Plan area. Moreover, 
project development includes 1.90 acres of park connections, 5.96 acres of trails, and a 1.95-acre linear 
park located along the western boundary of the project site. The proposed linear park also serves as an 
agricultural buffer.   
 
According to General Plan Policy PR-1, new residential subdivisions are required to provide parkland at a 
ratio of three (3) acres per 1,000 residents anticipated as part of new development. Buildout of the 
proposed Specific Plan is anticipated to provide housing for approximately 15,201 new persons within the 
City of Soledad. As such, project development would be required to provide a minimum of 45 acres of 
improved parkland. As proposed, the project consists of 11.52 acres of improved parks, 1.90 acres of park 
connections, 5.96 acres of trails, and a 1.95 linear park/agricultural buffer totaling 21.33 acres of 
improved parkland. For the purpose of this analysis, the golf course is not included as parkland because 
access would be restricted to persons with scheduled tee times and, therefore, would not be immediately 
available to area residents. Figure 4.12-2 provides a graphical representation of open space and parkland 
to be provided as part of project development.  
 

                                                           
3 Alternatively, if additional school sites will not be provided in conjunction with project development, the project 
applicant shall obtain written documentation from the Soledad Unified School District demonstrating that adequate 
school facilities, including a 40-acre high school and two appropriately sized middle schools, will be available 
within the City of Soledad to accommodate anticipated project demands. If, however, adequate capacity does not 
exist, development shall be restricted until such time that additional capacity is available to accommodate 
subsequent phases of development. 
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According to the projected population figure identified in 4.11 Population and Housing, which includes 
estimates for the buildout of the six Village areas, project development does not meet the minimum 
required parkland contribution. More specifically, the Specific Plan identifies that future park sites would 
be provided in conjunction with the development of the six Village areas. As no formal plans have been 
submitted for these areas, no formal park sites have been officially delineated within these areas of the 
project site. Therefore, additional park sites would be required as part of development of the Village areas 
consistent with the requirements of the Specific Plan. As these additional sites have not been officially 
designated at this time, the project does not meet the minimum required parkland contribution pursuant to 
the General Plan. This is considered a significant impact. As identified in Table 4.12-3 above, it is 
estimated that a minimum 24.27 acres of parkland would be necessary in order to achieve the minimum 
required parkland contribution pursuant to General Plan requirements. Implementation of project-specific 
mitigation identified below would ensure that future residents have adequate access to parkland consistent 
with City standards. Because all of the parks and recreation facilities necessitated by the project would be 
provided on the project site, the environmental impacts of constructing the parks and recreation facilities 
(e.g., dust and noise emitted during grading) are addressed in the relevant chapters of this EIR.  
Implementation of the following mitigation measure would not result in any new environmental impact 
beyond those identified elsewhere in this EIR. 
 
Impact As proposed, the project does not meet the minimum required parkland ratio of 

three acres per 1,000 residents. This would represent a potentially significant impact 
that can be reduced to a less-than-significant level with implementation of the 
following mitigation measure. 

 
Mitigation 
 
4.12-6 In order to ensure adequate improved parkland is provided as part of project development, the 

applicant shall submit detailed plans, including a revised Specific Plan and Tentative Map, 
demonstrating that adequate parkland (3 acres/1,000 residents) is designated within the project 
boundaries consistent with the requirements of the General Plan and Miravale III Specific Plan 
dated June 2007, prior to project approval, subject to the review and approval of the City of 
Soledad.   

   
In addition, anticipated population growth of future residents of the project would also create additional 
demands on existing park and recreational facilities throughout the City such that physical deterioration of 
these facilities would occur. This is a potentially significant impact that can be reduced to a less-than-
significant level through the incorporation of mitigation measure 4.12-7 identified below, in addition to 
adhering to applicable Miravale III Specific Plan and City of Soledad General Plan policies. These 
impacts are, therefore, reduced to a less-than-significant level. Implementation of the following mitigation 
measure would not result in any new environmental impact beyond those identified elsewhere in this EIR. 
 
 
Impact Population growth anticipated under the Miravale III Specific Plan would create 

additional demands on park and recreational facilities. This would represent a 
potentially significant impact that can be reduced to a less-than-significant level with 
implementation of the following mitigation measure. 

 
4.12-7 Prior to the issuance of any building permit, the applicant/developer shall submit payment of a 

Park Facilities Impact Fee in accordance with the adjusted impact fee in effect at the time of 
building permit issuance, if determined to be applicable. All fees shall be subject to the review 
and approval of the City of Soledad Community Development Director.  
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4.13 TRAFFIC AND CIRCULATION 

Introduction 
A Transportation Impact Analysis was prepared for this project by Hexagon Transportation Consultants 
(August 15, 2007), and the following discussion incorporates that analysis.  A copy of this analysis 
(excluding appendices) is included as Technical Appendix T-8 in Volume II of this EIR. A complete copy 
of this analysis, including appendices, is available for review at the City of Soledad.1 Additionally, all key 
figures and tables of the report are included in Appendix J of this EIR. This section identifies the potential 
traffic impacts related to the proposed development in accordance with the requirements of the City of 
Soledad and CEQA.  
 
Setting 
The project site is located in the northern outskirts of the City of Soledad between San Vicente Road and 
Orchard Lane.  Soledad is located in the southern Salinas Valley along Highway 101, one of the three 
main north-south traffic arteries serving central California.  Regional access to the project site is provided 
solely via US 101.  Local access to the site is provided by Moranda Road, Front Street, San Vicente Road, 
West Street, Orchard Lane, and Gabilan Drive.   
 

Traffic Study and Methodology 
 
A traffic analysis was prepared for the project by Hexagon Transportation Consultants, August 15, 2007.  
This study was conducted for the purpose of identifying the potential traffic impacts related to the 
proposed development.  The project as proposed will consist of 1,470 single-family homes, 2,230 multi-
family units, 500 senior housing units, 120 hotel rooms, and up to 275,000 square feet of supporting 
retail. A golf course, schools, and parks will also be part of the 920-acre site.  The traffic analysis is based 
on peak-hour levels of service for unsignalized intersections. The traffic study also includes an evaluation 
of peak-hour signal warrant and roadway and freeway level of service analysis. In summary, the study 
includes an analysis of 21 unsignalized intersections, 11 roadway segments, and 11 freeway segments in 
the vicinity of the project site. Study intersection and roadway and freeway segments are identified in 
Figure 4.13-1.  Traffic conditions at the intersections were analyzed for the weekday AM and PM peak 
hours of traffic.  The AM peak hour of traffic is generally between 7:00 and 9:00 AM, and the PM peak 
hour is typically between 4:00 and 6:00 PM. It is during these periods that the most congested traffic 
conditions occur on an average day.  The following intersections, freeway segments, and roadway 
segments were analyzed as part of the traffic analysis prepared by Hexagon Transportation Consultants:  
 
Study Intersections 
 
1. Moranda Road and US 101 Northbound Ramps 
2. Moranda Road and Front Street 
3. San Vicente Road and Front Street 
4. West Street and Front Street 
5. Main Street and Front Street 
6. East Street and Front Street 
7. Front Street and Nestles Road 
8. Front Street and US 101 Northbound Ramps 

                                                           
1 Appendices A through G of this report are not included as part of Technical Appendix T-8 due to the size of the 
appendices. These appendices are available for public review during regular business hours at the City of Soledad 
Community Development Department, 248 Main Street, Soledad, CA, (831) 223-5000.   
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9. Front Street and US 101 Southbound Ramps 
10. Front Street and Morisoli Road 
11. San Vicente Road and Market Street 
12. West Street and Market Street 
13. Main Street and Market Street 
14. East Street and Market Street 
15. East Street and Metz Road 
16. San Vicente Road and Gabilan Drive 
17. West Street and Gabilan Drive 
18. Main Street and Gabilan Drive 
19. Andalucia Drive and Gabilan Drive 
20. Orchard Lane and Metz Road 
21. Oak Street and Front Street 
 
Freeway Segments  
 
1. US 101 between North Gonzalez and 5th Street 
2. US 101 between 5th Street and Gloria Road 
3. US 101 between Gloria Road and Soledad Prison 
4. US 101 between Soledad Prison and Camphora 
5. US 101 between Camphora and North Soledad 
6. US 101 between North Soledad and South Soledad 
7. US 101 between South Soledad and Arroyo Seco Road 
8. US 101 between Arroyo Seco Road and North Greenfield 
9. US 101 between North Greenfield and Walnut Avenue 
10. US 101 between Walnut Avenue and Oak Avenue 
11. US 101 between Oak Avenue and South Greenfield 
 
Road Segments 
 
1. Front Street, between Front Street and San Vicente Road 
2. Front Street, between San Vicente Road and West Street 
3. Front Street, between West Street and Main Street 
4. Front Street, between Main Street and East Street 
5. Front Street, between East Street and Nestles Road 
6. Gabilan Drive, between San Vicente Road and West Street 
7. Gabilan Drive, between West Street and Andalucia Drive 
8. San Vicente Road, between Market Street and Gabilan Drive 
9. San Vicente Road, North of Gabilan Drive 
10. West Street, between Market Street and Gabilan Drive 
11. West Street, North of Gabilan Drive 
 
The traffic analysis also includes an evaluation of peak-hour signal warrant and roadway and freeway 
level of service analysis (LOS).  LOS is a measure of roadway quality of service.  LOS describes traffic 
conditions on a scale of A to F, with LOS A indicating free flow conditions with minimum delay, and 
LOS F representing severe congestion with major delay.  Table 1 shows the LOS criteria at unsignalized 
intersections in terms of delay per vehicle. The traffic study analyzed traffic conditions under the 
following scenarios: 
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Scenario 1: Existing Conditions. Existing conditions were represented by existing peak-hour traffic 
volumes on the existing roadway network. Existing traffic volumes were obtained from July 2006 traffic 
counts. 
 

Table 4.13-1 
Unsignalized Intersection Level of Service Criteria Based on Delay 

Level of Service 
Average Control Delay 

 Per Vehicle (sec.) 
A 0 – 10 
B > 10 – 15 
C > 15 – 25 
D > 25 – 35 
E > 35 – 50 
F > 50 

Source: Transportation Research Board, Highway Capacity Manual (Washington, D.C., 2000) pp. 17-2. 
 
Scenario 2: Background Conditions. Background conditions were represented by future background 
traffic volumes on the near-term roadway network. Background traffic volumes were estimated by adding 
to existing peak-hour volumes the projected volumes from approved but not yet completed developments. 
The latter component was developed based on a list of approved projects provided by the City of Soledad. 
 
Scenario 3: Project Conditions. Project conditions were represented by future traffic volumes, with the 
project, on the near-term future roadway network. Future traffic volumes with the project (hereafter called 
project traffic volumes) were estimated by adding to background traffic volumes the additional traffic 
generated by the project. Project conditions were evaluated relative to background conditions with 
improvements in order to determine potential project impacts. 
 
Scenario 4: Cumulative Growth No Project Conditions. Traffic volumes for cumulative conditions 
without the project were estimated by adding traffic associated with pending developments in the City of 
Soledad to background traffic volumes. The analysis of cumulative growth conditions was conducted at 
the request of the City of Soledad and is in conformance with CEQA. 
 
Scenario 5: Cumulative Growth with Project Conditions. Cumulative traffic volumes with the project 
were estimated by adding to cumulative no project traffic volumes the additional traffic generated by the 
project.  
 
Scenario 6: Year 2030 Conditions. Year 2030 conditions were represented by forecasted Year 2030 
traffic volumes. The traffic forecasts for Year 2030 were produced using the Association of Monterey 
Bay Area Governments (AMBAG) Regional Traffic Model. The 2030 model includes land use growth 
and transportation improvements associated with build-out of all General Plans within the AMBAG 
region and 30 year through-traffic growth on major regional facilities. 
 

Existing Conditions 
Existing Roadway Network 
US 101 is a four-lane freeway within the City of Soledad. It extends north through Salinas and south 
through King City. Access to the site is provided via its interchanges with Moranda Road and Front Street 
within the City of Soledad. 
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Moranda Road is a north/south roadway that runs from Front Street to US 101. Moranda Road serves as 
the access road to and from the US 101 northbound ramps in the northern part of the city. The roadway is 
one lane in each direction with a 35-mph speed limit. 
 
Front Street is an arterial that runs parallel to and along the east side of US 101 and the Union Pacific 
Railroad tracks, between Moranda Road and Oak Street. South of Oak Street, Front Street crosses under 
the tracks and terminates at the US 101 northbound off ramp at Hector De La Rosa Sr. Street. The 
roadway varies in width between its north and south termination points at US 101. Between the US 101 
northbound off-ramps in the southern part of Soledad and West Street, Front Street is two lanes. Between 
West Street and Moranda Road, the roadway widens to four lanes prior to narrowing once again to two 
lanes at its intersection with Moranda Road. The roadway has a 25-mph speed limit through downtown 
and increases to 35-mph north and south of downtown. 
 
San Vicente Road is a north/south collector roadway that extends north from Front Street to the project 
boundary. The roadway is one lane in each direction with a 25-mph speed limit. The project includes the 
extension of San Vicente Road into the site, providing direct access to the project area from northern 
Soledad. 
 
West Street is a north/south collector roadway that runs from Front Street to the project boundary and will 
extend from the project boundary to Metz Road, as part of the Miravale II development.  The roadway is 
four lanes wide with speed limits ranging from 25 to 35 mph.  The project includes the extension of West 
Street into the site providing direct access to the project area from central Soledad. 
 
Orchard Lane is a north/south roadway that runs from Gabilan Drive to the project boundary. As part of 
the Miravale II development, Orchard Lane will be extended from the project boundary to Metz Road. 
The roadway is one lane in each direction with a 25-mph speed limit.  The project includes the extension 
of Orchard Lane into the site, providing direct access to the project area from southern Soledad. 
 
Gabilan Drive is an east/west arterial roadway that extends from Orchard Lane to San Vicente Road. The 
roadway is four lanes wide with a 25-mph speed limit between San Vicente Road and Prado Drive.  
Gabilan Drive narrows to one lane in each direction from Toledo Street to its terminus as a cul-de-sac just 
west of Bryant Canyon Road. 
 
Existing Transit Service 
 
Soledad is currently not served by regularly scheduled intra-city public transit.  However, the Monterey-
Salinas Transit system, which is the largest single public transit provider in Monterey County, provides 
regularly scheduled service between King City and Salinas with a stop in Soledad. In addition taxi, 
service is provided on-demand within the City. Greyhound Bus Lines provides intercity transportation to 
locations north and south; the bus stops in Soledad four times per day. 
 
Existing Bicycle and Pedestrian Facilities 
There is an existing network of Class II bikeways throughout the City.  Bike lanes are provided along 
Front Street between East Street and Nestles Road, and along Gabilan Drive from San Vicente Road to 
West Street and from Toledo Street to Orchard Lane; and along Orchard Lane from the projects south 
boundary to Gabilan Drive with future extension of Orchard Lane to Metz Road.  In addition, a City Bike 
Plan that identifies proposed future bicycle facilities was adopted in May 2007.    
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Pedestrian facilities in the study area consist primarily of sidewalks and crosswalks at intersections.  
Sidewalks are found along all previously described local roadways in the study area and along the local 
residential streets and collectors surrounding the project area. 
 

Existing Traffic Conditions 
Existing peak-hour traffic volumes were obtained from new manual intersection turn-movement counts 
conducted in July 2006. The existing peak-hour intersection volumes are shown on Figure 4.13-2.  The 
traffic count data can be found in Appendix A of the Transportation Impact Analysis (Technical 
Appendix T-8). 
 
Intersection Operations 

Measured against the City of Soledad LOS standards, all but one of the study intersections currently 
operates at an acceptable LOS D or better. The intersection of Oak Street and Front Street currently 
operates at an LOS F during both peak hours.  A summary of the existing intersection LOS analysis can 
be found in Figure 4.13-3. 
 
In addition, peak-hour signal warrant checks were completed for all study intersections to determine 
whether signalization would be justified on the basis peak-hour volumes.  A summary of the signal 
warrant checks can be found in Appendix D of the Transportation Impact Analysis.   The analysis showed 
that the Caltrans peak-hour volume warrant is met during at least one peak hour at the following four 
intersections under existing conditions: 
 
2.  Moranda Road and Front Street 
3.   San Vicente Road and Front Street 
6.  East Street and Front Street 
21. Oak Street and Front Street 
 
Roadway Segment Operations 

Twenty-four hour roadway segment tube counts were conducted on all major roadways serving the 
selected study intersections.  The collected counts provide peak hour as well as daily volumes along some 
of the major roadways within the City of Soledad.  The collected segment volumes were used to evaluate 
roadway segment operations.  Since there is no evaluation criteria for roadway segments, the roadway 
segment analysis is presented for informative purposes only. The roadway segment analysis indicates that 
all studied roadway segments currently operate at LOS A during both peak hours. Figure 4.13-4 presents 
the results of the roadway segment analysis. 
 
Freeway Segment Operations 
 
Traffic volumes for the studied freeway segments were obtained from 2005 data collected by the Traffic 
and Vehicle Data Systems Unit for Caltrans District 5. The collected data provides average annual daily 
and peak hour volumes along each freeway segment for both directions of travel. Peak hour splits for each 
segment were developed using directional peak-hour volume data collected by Caltrans. The directional 
peak hour volume provides a percentage of total peak hour traffic by direction. The freeway segment 
analysis indicates that all freeway segments analyzed currently operate at LOS C or better. Freeway 
segment analysis is presented in Figure 4.13-5. 



DENISE DUFFY & ASSOCIATES, INC.

Figure

Source: Hexagon Transportation Consultants, Inc., 2007

Existing Peak Intersection Volumes 4.13-2
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Figure

Intersection Level of Service 4.13-3

Intersection Peak Count Ave. Ave. Ave. Ave. Ave. Ave. Ave. Ave. Ave.
Intersection Control Hour Date Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS

1 Moranda Road and US 101 NB Ramps TWSC AM 7/26/06 16 C 33 D 425 F 13 B 18 B 8 A 14 B 18 B
PM 7/26/06 11 B 14 B 72 F 12 B 10 B 15 B 16 B 10 B

2 Moranda Road and Front Street TWSC AM 7/26/06 10 A 11 B 14 B 172 F 7 A 14 B 10 A 5 A 15 B
PM 7/26/06 28 D 102 F 21 C 189 F 6 A 13 B 18 B 11 B 14 B

3 San Vicente Road and Front Street AWSC AM 7/26/06 12 B 22 C 19 B 143 F 12 B 16 B 19 B 13 B 16 B
PM 7/26/06 14 B 40 E 18 B 146 F 15 B 16 B 20 C 17 B 19 B

4 West Street and Front Street AWSC AM 7/26/06 9 A 10 A 18 C 18 B 15 B 11 B 19 B 14 B
PM 7/26/06 11 B 13 B 34 D 20 B 12 B 25 C 34 C 13 B

5 Main Street and Front Street AWSC AM 7/27/06 8 A 9 A 11 B 19 B 10 B 9 A 23 C 21 C
PM 7/27/06 10 B 12 B 28 D 23 C 17 C 24 C 22 C 23 C

6 East Street and Front Street AWSC AM 7/27/06 9 A 14 B 19 B 22 C 22 C 20 B 24 C 23 C
PM 7/27/06 14 B 73 F 23 C 27 C 24 C 25 C 38 D 32 C

7 Front Street and Nestles Road TWSC AM 7/26/06 14 B 23 C 14 B 14 B 19 B 17 B 20 B 21 C
PM 7/26/06 23 C 300 F 16 B 26 C 22 C 24 C 42 D 42 D

8 Front Street and US 101 NB Ramps AWSC AM 7/26/06 9 A 9 A 20 C 10 B 11 B 20 C 10 A 12 B
PM 7/26/06 12 B 14 B 20 B 25 C 23 C 19 B 25 C 23 C

9 Front Street and US 101 SB Ramps TWSC AM 7/26/06 9 A 11 B 13 B 7 A 7 A 11 B 7 A 7 A
PM 7/26/06 15 B 19 C 62 F 8 A 8 A 21 C 12 B 13 B

10 Front Street and Morisoli Road TWSC AM 7/27/06 10 A 11 B 14 B 14 B 11 B 14 B 14 B
PM 7/27/06 11 B 13 B 17 C 16 C 14 B 18 C 18 C

11 San Vicente Road and Market Street TWSC AM 7/26/06 11 B 15 B 47 E 7 A 12 B 14 B 8 A 11 B
PM 7/26/06 11 B 16 C 114 F 8 A 15 B 34 D 10 B 11 B

12 West Street and Market Street AWSC AM 7/27/06 8 A 8 A 12 B 5 A 10 A 9 A 6 A 10 A
PM 7/27/06 9 A 9 A 15 C 7 A 11 B 11 B 9 A 11 B

13 Main Street and Market Street AWSC AM 7/25/06 7 A 8 A 9 A 8 A 8 A 9 A 8 A
PM 7/26/06 8 A 8 A 10 A 9 A 9 A 11 B 9 A

14 East Street and Market Street AWSC AM 7/27/06 8 A 10 B 25 C 5 A 5 A 11 B 5 A 5 A
PM 7/27/06 9 A 16 C 95 F 6 A 6 A 34 D 9 A 8 A

15 East Street and North Street/Metz Road AWSC AM 7/27/06 8 A 11 B 13 B 16 B 14 B 13 B 16 B 14 B
PM 7/27/06 9 A 21 C 15 B 15 B 15 B 15 B 16 B 16 B

16 San Vicente Road and Gabilan Drive TWSC AM 7/26/06 11 B 13 B 375 F 15 B 15 B 18 B 21 C 16 B
PM 7/26/06 10 B 13 B 395 F 12 B 18 B 19 B 23 C 27 C

17 West Street and Gabilan Drive AWSC AM 7/27/06 9 A 10 B 26 D 26 C 29 C 11 B 27 C 30 C
PM 7/27/06 9 A 11 B 58 F 37 D 37 D 13 B 39 D 38 D

18 Main Street and Gabilan Drive AWSC AM 7/27/06 8 A 9 A 10 A 12 B 11 B 9 A 12 B 10 A
PM 7/27/06 8 A 9 A 12 B 16 B 13 B 10 B 16 B 15 B

19 Andalucia Drive and Gabilan Drive TWSC AM 7/27/06 10 A 14 B 15 B 20 B 20 B 12 B 20 B 20 B
PM 7/27/06 10 B 16 C 18 C 23 C 22 C 16 C 23 C 23 C

20 Orchard Lane and Metz Road TWSC AM N/A 6 B 15 C 37 E 14 B 18 B 17 C 36 D 18 B
PM N/A 4 A 9 B 17 C 24 C 18 B 11 C 32 C 20 B

21 Front Street and Oak Street TWSC AM N/A 33 D 134 F 12 B 20 B 12 B 12 B 12 B 12 B 12 B
PM N/A 473 F 1247 F 14 B 74 E 12 B 12 B 26 C 13 B 12 B

Notes:
1. Intersection control based on existing conditions

-TWSC = Two-way stop-controlled intersection
-AWSC = Four-way stop-controlled intersection

2. Significant impacts are shown in BOLD and boxed.
3. Italics and BOLD indicates signal warrant met.

No Project With Project
Existing Background Background with Project Project Project With Cumulative Cumulative Cumulative With

Conditions Conditions Improvements Conditions Mitigated Gabilan Ext. Conditions Conditions Gabilan Ext.
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4.13.4

# Of Capacity 24-Hr Tot.
Segment Direction Lanes (vph) Volume Volume V/C LOS Volume V/C LOS
Front St

Moranda Rd and San Vicente Rd EB 2 2,400 7,335 289 0.120 A 971 0.405 A
WB 2 2,400 6,064 756 0.315 A 360 0.150 A

San Vicente Rd and West St EB 2 2,400 4,981 211 0.088 A 635 0.265 A
WB 2 2,400 4,183 436 0.182 A 278 0.116 A

West St and Main St EB 1 1,200 3,888 197 0.164 A 476 0.397 A
WB 1 1,200 3,428 195 0.163 A 283 0.236 A

Main St and East St EB 1 1,200 3,767 237 0.198 A 408 0.340 A
WB 1 1,200 3,664 260 0.217 A 352 0.293 A

East St and Nestles Rd EB 1 1,200 6,686 470 0.392 A 495 0.413 A
WB 1 1,200 6,151 393 0.328 A 568 0.473 A

Gabilan Dr
San Vicente Rd and West St EB 2 2,400 1,339 79 0.033 A 146 0.061 A

WB 2 2,400 1,619 201 0.084 A 93 0.039 A
West St and Andalucia Dr EB 2 2,400 2,308 146 0.061 A 231 0.096 A

WB 2 2,400 2,479 261 0.109 A 196 0.082 A
San Vicente Rd

Market St and Gabilan Dr NB 1 1,200 2,698 109 0.091 A 341 0.284 A
SB 1 1,200 2,904 355 0.296 A 165 0.138 A

North of Gabilan Dr NB 1 1,200 1,189 61 0.051 A 134 0.112 A
SB 1 1,200 1,121 127 0.106 A 77 0.064 A

West St
Market St and Gabilan Dr NB 2 2,400 2,168 101 0.042 A 253 0.105 A

SB 2 2,400 2,034 215 0.090 A 125 0.052 A
North of Gabilan Dr NB 2 2,400 1,834 151 0.063 A 200 0.083 A

SB 2 2,400 1,788 205 0.085 A 134 0.056 A

Notes:
1. Capacity of roadways based on assumed capacity of 1,200 vphpl and existing lanes on roadways.
2. Volumes based on 24 hour tube counts collected in July 2006

AM Peak-Hr PM Peak-Hr 

Existing Roadway Segment Analysis
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Freeway Segment Analysis 4.13-5

# Of Capacity 24-Hr Tot.
Segment Direction Lanes (vph)  /a/ Volume /b/ Volume /b/ V/C LOS Volume /b/ V/C LOS
US 101

North Gonzales and Gonzales-5th Street                                                     Both 4 9,600 40,500 4,400 0.458 B 4,400 0.458 B
NB 2 4,800 20,250 2,640 0.550 C 1,760 0.367 B
SB 2 4,800 20,250 1,760 0.367 B 2,640 0.550 C

Gonzales-5th Street and Gloria Road                                                                                      Both 4 9,600 38,000 4,250 0.443 B 4,250 0.443 B
NB 2 4,800 19,000 2,550 0.531 B 1,700 0.354 A
SB 2 4,800 19,000 1,700 0.354 A 2,550 0.531 B

Gloria Road and Soledad Prison                                                                                                Both 4 9,600 40,500 3,350 0.349 A 3,350 0.349 A
NB 2 4,800 20,250 2,010 0.419 B 1,340 0.279 A
SB 2 4,800 20,250 1,340 0.279 A 2,010 0.419 B

Soledad Prison and Camphora                                                                                                   Both 4 9,600 38,000 3,150 0.328 A 3,150 0.328 A
NB 2 4,800 19,000 1,890 0.394 B 1,260 0.263 A
SB 2 4,800 19,000 1,260 0.263 A 1,890 0.394 B

Camphora and North Soledad                                                                                 Both 4 9,600 39,000 4,300 0.448 B 4,300 0.448 B
NB 2 4,800 19,500 2,580 0.538 B 1,720 0.358 A
SB 2 4,800 19,500 1,720 0.358 A 2,580 0.538 B

North Soledad and South Soledad                                                                 Both 4 9,600 34,000 3,800 0.396 B 3,800 0.396 B
NB 2 4800 17,000 2,280 0.475 B 1,520 0.317 A
SB 2 4,800 17,000 1,520 0.317 A 2,280 0.475 B

South Soledad and Arroyo Seco Road                                                                                Both 4 9,600 34,000 3,700 0.385 B 3,700 0.385 B
NB 2 4,800 17,000 2,035 0.424 B 1,665 0.347 A
SB 2 4,800 17,000 1,665 0.347 A 2,035 0.424 B

Arroyo Seco Road  and  North Greenfield                                                                               Both 4 9,600 33,000 3,550 0.370 B 3,550 0.370 B
NB 2 4,800 16,500 1,953 0.407 B 1,598 0.333 A
SB 2 4,800 16,500 1,598 0.333 A 1,953 0.407 B

North Greenfield and Walnut Avenue                                                                                          Both 4 9,600 30,000 3,050 0.318 A 3,050 0.318 A
NB 2 4,800 15,000 1,678 0.349 A 1,373 0.286 A
SB 2 4,800 15,000 1,373 0.286 A 1,678 0.349 A

Walnut Avenue and Oak Avenue                                                                                    Both 4 9,600 28,000 2,850 0.297 A 2,850 0.297 A
NB 2 4,800 14,000 1,568 0.327 A 1,283 0.267 A
SB 2 4,800 14,000 1,283 0.267 A 1,568 0.327 A

South Greenfield and Oak Avenue                                                                                    Both 4 9,600 23,500 2,350 0.245 A 2,350 0.245 A
NB 2 4,800 11,750 1,293 0.269 A 1,058 0.220 A
SB 2 4,800 11,750 1,058 0.220 A 1,293 0.269 A

Notes:
/a/ Capacity of freeway lanes based on assumed capacity of 2,400 vphpl, as prescribed by the Highway Capacity Manual
 /b/ Data provided by Caltrans Data System Unit 2005, Route 101 District 5.

 AM Peak-Hr  PM Peak-Hr
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Freeway Ramp Analysis 
 
Traffic volumes for the studied freeway ramps were obtained from the traffic counts collected at each of 
the interchange intersections. The collected counts were compared to historical Caltrans ramp counts and 
found to be greater than Caltrans counts. The freeway ramp analysis indicates that all freeway ramps 
analyzed currently operate at LOS B or better. Freeway ramp analysis is presented in Figure 4.13-6.  
Though LOS analysis does not indicate deficient operations on the ramps based on the ramps’ capacities, 
there are existing operational deficiencies due to inadequate ramp configurations to serve existing traffic 
volumes. The ramps at both the Moranda Road and Front Street interchanges with US 101 were not 
designed to accommodate existing traffic volumes. The existing ramp alignments inadequately 
accommodate increasing ramp volumes onto the mainline. 
 

Regulatory Environment 
 

City of Soledad General Plan   
 
The City of Soledad General Plan includes a Transportation and Circulation Element adopted in 2005 that 
provides goals and policies aimed at meeting the transportation needs of the City, including the provision 
and maintenance of transportation infrastructure.  The Circulation Element identifies specific roadway 
deficiencies, as well as improvements necessary to achieve and maintain an acceptable level of service 
(LOS) on the transportation system through buildout of the City.   
 
The following transportation and circulation policies apply to development within the project area. 
 
Policy C/T-1 Level of Service "D" or better shall generally be maintained on all streets and 

intersections. Lower levels of service may be accepted during peak times or as a 
temporary condition, if improvements to address the problem are programmed to be 
developed.  To identify potential impacts of new development on traffic service levels, 
the City shall require the preparation of traffic impact analyses generally at the sole 
expense of the developer for developments determined to be large enough to have 
potentially significant traffic impacts. 

 
Policy C/T-2 Streets shall be dedicated, widened, extended and constructed in accordance with City 

standards.  Dedication and improvements of full rights-of-way shall not be required in 
existing developed areas where the City determines such improvements are infeasible 
or undesirable.  New development shall be responsible for improving a minimum one-
half street along the outer-boundaries of each subdivision along subdivision property 
where street extensions are identified.  Other deviations from these standards shall be 
permitted upon a determination by the City Engineer that safe and adequate public 
access and circulation are preserved by such deviations. 

 
Policy C/T-4 On arterial roadways, intersection spacing shall be maximized.  New driveways along 

collector and arterial roadways shall be minimized or prohibited completely. 
 
Policy C/T-5 The street system in residential neighborhoods shall provide safe and logical 

connections to the existing street pattern, and connectivity to the range of 
complementary land uses within neighborhoods (housing, schools, parks, neighborhood 
shopping, etc.).  The use of multiple collector streets shall be favored over the use of 
arterials in new residential subdivisions. 
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Freeway Ramp Analysis 4.13-6

# Of Capacity
Interchange Direction Lanes Type (vph) Volume V/C LOS Volume V/C LOS
US 101

Camphora Road SB to Camphora Road 1 Diagonal 1,500 24 0.016 A 30 0.020 A
NB from Camphora Road 1 Diagonal 1,500 40 0.027 A 32 0.021 A

SB from Camphora Road 1 Diagonal 1,500 76 0.051 A 95 0.063 A
NB to Camphora Road 1 Diagonal 1,500 80 0.053 A 64 0.043 A

Moranda Road SB to Moranda Road 1 Diagonal 1,500 224 0.149 A 824 0.549 B
NB from Moranda Road 1 Loop 1,500 657 0.438 B 242 0.161 A
SB from Moranda Road 1 Loop 1,500 52 0.035 A 42 0.028 A
NB to Moranda Road 1 Loop 1,500 37 0.025 A 86 0.057 A

Front Street SB to Front Street 1 Loop 1,500 107 0.071 A 170 0.113 A
NB from Front Street 1 Loop 1,500 223 0.149 A 135 0.090 A
SB from Front Street 1 Diagonal 1,500 189 0.126 A 283 0.189 A
NB to Front Street 1 Diagonal 1,500 248 0.165 A 393 0.262 A

Arroyo Seco Road SB to Arroyo Seco Road 1 Diagonal 1,500 70 0.047 A 88 0.059 A
NB from Arroyo Seco Road 1 Diagonal 1,500 88 0.059 A 70 0.047 A

Notes:
1. Capacity for all ramps based on assumed capacity of 1,500 vphpl, as prescribed by the Highway Capacity Manual

Existing
 AM Peak-Hour PM Peak-Hour
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Policy C/T-8 The City shall manage the street network so that the standards presented in policies C-1 
and C-12 are not exceeded.  The City will require new development to mitigate the 
traffic impacts it causes, or the City will limit development along streets where 
congestion levels are unacceptable. 

 
Policy C/T-9 New local streets shall be developed consistent with the goals, policies and programs of 

the Land Use Element of the General Plan. 
 
Policy C/T-10 Facilities that promote the use of alternate modes of transportation, including bicycle 

lanes, pedestrian and hiking trails, park-and-ride lots and facilities for public transit 
shall be incorporated into new development, and shall be encouraged in existing 
development. 

 
Policy C/T-13 The City shall ensure through a combination of traffic impact fees and other funding 

mechanisms that new development pays its fair share of the costs of circulation 
improvements required by such development. 

 
Policy C/T-14 The City shall prohibit the development of private streets in new residential projects, 

unless approved on a project specific basis where circumstances support such a use and 
the streets are privately maintained. 

 
Policy C/T-15 New development shall continue the existing street pattern, where logical. 
 
Policy C/T-17 The City shall require the provision of adequate off-street parking in conjunction with 

all new development.  Parking shall be located convenient to new development and 
shall be easily accessible from the street.  The adequacy and appropriateness of parking 
requirements in the Zoning Ordinance shall be periodically evaluated. 

 
Policy C/T-25 New development shall provide bike lanes and paths, secure bicycle storage and 

parking facilities. 
 
Policy C/T-28 New commercial development and development in Specific Plan areas shall provide 

sidewalks and pedestrian paths consistent with applicable State, federal and local plans, 
programs and standards. 

 
Environmental Impact Report on the Soledad General Plan.  The General Plan EIR evaluated 
potential circulation impacts associated with the adoption and implementation of the Soledad General 
Plan, including future development within the project area.  This program-level EIR focused on general 
impacts associated with implementation of the General Plan, rather than project-specific impacts 
associated with individual development projects, such as the Miravale III Specific Plan project.   
 
 Development of the various land uses contemplated in the General Plan would significantly 

increase traffic generation with a corresponding cumulative impact on the LOS of regional 
roadways, streets, and intersections serving the City. This impact was identified as significant and 
unavoidable. 

 
 Buildout of the General Plan would adversely affect the operation and LOS of the two freeway 

interchanges serving the City. This impact was considered significant. 
 
 Buildout of the General Plan could result in traffic hazards on city streets and intersections. This 

impact was not identified as significant.  
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 Buildout of the General Plan would increase demand for bicycle and pedestrian facilities in the 

City’s planning area. This impact was not identified as significant.  
 
 Buildout of the General Plan would contribute to the demand for public transit serving the City’s 

planning area. This impact was not identified as significant.  
 

Miravale III Specific Plan 
 
Section 3.0 of the Miravale III Specific Plan identifies circulation goals and policies which establish the 
implementation framework for the Plan’s Circulation Diagram (see Figure 4.13-7).  The Plan’s circulation 
system is designed to provide a functional and efficient transportation network for automobiles, bicyclists, 
and pedestrians.  The street system is comprised of a network of arterial, collector, and local residential 
streets designed to accommodate traffic generated by Plan Area residents.  All streets are public with the 
exception of the private driveways that serve hillside lots and some roads within Village Residential 
areas.  The following summarizes the Plan’s primary Circulation goal. 
 
 Circulation Goal C-1 states that the project shall provide the necessary circulation system and 

infrastructure to create a safe and efficient circulation network for motor vehicle, pedestrian, and 
alternative forms of transportation with an emphasis on creating a pedestrian friendly, walkable 
community. 

 
In addition to the Miravale III Specific Plan identifies specific policies and guidelines regarding the 
development of the Plan area’s circulation system, including roadway design standards, traffic calming 
devices, village access, funding for ongoing maintenance, bus stop design standards, and bike facility and 
sidewalk requirements. 
 
Traffic Impact Fees.  The City’s traffic impact fee (TIF) program was adopted in October 2007 by the 
City Council. The City TIF identifies fees per single-family unit and multi-family unit to be collected 
from proposed development and used towards identified improvements to the roadway system within and 
serving the City of Soledad.   
 
Regional improvements cannot be completely funded by a single development. In lieu of one single 
project absorbing the total cost of freeway widening, a regional development impact fee program has been 
established for state highways and regional roads within Monterey County. The Transportation Agency 
for Monterey County (TAMC) implements the fee program based on the 2004 TAMC “Nexus Study for 
Regional Development Impact Fee.” The TAMC fee is levied against new developments within local 
member jurisdictions of TAMC, including the City of Soledad. At this time, however, the City of Soledad 
has not committed to collecting the TAMC fee.  In order to address regional improvement, the City of 
Soledad has incorporated local TAMC improvements projects into their adopted TIF program. Therefore, 
the collection of impact fees as part of the City’s TIF program will include regional improvements and 
will be in-lieu of payment of an independent TAMC fees.  
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Source: RRM Design Group, 2007

Proposed Circulation Plan 4.13-7
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Significance Criteria 
 
Intersection and Roadway Capacity 
 
The project has the potential to impact both the local (City of Soledad) and regional roadway network 
(California Department of Transportation (Caltrans). Each agency establishes acceptable level of service 
standards for roadway facilities within its jurisdiction. These standards are described below.  
 
 The City of Soledad has established LOS D or better as the general threshold for acceptable overall 

traffic operations for both signalized and un-signalized intersections.  Table 4.13-2 (below) shows the 
LOS criteria at signalized and un-signalized intersections in terms of vehicle delay. 

 
 Levels of service for freeway segments were calculated based on a volume-to-capacity ratio (V/C). 

Caltrans level of service standard for freeway segments is LOS C.  Table 4.13-3 shows the Caltrans 
LOS. 

 
 

Table 4.13-2 
Signalized Intersection Level of Service Definitions Based on Delay 

Level of 
Service Description 

Average 
Control Delay 

Per Vehicle 
(seconds) 

A 
Operations with very low delay occurring with favorable progression  
and/or short cycle lengths. 10.0 or less 

B 
Operations with low delay occurring with good progression and/or 
short cycle lengths. 10.1 to 20.0 

C 

Operations with average delays resulting from fair progression 
and/or longer cycle lengths. Individual cycle failures begin to 
appear. 20.1 to 35.0 

D 

Operations with longer delays due to a combination of unfavorable  
progression, long cycle lengths, or high V/C ratios. Many vehicles  
stop and individual cycle failures are noticeable. 35.1 to 55.0 

E 

Operations with high delay values indicating poor progression, long  
cycle lengths, and high V/C ratios. Individual cycle failures are 
 frequent occurrences. This is considered to be the limit of 
acceptable delay. 55.1 to 80.0 

F 
Operation with delays unacceptable to most drivers occurring due  
to oversaturation, poor progression, or very long cycle lengths. Greater than 80.0 

Source: Transportation Research Board, Highway Capacity Manual 2000, Exhibit 16-2. 
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Table 4.13-3 
Freeway Segment Levels of Service based on Volume to Capacity Ratio 

Level of 
Service Description V/C Ratio 

A 
Primarily free-flow operations. Vehicles are almost completely  
unimpeded in their ability to maneuver within the traffic stream. Less than 0.36 

B 
Reasonably free-flow conditions. The ability to maneuver within the traffic  
traffic stream is only slightly restricted.  0.36 - 0.54 

C 

Provides for stable operation, however flows approach the range in which 
small increases will cause a substantial deterioration in service. Freedom 
to maneuver within the traffic is noticeably restricted.  0.55 - 0.77 

D 

Borders on unstable flow. Small increases in flow cause substantial  
deterioration in service. Freedom to maneuver within the traffic stream is 
severely limited. Minor incidents can be expected to create substantial  
queuing, as the traffic stream has little space to absorb disruptions. 0.78 - 0.93 

E 

Operations are extremely unstable. Any incident can be expected to  
produce a serious breakdown with extensive queuing. Maneuverability  
within the traffic stream is extremely limited.  0.94 - 1.00 

F 
Forced or breakdown conditions. Such conditions generally exist within  
queues forming behind breakdown points.  Greater than 1.00 

Source: 1985 Highway Capacity Manual for freeway sections with a 70 mph design speed. 
 
The un-signalized study intersections are analyzed with the TRAFFIX LOS software, which uses the 
Highway Capacity Manual (HCM) 2000 methodology for un-signalized intersections.  This method is 
applicable for both two-way stop-controlled (TWSC) and all-way stop-controlled (AWSC) intersections.  
Two-way stop-controlled intersections have stop signs on the minor street approaches and no control on 
the major street approaches. The TWSC intersection LOS is determined from average control delay for 
the most congested approach at the intersection.  AWSC intersection LOS is determined from average 
control delay time for all approaches at the intersection.    
 
Un-signalized intersections were also assessed for the need of signalization. This assessment is made on 
the basis of the Peak-hour Volume Signal Warrant, Warrant #11, described in the Caltrans Traffic 
Manual.  This method makes no evaluation of intersection level of service, but simply provides an 
indication whether peak-hour traffic volumes are, or would be, sufficient to justify installation of a traffic 
signal.   
 
When found that study intersections meet signal warrants and/or require signalization, the intersections 
were analyzed with standard signalized intersection methodology. Signalized intersection area analyzed 
using TRAFFIX, which is based on the Highway Capacity Manual (HCM) 2000 method for signalized 
intersections. TRAFFIX evaluates signalized intersection operations on the basis of average control delay 
time for all vehicles at the intersection.   
 
Freeway Segment Analysis 
 
Freeway segments that serve the Soledad area were also analyzed as part of the study. Similar to the 
selected study intersections, freeway segments were analyzed for the weekday AM and PM peak hours of 
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traffic.  LOS for freeway segments were calculated based on a volume-to-capacity ratio (V/C).   Table 3 
shows Caltrans LOS standard for freeway segments is LOS C. 
 
Parking 
 
Parking impacts would be considered to be significant if project parking does not meet the  minimum 
parking requirements set forth in the City of Soledad Municipal Code 
 
Internal Site Circulation 
 
Impacts regarding internal site circulation are considered significant if the project would significantly 
increase hazards due to a design feature or incompatible uses. 
 
Emergency Access 
 
Impacts regarding emergency access would occur if the project did not provide adequate space and/or 
access for emergency vehicles to serve the project. 
 
Alternative Transportation 
 
Impacts to alternative transportation would occur if the project would conflict with adopted policies, plans 
or programs supporting alternative transportation (i.e. bus routes, bicycle paths). 
 
Consistency with Applicable Regulations 
 
Impacts would occur if the project would conflict with the goals and polices in the City’s adopted General 
Plan for the purposes of avoiding or mitigating an impact to the transportation system. 

 
Background Conditions 

 
Background conditions are defined as conditions just prior to the completion of the proposed 
development. Traffic volumes for background conditions are comprised of traffic volumes from existing 
traffic counts plus traffic generated by other approved developments in the vicinity of the site. For the 
purpose of this analysis, it is assumed in this analysis that the transportation network under background 
conditions would be the same as the existing transportation network.   
 
Background peak-hour traffic volumes were estimated by adding to existing volumes the estimated traffic 
from approved, but not yet constructed, developments.  City staff provided a list of five approved 
developments within the City of Soledad. 
 

• Miravale II – 453 single-family homes and 323 Townhomes/Apartments, the site will be bound 
by Bryant Canyon Road , Orchard Lane, Santa Clara Street and Metz Road.   

 
• Gabilan Square – 9,960 s.f. of commercial space and 183 Townhomes/Apartments, located south 

of Gabilan Drive at Orchard Lane. 
 

• Orchard Villas – 172 single-family homes, located along the west side of Orchard Lane north of 
Metz Road. 
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• Monterey Street Public Housing Facility – 52 multi-family units, located along the north side of 
Monterey Street between First and Second Streets. 
 

• Benito Street Public Housing – 143 units, located between West and Benito Streets, and Gabilan 
and North Street.  

 
The added traffic associated with the approved projects was developed based on trip generation estimates 
and assignments produced by Hexagon Transportation Consultants, Inc.. The magnitude of traffic added 
to the roadway system by each of the approved developments is estimated by multiplying the applicable 
trip generation rates to the size of the development. The trip generation rates published in the Institute of 
Transportation Engineers (ITE) manual entitled Trip Generation, seventh edition, 2003, were used for this 
analysis. On the basis of these rates, it is estimated that the approved projects would generate a combined 
total of 10,774 daily trips, with 810 trips occurring during the AM peak hour and 1,051 occurring during 
the PM peak hour.  
 
Background Intersection Operations 
 
The traffic that will be generated by the approved projects was combined with existing traffic to provide 
background traffic volumes.  LOS under background conditions at the study intersections can be found in 
Table 10 of the Transportation Impact Analysis.  The results show that, measured against the City of 
Soledad LOS standards, five of the study intersections are projected to operate at an unacceptable LOS E 
or worse during at least one peak hour under background conditions. The impacted intersections are 
identified below.  
 
2.  Moranda Road and Front Street 
3.  San Vicente Road and Front Street 
6.  East Street and Front Street 
7.  Front Street and Nestles Road 
21. Oak Street and Front Street 
 
Peak-hour signal warrant checks were completed for all study intersections to determine whether 
signalization would be justified on the basis of background peak-hour volumes. A summary of the signal 
warrant checks are provided in the Transportation Impact Analysis.  The analysis showed that the 
Caltrans peak-hour volume warrant is projected to be met during at least one peak hour at the following 
seven intersections under background conditions: 
 
2. Moranda Road and Front Street 
3. San Vicente Road and Front Street 
6. East Street and Front Street 
7. Front Street and Nestles Road 
8. Front Street and US 101 NB Ramps 
15. East Street and North Street/Metz Road 
21. Oak Street and Front Street 
 
Roadway Segment Operations 
 
Traffic volumes for background conditions on each of the studied roadway segments were developed by 
adding to existing volumes the trips associated with each of the approved developments. The approved 
project trips were assigned to the roadway system in the same manner as with intersections. The roadway 
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segment analysis indicates that all studied roadway segments are projected to operate at LOS B or better 
during both peak hours under background conditions.   
 
Freeway Segment Operations 
 
Traffic volumes for background conditions on each of the studied freeway segments were developed by 
adding to existing volumes the trips associated with each of the approved developments. The approved 
project trips were assigned to the freeway system in the same manner as with intersections. The freeway 
segment analysis indicates that all freeway segments analyzed are projected to operate at LOS C or better 
under background conditions.  
 
Freeway Ramp Operations 
 
Traffic volumes for background conditions on each of the studied freeway ramps were developed by 
adding to existing volumes the trips associated with each of the approved developments. The approved 
project trips were assigned to the freeway ramps in the same manner as with intersections. The freeway 
ramp analysis indicates that all freeway ramps analyzed are projected to operate at LOS C or better under 
background conditions. As stated under existing conditions, the existing ramp configurations are 
inadequate to serve existing traffic volumes. The traffic associated with the approved projects will worsen 
conditions on each of the ramps. 
 
Background Conditions Improvements 
 
Based on the results of the background conditions analysis, necessary improvements to support approved 
traffic were determined for the study intersections projected to operate at LOS D or worse and/or that 
meet signal warrants. The background conditions with improvements identified below will serve as  the 
basis for determining impacts attributable to the Miravale III development. Without the improvements in 
place, LOS conditions with the Miravale III development will not accurately reflect impacts due to project 
traffic, but rather show problem areas under background conditions compounded by the Miravale III 
project. Described below are the necessary improvements to improve background conditions LOS to 
acceptable levels. 
 
2. Moranda Road and Front Street:  Necessary Improvements: The intersection is projected to 

operate at LOS F during the PM peak hour and meet signal warrants under background 
conditions. The necessary improvements consist of the signalization of the intersection with 
protected left-turn phasing on Front Street and the addition of a second eastbound right-turn lane. 
Intersection operation levels would improve to LOS C with implementation of these 
improvements. 

 
3. San Vicente Road and Front Street:  Necessary Improvements: The intersection is projected to 

operate at LOS E during the PM peak hour and meet signal warrants under background 
conditions. The necessary improvements consist of the signalization of the intersection with 
protected left-turn phasing on Front Street. Intersection operation levels would improve to LOS B 
with implementation of these improvements. 

 
6. East Street and Front Street:  Necessary Improvements: The intersection is projected to operate at 

LOS F during the PM peak hour and meet signal warrants under background conditions. The 
necessary improvements consist of the signalization of the intersection with protected left-turn 
phasing on Front Street and the addition of a second southbound left-turn lane and exclusive 
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westbound right-turn lane. Intersection operation levels would improve to LOS C with 
implementation of these improvements. 

 
7. Front Street and Nestles Road:  Necessary Improvements: The intersection is projected to operate 

at LOS F during the PM peak hour and meet signal warrants under background conditions. The 
necessary improvements consist of the signalization of the intersection. Intersection operation 
levels would improve to LOS B with the installation of a signal. 

 
8. Front Street and US 101 NB Ramps:  Necessary Improvements: The intersection is projected to 

meet signal warrants under background conditions. The necessary improvements consist of the 
signalization of the intersection. 

 
15. East Street and North Street/Metz Road:  Necessary Improvements: The intersection is projected 

to meet signal warrants under background conditions. The necessary improvements consist of the 
signalization of the intersection with protected left-turn phasing on Metz Road. 

 
21. Oak Street and Front Street:  Necessary Improvements:    The intersection is projected to operate 

at LOS F during the both peak hours and meet signal warrants under background conditions. The 
necessary improvements consist of the signalization of the intersection and the addition of a 
separate westbound right-turn lane. Intersection operation levels would improve to LOS B during 
both peak hours with implementation of these improvements. 

 
 
Thresholds of Significance 
 
In accordance with CEQA Guidelines, a project impact would be considered significant if the project 
would: 
 
 cause an increase in traffic which is substantial in relation to the existing traffic load and capacity of 

the street system (i.e., result in a substantial increase in either the number of vehicle trips, the volume 
to capacity ratio on roads, or congestion at intersections); 
 

 exceed, either individually or cumulatively, a LOS standard established by the county 
congestion/management agency for designated roads or highways; 

 
 result in a change in air traffic patterns, including either an increase in traffic levels or a change in 

location that results in substantial safety risks; 
 
 substantially increase hazards due to a design feature (e.g., sharp curves or dangerous intersections) or 

incompatible uses (e.g., farm equipment); 
 
 result in inadequate emergency access; 
 
 result in inadequate parking capacity; or 
 
 conflict with adopted policies, plans, or programs supporting alternative transportation (e.g., bus 

turnouts, bicycle racks). 
 
 



4.13 Traffic and Circulation 

DD&A 4.13-22 Miravale III Project 
October 2008  Draft Environmental Impact Report 
 

As per the City of Soledad LOS standards, the project is said to create a significant adverse impact on 
traffic conditions at an intersection if for either peak hour: 
 
 The LOS at the intersection degrades from an acceptable LOS D or better under background 

conditions to an unacceptable LOS E or worse under project conditions.  A significant intersection 
impact is said to be satisfactorily mitigated when measures are implemented that would restore 
intersection level of service to LOS D conditions or better. 

 
Impacts and Mitigation 

Project Conditions 
 
Future traffic volumes with the project were estimated by adding to background traffic volumes the 
additional traffic generated by the project. Project conditions were evaluated relative to background 
conditions with improvements in order to determine potential project impacts.  It is assumed in this 
analysis that the roadway network and intersection configurations under project conditions would be the 
same as described under background with improvements conditions.   
 
The magnitude of traffic produced by a new development and the locations where that traffic would 
appear are estimated using a three-step process: (1) trip generation, (2) trip distribution, and (3) trip 
assignment. In determining project trip generation, the magnitude of traffic entering and exiting the site is 
estimated for the AM and PM peak hours. As part of the project trip distribution, an estimate is made of 
the directions to and from which the project trips would travel. In the project trip assignment, the project 
trips are assigned to specific streets and intersections.   
 
Project Trip Generation 
 
The trip generation estimates for the project are shown in Figure 4.13-8, and are based on trip generation 
rates published in the Institute of Transportation Engineers (ITE) manual entitled Trip Generation, 
seventh edition, 2003. 
 
The trip generation estimates do not include estimates for the proposed schools, parks, and golf course. 
Trip estimates for the proposed residential uses of the project account for trips made to schools and other 
types of complimentary land uses.  Therefore, it is assumed that trips to the schools, parks, and golf 
course would originate from within the project area and the proposed residential units.  
 
Similarly, the trip estimates for residential land uses associated with the project were reduced to account 
for internalization, or interaction, between the retail and residential land uses. The project is proposing up 
to 275,000 s.f. of retail space. A portion of the retail space will be located centrally within the project area 
and proposed residential units. The remaining retail space will be located in the southeastern portion of 
the project site. The retail land uses are intended to be neighborhood serving retail, not major retail 
establishments. As such, it is assumed that the majority of trips generated by the retail space will originate 
from within the project area. The residential uses of the project were reduced by a magnitude equal to 90 
percent of the estimated trips for the centrally located retail space and 50 percent of the retail space 
located in the southeastern portion of the site. The difference in reduction percentages for the retail is due 
to the expectation that the southeastern retail space will attract some trips from outside the project area 
since it is located near existing neighborhoods and other land uses, while nearly all trips to the centrally 
located retail would originate from surrounding neighborhoods within the project area. 
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Figure

Trip Generation Estimates 4.13-8

AM Peak Hour PM Peak Hour
Daily Daily Pk-Hr Splits Trips Pk-Hr Splits Pass-By

Land Use Size Trip Rates Trips Rate In Out In Out Total Rate In Out Red. /e/ In Out Total

Proposed Uses
Single-Family Homes/a/ 1,470 Units 9.57 14,068 0.75 25% 75% 276 827 1,103 1.01 63% 37% 935 549 1,485
Multi-Family/b/ 2,230 Units 6.72 14,986 0.51 20% 80% 227 910 1,137 0.62 65% 35% 899 484 1,383
Senior Housing/c/ 500 Units 3.48 1,740 0.08 45% 55% 18 22 40 0.11 61% 39% 34 21 55
Hotel/d/ 120 Units 8.92 1,070 0.67 58% 42% 47 34 80 0.70 49% 51% 41 43 84

31,864 568 1,792 2,360 1,909 1,098 3,006
-9,196 -157 -123 -280 -186 -236 -422
22,668 411 1,669 2,080 1,723 861 2,585

Retail "A"/e/ 175,000 s.f. 44.3 7,756 1.35 56% 44% 132 104 236 2.71 44% 56% 25% 157 199 356
Retail "B"/e/ 100,000 s.f. 44.3 4,432 1.35 56% 44% 76 59 135 2.71 44% 56% 25% 89 114 203

12,188 208 163 371 246 313 559

34,856 619 1,833 2,451 1,969 1,174 3,143

Source:
   ITE Trip Generation, 7th Edition 

Notes:
/a/  Single-Family Detached Housing (210) average rates used for proposed single-family units
/b/  Apartment (220) average rates used for proposed multi-family units
/c/  Senior Adult Housing-Attached (252) average rates used for proposed senior housing units
/d/  Hotel (310) average rates used for proposed hotel units
/e/  Specialty Retail Center (814) average rates used for proposed retail space. No AM peak hour rates are available for Specialty Retail, therefore half of the PM peak hour rates 
      were assumed for the AM peak hour.
/f/  A reduction of of residential trips equal to 90% of Retail "A" and 50% of Retail "B" was applied for internalization of retail/residential uses.
/e/  A reduction of 25% to account for pass-by trips was applied to retail use during the PM peak hour
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Based on the trip generation calculations, the project, at buildout, would generate 34,856 daily trips, with 
2,451 trips occurring during the AM peak hour and 3,143 occurring during the PM peak hour. Using the 
specified inbound/outbound splits, the project would produce 619 inbound trips and 1,833 outbound trips 
during the AM peak hour and 1,969 inbound and 1,174 outbound trips during the PM peak hour.  
 
Project Trip Distribution and Assignment 
 
The trip distribution pattern and trip assignment for the proposed project was estimated based on existing 
travel patterns in the area and the locations of complementary land uses. Two separate trip distributions 
were used for the residential and non-residential land uses of the site. Generally, the non-residential trip 
distribution contains trips produced by the project within city limits. On the other hand, it is expected that 
the majority of residential trips will leave the City limits for employment zones north and south of 
Soledad.   
 
Project Access and Circulation 
 
Regional access to the project site is provided from US 101. Access to the site is provided via its 
interchanges with Moranda Road and Front Street within the City of Soledad.  Local access to the project 
site would be provided via extensions of San Vicente Road, West Street, and Orchard Lane. Each of the 
roadways would be extended into the project area with connections to a completely new roadway system 
of collectors and local roads that would serve each of the residential and commercial areas of the project.  
Future access also would be provided by the extension of Miravale Road to Camphora/Gloria Road and 
the Orchard Lane extensions north and west of the project, eventually connecting via other planned routes 
to Camphora/Gloria Road when other development is completed.   
 
All new streets would be designed to meet all applicable City of Soledad standards. In addition, as part of 
the planned golf course, there would be a need to provide golf cart crossings along project roadways. Due 
to large traffic volumes and vehicle speeds, at-grade golf cart crossings should not be proposed along 
streets classified as collectors or arterials.   
 
Project Transit System – “Improvements” 
 
The Miravale-III Specific Plan includes a policy to include bus stops in logical locations, providing for 
alternative modes of transportation. MST currently operates in Monterey County, with two routes 
servicing the City of Soledad. One route travels north-south from Salinas to King City.  The other extends 
from King City to the southern tip of the Monterey Peninsula.  The City of Soledad currently operates one 
local door-to-door transit service on an on-call basis that provides a flexible and alternative mode of 
transportation.  It is anticipated that up to 3% of project trips could be made by transit.    
 
Project Bicycle and Pedestrian Facilities 
 
There are three types of bicycle facilities classified in the City of Soledad General Plan.  Each type is 
described below:  
 
 Bike path (Class I) - A completely separate right-of-way designed for the exclusive use of cyclists 

and pedestrians, with minimal crossings for motorists. These paths should have a minimum width of 
nine feet when two-way travel is required and six feet in width to accommodate one-way movement.  
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 Bike lane (Class II) - A lane on a regular roadway, separated from the motorized vehicle right-of-way 
by paint striping, designated for the exclusive or semi-exclusive use of bicycles. Bike lanes allow 
one-way bike travel. A minimum width of five feet should be provided and adjacent curbside parking 
avoided where feasible; where curbside parking is allowed adjoining a bike lane, the combined width 
of the parking and adjacent bike lane should be not less than 13 feet. 

 
 Bike route (Class III) - Provides shared use of the roadway, designated by signs or permanent 

markings and shared with motorists. 
 
The General Plan also specifies that pedestrian circulation is an important component of the transportation 
network because it helps reduce traffic and improve air quality.  Specifically the General Plan requires 
that: 
 
 Pedestrian circulation provides logical connections between residential neighborhoods and 

neighborhood-serving shopping centers. 
 

 Pedestrian trails are used to connect open space/recreational areas with residential neighborhoods, 
motels and the downtown. 

 
A primary goal of the Miravale-III Specific Plan is to provide the necessary infrastructure to create a safe 
and efficient circulation network with an emphasis on creating a pedestrian friendly, walkable 
community.  As noted within the Specific Plan, pedestrian sidewalks provide excellent opportunities for 
leisure and recreation as well as an alternative means of transportation.  Pedestrian sidewalks are 
proposed on all public streets.  Plan area sidewalks consist of a 5 foot wide solid surface area separated by 
a 5 foot wide landscaped planting strip.   
 
Class II Bike lanes are to be provided on all collector and arterial streets within the Plan Area.  Bike lanes 
will be a minimum 4 feet wide and will be separated from the vehicle travel lane by a solid stripe.  
Signage may be provided throughout the Plan Area to guide bicyclists toward trails, parks, and other 
points of interest. 
 
There are no existing bicycle facilities that can be extended into the project area. Existing and proposed 
residential uses will justify the need for a continuous bicycle facility system throughout the City of 
Soledad.  The project will be subject to the City’s Bike Plan which identifies future bicycle facilities.  The 
plan was adopted in 2007.  All pedestrian and bicycle lanes of the project should provide for future 
connection to existing sidewalks and streets. 
 
Project Roadway Network 

 
Projected daily volumes and the City’s criteria for roadway designation were used to design each of the 
new major roadways. Projected volumes are based on the same trip generation estimates and assignment 
methodology described above. Traffic associated with other pending non-residential projects was also 
included in the projected volumes. 
 
Traffic projections indicate that only West Street, between the project boundary and H Street, will meet 
the arterial criteria. San Vicente Road and Orchard Lane will meet collector road criteria.  All other 
roadways will meet criteria for classification as local roadways.   Figure 4.13-9 illustrates the project 
roadway classifications. 
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With implementation of the future roadways described above, several new intersections will be created.  
Peak hour signal warrant checks were completed for each of the new intersections. Results indicate that 
only the intersection of West Street and H Street will meet signal warrants. Projected peak hour volumes 
at all other intersections within the project area will not be large enough to require signalization.  

 
Project Intersection Level of Service Analysis 
 
The results of the intersection level of service analysis under project conditions are summarized in Figure 
4.13-3.  The results show that 11 of the study intersections would operate at an unacceptable LOS E or 
worse during at least one of the peak hours analyzed under project conditions:  
 
1 Moranda Road and US 101 Northbound Ramps 
2 Moranda Road and Front Street 
3 San Vicente Road and Front Street 
4 West Street and Front Street 
9 Front Street and US 101 Southbound Ramps 
11 San Vicente Road and Market Street 
14 East Street and Market Street 
16 San Vicente Road and Gabilan Drive 
17 West Street and Gabilan Drive 
20 Orchard Lane and Metz Road 
21 Oak Street and Front Street 
 
Each of these intersections would be impacted by the project according to City of Soledad standards. The 
remaining 10 intersections would continue to operate at acceptable levels of service.   
 
Project Intersection Signal Warrant Analysis 
 
The peak-hour signal warrants were checked for the existing unsignalized intersections to determine 
whether signalization would be justified on the basis of peak-hour volumes. A summary of the signal 
warrant checks is shown in Figure 4.13-10. The analysis showed that the Caltrans peak-hour volume 
warrant would be satisfied at nine intersections under project conditions.   
 
4 West Street and Front Street 
5 Main Street and Front Street 
12 West Street and Market Street 
14 East Street and Market Street 
16 San Vicente Road and Gabilan Drive 
17 West Street and Gabilan Drive 
18 Main Street and Gabilan Drive 
19 Andalucia Drive and Gabilan Drive 
20 Orchard Lane and Metz Road 
 



DENISE DUFFY & ASSOCIATES, INC.

Figure

Roadway Classification 4.13-9
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Signal Warrant Checks 4.13-10

Study
Existing 

Conditions
Background 
Conditions

Project 
Conditions

Cumulative 
Conditions

Number Intersection Name AM PM AM PM AM PM AM PM

Existing Unsignalized Intersections

1 Moranda Road  &  US 101 NB Ramps No No No No No No Yes Yes
2 Moranda Road  &  Front Street No Yes Yes Yes Yes Yes Yes Yes
3 San Vicente Road  &  Front Street Yes Yes Yes Yes Yes Yes Yes Yes
4 West Street  &  Front Street No No No No Yes Yes Yes Yes
5 Main Street  &  Front Street No No No No No Yes No Yes
6 East Street  &  Front Street No Yes Yes Yes Yes Yes Yes Yes
7 Front Street  &  Nestles Road No No No Yes Yes Yes Yes Yes
8 Front Street  &  US 101 NB Ramps No No No Yes No Yes No Yes
9 Front Street  &  US 101 SB Ramps No No No No No No No No

10 Front Street  &  Morisoli Road No No No No No No No No
11 San Vicente Road  &  Market Street No No No No No No No Yes
12 West Street  &  Market Street No No No No No Yes No Yes
13 Main Street  &  Market Street No No No No No No No No
14 East Street  &  Market Street No No No No No Yes No Yes
15 East Street  &  North Street/Metz Road No No No Yes Yes Yes Yes Yes
16 San Vicente Road  &  Gabilan Drive No No No No Yes Yes Yes Yes
17 West Street   &  Gabilan Drive No No No No Yes Yes Yes Yes
18 Main Street   &  Gabilan Drive No No No No No Yes No Yes
19 Andalucia Drive  &  Gabilan Drive No No No No No Yes No Yes
20 Orchard Street  &  Metz Road No No No No Yes Yes Yes Yes
21 Oak Street  &  Front Street Yes Yes Yes Yes Yes Yes Yes Yes

Notes:
1. Signal warrant analysis based on Caltrans Peak Hour Signal Warrant #11.

Scenario



  4.13 Traffic and Circulation 

DD&A 4.13-29 Miravale III Project 
October 2008  Draft Environmental Impact Report 

 
Project Roadway Segment Analysis 
 
Traffic volumes for project conditions on each of the studied roadway segments were developed by 
adding to background condition volumes the project trips. The project trips were assigned to the roadway 
system in the same manner as with intersections. The roadway segment analysis indicates that the 
addition of project traffic will cause three studied roadway segments to operate at LOS E or worse during 
at least one peak hour under project conditions. 

 
Front Street, between Moranda Road and San Vicente Road (Eastbound PM) 
Front Street, between East Street and Nestles Road (Eastbound AM/Westbound PM) 
San Vicente Road, between Market Street and Gabilan Drive (Southbound AM/Northbound PM) 

 
The degradation of roadway segment LOS indicates the need for roadway widening. Since there is no 
evaluation criterion for roadway segments, the roadway segment analysis is presented for informative 
purposes only.  All other studied roadway segments will operate at LOS C or better conditions. 
 
Project Freeway Segment Analysis 
 
The results of the freeway segment analysis showed that four freeway segments are projected to operate at 
LOS D under project conditions.  
 
 US 101 – Northbound North of Gonzales-5th Street (AM Peak Hour) 
 US 101 – Northbound between Gonzales-5th Street to Gloria Road (AM Peak Hour) 
 US 101 – Northbound between Camphora Road and North Soledad (AM Peak Hour) 
 US 101 – Southbound between North Soledad and Camphora Road (PM Peak Hour) 
 
The remaining segments are projected to operate at LOS C or better. The addition of project traffic would 
worsen conditions on each of the segments projected to operate at LOS D.   
 
Project Freeway Ramp Analysis 
 
Traffic volumes for project conditions on each of the studied freeway ramps were developed by adding to 
background condition volumes the project trips. The project trips were assigned to the freeway ramps in 
the same manner as with intersections.  The freeway ramp analysis indicates that two of the studied 
freeway ramps are projected to operate at LOS F under project conditions.  
 

Moranda Road Interchange – Southbound US 101 off-ramp to Moranda Road (PM Peak Hour) 
Moranda Road Interchange – Northbound US 101 on-ramp from Moranda Road (AM Peak Hour) 

 
As stated under existing conditions, the existing ramp configurations are inadequate to serve existing 
traffic volumes. The ramps at both the Moranda Road and Front Street interchanges with US 101 are not 
designed to accommodate existing traffic volumes. The existing ramp alignments are inadequate to feed 
the large ramp volumes onto the mainline that also has seen increased volumes. The project traffic would 
worsen conditions on each of the ramps. 
 
Project Impacts and Mitigation Measures  
 
Described below are the project impacts and recommended mitigation measures. Figure 4.13-3 shows the 
resulting LOS for project conditions with the recommended mitigation measures.  
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Several of the identified impacts involve significant physical improvements to not only intersection 
configurations, but also roadway widening. In some cases, the improvements identified below will be 
undesirable due to the need for right-of-way acquisition and/or create inconsistency with the City’s 
General Plan. The evaluation of necessary mitigation measures revealed that several of the project 
impacts could be mitigated with the construction of an extension of Gabilan Drive that would provide an 
alternate route to US 101. The City’s General Plan calls for the extension of Gabilan Drive to US 101 as a 
four-lane divided arterial. The Gabilan Drive extension would provide for a more direct route to the 
project area and alleviate identified impacts at several intersections. Figure 4.13.3 and Figure 4.13.11 
show the change in level of service and travel patterns of the project that would result with the extension 
of Gabilan Drive.  Project traffic would be significantly reduced through several of the intersections to be 
impacted. Therefore, it is recommended that rather than implementing undesirable roadway widening, the 
project contribute its fair-share towards the construction costs of the extension of Gabilan Drive to US 
101 and widening of San Vicente Road from the project south to the Gabilan Drive extension.  
 
The following analysis identifies potential project-induced transportation impacts and necessary 
mitigation measures to reduce project-related impacts to a less-than-significant level. When impacts 
cannot be reduced to a less-than-significant, feasible mitigation has been identified to reduce the extent of 
project impacts. Implementation of the following mitigation measures are necessary to minimize potential 
project impacts related to transportation/traffic.  
 

Internal Site Circulation 
 
Impact Based on the significance criteria, the project has the potential to increase hazards 

due to a design feature or incompatible uses.  This significant impact would be 
reduced to a less-than-significant level with the following mitigation. 

 
4.13-1 Due to large traffic volumes and vehicle speeds, at-grade golf cart crossings shall not be 

permitted along streets classified as collectors or arterials. Prior to the issuance of any building 
and/or grading permit for development associated with the golf course facility, the project 
applicant shall submit detailed design-level plans demonstrating compliance with this 
measure, subject to the review and approval of the Director of Public Works. Improvements 
shall be constructed in accordance with this measure prior to the issuance of any certificate of 
occupancy or final permit for development associated with the golf course.  

 
Local Intersection Impacts 

 
Impact Based on the significance criteria, the project will have a significant impact on eleven 

study intersections, five roadway segments, and signal warrants would be met on nine 
intersections under project conditions.  These significant impacts would be reduced to a 
less-than-significant level with the following mitigations.    

 
Mitigation 
 

4.13-2 Moranda Road and Front Street:  Widen NB Front Street to two lanes, add a second NB 
through lane, EB free-right-turn lane and widen Front Street between Moranda road and San 
Vicente Road.  Prior to the issuance of any building permit for each phase of development, the 
project applicant shall submit payment of the City of Soledad traffic impact fee in effect at the 
time of building permit issuance in order to mitigate the impact at this location. No certificate 
of occupancy shall be issued for new residential or commercial buildings requiring the 
implementation of these improvements until said improvements have been fully constructed, 
subject to the review and approval of the City of Soledad. Alternatively the project can 
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contribute its fair share towards the construction of the extension of Gabilan Drive to US 101.  
If this alternative is chosen local roadways shall be monitored annually to ensure that LOS 
levels are maintained in accordance with the City of Soledad’s adopted standards until the 
extension is complete. All fees shall be paid prior to the issuance of any building permit for 
each phase of development and shall be subject to the approval of the Director of Public 
Works.   

 
4.13-3 San Vicente Road and Front Street: Widen NB Front Street to two lanes, NB San Vicente 

Road to three lanes, add two EB left-turn lands and a SB free-right-turn lane. Prior to the 
issuance of any building permit for each phase of development, the project applicant shall 
submit payment of the City of Soledad traffic impact fee in effect at the time of building 
permit issuance in order to mitigate the impact at this location. No certificate of occupancy 
shall be issued for new residential or commercial buildings requiring the implementation of 
these improvements until said improvements have been fully constructed, subject to the review 
and approval of the City of Soledad. Alternatively the project can contribute its fair share 
towards the construction of the extension of Gabilan Drive to US 101.  If this alternative is 
chosen local roadways shall be monitored annually to ensure that LOS levels are maintained in 
accordance with the City of Soledad’s adopted standards until the extension is complete. All 
fees shall be paid prior to the issuance of any building permit for each phase of development 
and shall be subject to the approval of the Director of Public Works.   

 
4.13-4 San Vicente and Gabilan Drive: Signalize this intersection and add a second westbound left-

turn land, exclusive northbound right-turn lane, and southbound left-turn land.  SB San 
Vicente Road will need to be widened to accommodate the dual left-turn lanes from Gabilan.  
Prior to the issuance of any building permit for each phase of development, the project 
applicant shall submit payment of the City of Soledad traffic impact fee in effect at the time of 
building permit issuance in order to mitigate the impact at this location. No certificate of 
occupancy shall be issued for new residential or commercial buildings requiring the 
implementation of these improvements until said improvements have been fully constructed, 
subject to the review and approval of the City of Soledad. Alternatively the project can 
contribute its fair share towards the construction of the extension of Gabilan Drive to US 101. 
If this alternative is chosen local roadways shall be monitored annually to ensure that LOS 
levels are maintained in accordance with the City of Soledad’s adopted standards until the 
extension is complete. If this alternative is selected the project applicant shall submit payment 
of the projects fair share towards the construction of this improvement in accordance with the 
traffic impact fee in effect at the time of building permit issuance for each phase of the project. 
All fees shall be paid prior to the issuance of any building permit for each phase of 
development and shall be subject to the approval of the Director of Public Works. 

 
4.13-5 West Street and Gabilan Drive:  Signalize the intersection and add exclusive left-turn lanes 

with protected phasing on all approaches. Prior to the issuance of any building permit for each 
phase of development, the project applicant shall submit payment of the City of Soledad traffic 
impact fee in effect at the time of building permit issuance in order to mitigate the impact at 
this location. No certificate of occupancy shall be issued for new residential or commercial 
buildings requiring the implementation of these improvements until said improvements have 
been fully constructed, subject to the review and approval of the City of Soledad. All fees shall 
be paid prior to the issuance of any building permit for each phase of development and shall be 
subject to the approval of the Director of Public Works. 

 



DENISE DUFFY & ASSOCIATES, INC.

Figure

Source: Hexagon Transportation Consultants, Inc., 2007

Change of Travel Patterns with Extension 
of Gabilan 4.13-11N
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4.13-6 Main Street and Gabilan Dive:  Signalize the intersection with protected left-turn phasing 
along Gabilan Drive. Prior to the issuance of any building permit for each phase of 
development, the project applicant shall submit payment of the City of Soledad traffic impact 
fee in effect at the time of building permit issuance in order to mitigate the impact at this 
location No certificate of occupancy shall be issued for new residential or commercial 
buildings requiring the implementation of these improvements until said improvements have 
been fully constructed, subject to the review and approval of the City of Soledad. Alternatively 
the project can contribute its fair share towards the construction of the extension of Gabilan 
Drive to US 101. If this alternative is chosen local roadways shall be monitored annually to 
ensure that LOS levels are maintained in accordance with the City of Soledad’s adopted 
standards until the extension is complete. All fees shall be paid prior to the issuance of any 
building permit for each phase of development and shall be subject to the approval of the 
Director of Public Works. 

 
4.13-7 Andalucia Drive and Gabilan Drive: Signalize this intersection with protected left-turn 

phasing along Gabilan Drive.  Prior to the issuance of any building permit for each phase of 
development, the project applicant shall submit payment of the City of Soledad traffic impact 
fee in effect at the time of building permit issuance in order to mitigate the impact at this 
location. All fees shall be paid prior to the issuance of any building permit for each phase of 
development and shall be subject to the approval of the Director of Public Works. No 
certificate of occupancy shall be issued for new residential or commercial buildings requiring 
the implementation of these improvements until said improvements have been fully 
constructed, subject to the review and approval of the City of Soledad. 

 
4.13-8 Orchard Land and Metz Road:  Signalize this intersection with protected left-turn phasing on 

Metz Road and split phasing on Orchard Lane. The project applicant shall submit payment of 
the City of Soledad traffic impact fee in effect that the time of building permit issuance in 
order to mitigate the impact at this location. All fees shall be paid prior to the issuance of any 
building permit for each phase of development and shall be subject to the approval of the 
Director of Public Works. No certificate of occupancy shall be issued for new residential or 
commercial buildings requiring the implementation of these improvements until said 
improvements have been fully constructed, subject to the review and approval of the City of 
Soledad. 

 
4.13-9 Oak Street and Front Street: Widen Front Street to four lanes between Nestles Road and Oak 

Street and add a second EB left-turn lane at the intersection of Nestles Road and Oak Street. 
Alternatively, the construction of the US 101/SR 146 bypass would alleviate impacts at this 
intersection. The project applicant shall submit payment of the City of Soledad traffic impact 
fee in effect at the time of building permit issuance. All fees shall be paid prior to the issuance 
of any building permits for each phase of development and shall be subject to the approval of 
the Director of Public Works. No certificate of occupancy shall be issued for new residential 
or commercial buildings requiring the implementation of these improvements until said 
improvements have been fully constructed, subject to the review and approval of the City of 
Soledad. 

 
Traffic Mitigation Triggers and Impact Fees 
 
The large size of the proposed project would require that construction of the project be phased over the 
next ten years. As such, mitigation costs/fees must be phased along with the development of the project in 
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order to ensure the financial feasibility of the initial development activities. The two major roadway 
improvements, Gabilan Extension and reconstruction of the US 101/Moranda Road interchange, proposed 
as mitigation measures for the proposed project would require substantial funding that cannot be provided 
at the initial stages of this development nor by the proposed development alone. Therefore, triggers were 
determined as part of the traffic analysis for the two major roadway improvement projects. Traffic 
monitoring is included in the mitigation to assure that improvements are phased with development. The 
traffic monitoring shall be established and maintained by the city and funded by the developer. 
 

Gabilan Extension Development Level Trigger 
 
Analysis was conducted at intersections and roadway segments along San Vicente Road to determine at 
what development level the extension of Gabilan Drive needed to be implemented to support project 
traffic. The traffic analysis indicated that the most critical point of constraint is the intersection of San 
Vicente Road and Front Street. The capacity of the eastbound left-turn movement, Front Street to San 
Vicente, during the PM peak hour is the critical movement at the intersection. Under background 
conditions, the intersection was shown to meet traffic signal warrants. Analysis indicates that with the 
installation of a signal at the intersection, LOS D will be maintained at the intersection with up to 50 
percent of the project development traffic.2  
 
Based on roadway segment analysis conducted along San Vicente Road, LOS D operations along the 
roadway can be maintained with up to 75 percent of the project traffic added to the roadway system. 
However, as previously discussed, the intersection of San Vicente Road and Front Street would be unable 
to serve this level of development and would create spill over onto adjacent streets, such as West Street, 
that provide an alternate access to San Vicente Road. 
 
US 101 and Moranda Road Interchange Improvement Development Level Trigger 
 
As described previously, the existing freeway ramps at Moranda Road and US 101 are not designed to 
accommodate existing traffic volumes. The addition of project traffic, as well as background traffic, 
would compound the need for improvement of the ramps. The US 101 southbound off-ramp to Moranda 
Road will be the constraint on any further development. Analysis of ramp capacities indicate that LOS D 
operations can be maintained on the ramps with up to 25 percent of the project traffic added to the 
roadway system.  
 
Intersection LOS analysis indicates that with signalization of the ramp termini intersections, up to 50 
percent of the project development traffic can be accommodated; however, even with the signalization of 
the intersections, the ramps would be inadequate to serve this level of development. 
 
Traffic Impact Fees 
 
Funding for the mitigation measures, will be obtained via traffic impact fees imposed upon the project by 
both the City of Soledad and The Transportation Agency for Monterey County (TAMC).  Mitigation of 
the project impacts would be in the form of payment of traffic impact fees estimated for the project. 
 
                                                           
2 It should be noted, that though intersection LOS may be acceptable, the number of left-turning vehicles under 
background conditions (545 during the PM peak hour) indicates the need for a second left-turn lane and subsequent 
widening of San Vicente Road to receive the two left-turn lanes. With 50 percent of the project development traffic 
added to the roadway system, an additional 350 trips would be added to the left-turn movement during the PM peak 
hour.  
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Local Intersection Impacts 
 
The above significant impacts will be reduced to a less-than-significant level through the implementation 
of one or more of the following actions: 
 

a. The applicant shall construct circulation improvements as specified by the city and outlined 
above; 
 

b. The applicant shall pay traffic impact fees per the city traffic impact fee ordinance in effect at the 
time the applicant requests building permits; 
 

c. For any improvement that will not be constructed by the applicant or mitigated through payment 
of impact fees per city impact fee ordinance, the applicant shall pay a fair share of the 
improvement. 

 
The City’s traffic impact fee (TIF) program mentioned in item b above was adopted in October 2007. The 
City TIF identifies a fee per single-family unit and multi-family unit to be collected from proposed 
development and used towards identified improvements to the roadway system within and serving the 
City of Soledad. Mitigation of the project impacts would be in the form of payment of City of Soledad’s 
traffic impact fees estimated for the project.   
 
Regional Transportation Impacts 
 
The identified freeway segment and interchange ramp improvements described below cannot be 
completely funded by a single development. In lieu of one single project absorbing the total cost of 
freeway widening, a regional development impact fee program has been established for state highways 
and regional roads within Monterey County. The Transportation Agency for Monterey County (TAMC) 
implements the fee program based on the 2004 TAMC “Nexus Study for Regional Development Impact 
Fee.” The payment of fees is considered mitigation for impacts to freeway facilities. At this time, 
however, the City of Soledad has not committed to collecting the TAMC fee.  In order to address regional 
improvement, the City of Soledad has incorporated local regional improvement projects into their adopted 
TIF program. Therefore, the collection of impact fees as part of the City’s TIF program will include 
regional improvements and will be in-lieu of payment of an independent TAMC fees. Should the 
widening of the freeway and improvement of interchanges be deemed infeasible or not part of the fee 
program, the impact would be considered significant and unavoidable. 
 

Regional Impacts 
 
Impact Based on the significance impact criteria, the project will have a significant impact 

on two freeway ramps and four freeway segments.  Therefore, the project will have 
a significant impact on regional roadways.  With implementation of the mitigation 
identified below these significant impacts will be reduced to a less-than-significant 
level.  However, should the proposed improvements be deemed infeasible or not part of 
the TAMC fee program, the impacts will be considered significant and unavoidable.    

 
Mitigation 
 
4.13-10 Moranda Road and US 101 NB Ramps:  Signalize the intersection and widen the NB US 101 on 

ramp to add a second NB left-turn lane.  Prior to the issuance of any building permit for each 
phase of development, the project applicant shall submit payment of the City of Soledad traffic 
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impact fee in effect at the time of building permit issuance in order to mitigate the impact at this 
location. No certificate of occupancy shall be issued for new residential or commercial buildings 
requiring the implementation of these improvements until said improvements have been fully 
constructed, subject to the review and approval of the City of Soledad.  Alternatively the project 
can contribute its fair share towards the construction of the extension of Gabilan Drive to US 101.  
If this alternative is chosen local roadways shall be monitored to ensure that LOS levels are 
maintained in accordance with the City of Soledad’s adopted standards until the extension is 
complete.  In addition the US 101 interchange at Moranda Road/Front Street will require 
reconfiguration/reconstruction to provide more efficient access to the project site and north 
Soledad in general.  As this is a regional improvement, funding of at least part of the mitigation 
should be the responsibility of TAMC, and TAMC should include the improvement within its 
traffic impact fee. In this case, the project’s payment of the City’s adopted TIF fee, which 
includes regional improvements, would mitigate the project’s regional impact at this location.  
However, should the widening of the freeway and improvement of interchanges be deemed 
infeasible or not part of the fee program, the impact should be considered significant and 
unavoidable. All fees shall be paid prior to the issuance of any building permit for each phase of 
development and shall be subject to the approval of the Director of Public Works. 
 

4.13-11 Front Street and US 101 SB Ramps:  Signalize this intersection, widen southbound Front Street to 
two lanes and add a second lane on the off-ramp.  In addition, the volume of vehicles exiting 
southbound US 101 at Front Street indicate the need for widening of Front Street, between US 
101 and Moranda Road, to two lanes southbound and/or reconfiguration/reconstruction of the US 
101 interchange at Moranda Road/Front Street to provide more efficient access to the project site 
and north Soledad in general.  As this is a regional improvement, funding of at least part of the 
mitigation should be the responsibility of TAMC, and TAMC should include the improvement 
within its traffic impact fee. In this case, the project’s payment of the City’s adopted TIF fee 
would mitigate the project’s impact at this location.  However, should the widening of the 
freeway and improvement of interchanges be deemed infeasible or not part of the fee program, 
the impact should be considered significant and unavoidable. Prior to the issuance of any building 
permit for each phase of development, the project applicant shall submit payment of the City of 
Soledad traffic impact fee in effect at the time of building permit issuance in order to mitigate the 
impact at this location. All fees shall be paid prior to the issuance of any building permit for each 
phase of development and shall be subject to the approval of the Director of Public Works. 
 

4.13-12 The project applicant shall be required to pay towards the City’s TIF program, which includes 
regional improvements. Prior to the issuance of any building permit for each phase of 
development, the project applicant shall submit payment of the City of Soledad traffic impact fee 
in effect at the time of building permit issuance in order to mitigate the impact at this location. 
The payment of fees is considered mitigation for project impacts to freeway facilities. All fees 
shall be paid prior to the issuance of any building permit for each phase of development and shall 
be subject to the approval of the Director of Public Works. Should the widening of the freeway 
and improvement of interchanges be deemed infeasible or not part of the fee program, the impact 
should be considered significant and unavoidable. 

 
Impacts from Mitigation Measures 

 
The environmental impacts from implementation of intersection improvements directly associated with 
construction of the project are included within the analysis in this EIR.  Intersection, roadway, and 
freeway improvements identified as mitigation that are not the direct responsibility of the project could 
result in environmental impacts beyond those presented herein. The evaluation of environmental impacts 
for these improvements is the responsibility of the agency and/or individual with jurisdiction over these 
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facilities.  All transportation improvements would be subject to environmental review in accordance with 
CEQA at the time that design plans for these improvements are developed.  

 
Cumulative Impacts 

 
This section describes the results of the traffic analysis under cumulative conditions. The traffic analysis 
evaluated two cumulative conditions: 1) baseline cumulative conditions without the project, and 2) 
cumulative conditions with the project.  A 2030 cumulative condition is included in the Cumulative 
section of this EIR.  

 
Cumulative Trip Generation 
 
Cumulative traffic volumes include trips associated with three pending developments located within the 
City of Soledad. City staff provided the list of cumulative developments. The projects are described 
below. 
 

• The Village at Soledad – 139,730 s.f. shopping center, an 84-room hotel, and 1,329 seat cinema 
located along the eastside of Nestles Road south of Los Coches Drive. 

 
• Soledad Plaza – 415,000 s.f. shopping center, located along the west side of San Vicente Road 

between Moranda Road and Gabilan Road. 
 

• 263Front Street – 12,200 s.f. retail center and 152 apartments/condominiums, located along the 
north side of Front Street between West Street and Benito Street. 

 
Traffic volumes for cumulative conditions were estimated by adding traffic associated with pending 
developments to background traffic volumes for the cumulative without project scenario and the proposed 
project for the cumulative with project scenario. The added traffic associated with the pending projects 
was developed based on trip generation estimates and assignments produced by Hexagon. The magnitude 
of traffic added to the roadway system by each of the pending developments is estimated by multiplying 
the applicable trip generation rates to the size of the development. The trip generation rates published in 
the Institute of Transportation Engineers (ITE) manual entitled Trip Generation, seventh edition, 2003, 
were used for this analysis. On the basis of these rates, it is estimated that the pending projects would 
generate a combined total of 25,938 daily trips, with 702 trips occurring during the AM peak hour and 
2,348 occurring during the PM peak hour. The type of land use, size, and trip estimates of each 
development is presented in Table 4.13-4. Cumulative Growth traffic volumes with the project are shown 
on Figure 4.13-12. 
 
Cumulative Roadway Network 
 
It is assumed in this analysis that the roadway network and intersection configurations under cumulative 
no project conditions would be the same as described under background conditions with improvements, 
also known as “cumulative baseline conditions” with the exception of the following two intersections: 
 
Moranda Road and Front Street - The improvement consists of the addition of an east leg to the 
intersection to serve the Soledad Plaza project site.  
 
San Vicente Road and Gabilan Drive - The necessary improvement consists of the addition of a west leg 
to the intersection to serve the Soledad Plaza project site. 
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