INTRODUCTION

e Fairview Corners Residential Specific Plan
(“Specific Plan” or “Plan”) provides the land use
planning and regulatory guidance for the develop-
ment of approximately 60-acres of unincorporated
land (“Plan Area”) located southeast of the City of
Hollister in unincorporated San Benito County.

In 1989, the Plan Area was designated by the San
Benito County Board of Supervisors and in the
County’s General Plan as an “Area of Special Study”
(with an anticipated density of approximately four
dwelling units per acre), which is an area where
growth is encouraged to occur upon completion
and adoption of a “Specific Plan” pursuant to
California Government code Section 64550.

Section 1.1
Content and Purpose

e purpose of this Specific Plan is to create a flex-
ible planned residential community, with a variety
of residential lot and unit sizes, and the possibility
for complementary accessory uses (e.g. recreational,
open space, secondary units, etc). Commercial uses
are not presently contemplated or allowed under this
Specific Plan, but would not be inconsistent with
its purpose and intent. However, an amendment to

the Specific Plan would be required in order to pro-
vide for the types of commercial uses and applicable
standards.

State Law Requirements

California law requires cities and counties to pre-
pare a general plan, which describes what the city
or county (and its residents) desire for their com-
munity, both now and in the future. General plans
are required to address land use, circulation, hous-
ing, conservation, open space, noise, and safety.

Specific plans provide comprehensive guidelines
for a more defined and localized area within a
jurisdiction’s boundaries. ey o er more specific
information and guidance than what is available in
a general plan. is Specific Plan has been prepared
consistent with the specific plan content require-
ments identified in California Government Code
Section 65451 as follows:

(@) A specific plan shall include a text and a dia-
gram or diagrams which specify all of the fol-
lowing in detail:

(1) edistribution, location, and extent of the
uses of land, including open space, within
the area covered by the specific plan.




(2) e proposed distribution, location, and
extent and intensity of major components
of public and private transportation, sew-
age, water, drainage, solid waste disposal,
energy, and other essential facilities pro-
posed to be located within the area covered
by the specific plan and needed to support
the land uses described in the specific plan.

(3) Standards and criteria by which develop-
ment will proceed, and standards for the
conservation, development, and utilization
of natural resources, where applicable.

(4) A program of implementation measures
including regulations, programs, public
works projects, and financing measures
necessary to carry out paragraphs (1), (2),
and (3).

(b) e specific plan shall include a statement
of the relationship of the specific plan to the
general plan.

A statement of the Specific Plan’s relationship to
the San Benito County General Plan is described
below, and an evaluation of the Specific Plan’s
consistency with general plan goals is contained in
Section 1.5.

Organization

e Specific Plan is organized into seven Articles
and six Appendices.

How to Use this Plan

e Specific Plan is arranged with sets of goals,
policies, and policy implementation actions address-
ing land use, circulation, design, natural resources,
and public facilities and services. As part of the

Specific Plan, specific development standards, the
permitted and conditionally permitted uses, and
other development regulations are provided.

In context with the aforementioned goals, policies
and implementation actions, these development
regulations shall comprise the Fairview Corners—
Specific Plan (FVC-SP) zoning.

Goals, Policies, and Policy
Implementation

Goals provide the context for the specific poli-
cies and policy implementation discussed in the
Specific Plan. A policy is a statement that pro-
vides direction to guide decision-making about
future development within the Plan Area. Policy
Implementation is a specific action by a specific
party or parties that must be taken to implement
the policy direction within the Specific Plan. Each
of the five major articles in the Specific Plan (Land
Use Plan and Development Standards, Circulation
Plan, Community Design, Resource Management,
and Public Facilities and Services) contain goals,
policies, and policy implementation, which are
summarized in Appendix A for ease of access.

e implementation actions often refer to a “mas-
ter developer” and/or “individual neighborhood
developer(s).” In general, the master developer
would be responsible for designing, financing, and
constructing the major backbone infrastructure
needed to support development throughout the
Plan Area. e master developer may also construct
all or portions of the Plan Area. Individual develop-
ers may purchase land within the Plan Area bound-
ary from the master developer and construct some
or all of the individual development in-lieu of the
master developer.




Article 2.0, Land Use Plan and Development
Standards, contains a series of tables that describe
acceptable land uses and development intensities.

Green Building Guidelines

is Specific Plan includes green building design
guidelines, which are meant to function as guiding
framework for development of the Plan Area, to
the extent feasible. e master developer and/or the
individual  neighborhood
developer(s) of each phase
of development are strongly
encouraged to work with
County sta in developing
and implementing these,
and other, feasible guidelines for sustainable devel-
opment within the Plan Area. Policies meeting
specific U.S. Green Building Council (USGBC)
Leadership in Energy and Environmental Design
(LEED) criteria are noted with bracketed refer-
ences following the policy implementation.  ese
are summarized in Appendix D. It should be rec-
ognized that LEED criteria may evolve over time,
and the cited criteria are not meant to be locked in
place. [Insert logo]

Plan Implementation

Article 7.0, Plan Implementation, addresses the
administration of the Specific Plan, describing
the initial approvals and entitlements necessary to
authorize the Specific Plan, as well as the appli-
cation of subsequent entitlements on Plan Area
development. Article 7.0 further describes the roles,
responsibilities and obligations of the County and
Developers for implementing the Specific Plan,
involving compliance with the initial and sub-
sequent entitlements. e Specific Plan land use
goals, policies and implementation actions shall be
imposed on all development within the Plan Area.

Article 7.0 addresses the integration of these goals,
policies and implementation, and the application
of other federal, state, County and local agency
standards and requirements on Plan Area devel-
opment. Article 7.0 also summarizes the phasing,
financing and long-term maintenance of Plan Area
related improvements, and the application of the
Plan Area A ordable Housing Program.

Section 1.2
Project Setting (Location)

e Plan Area is located southeast of the City of
Hollister, in unincorporated San Benito County,
north of Airline Highway (State Route 25) and
east of Fairview Road. Figure 1, Regional Location,
presents the regional location of the Plan Area. e
property is bounded by rural residential ranchettes
to the north; rural residential ranchettes, an organic
farm and undeveloped open grassland to the east;
the 78-acre parcel of vacant land owned by the
Gavilan Joint Community College District (hereaf-
ter Gavilan College District) to the south (planned
for a future community college campus); and the

Figure 1 Regional Location
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existing Cielo Vista single-family residential subdi-
vision to the west across Fairview Road. Ridgemark
Golf and Country Club is located to the south of
the Plan Area on the other side of Airline Highway.
Figure 2, Specific Plan Area Vicinity, presents the
Plan Area boundary in relationship to the vicinity
land and road network, and in context to the East
Fairview Area of Special Study.

Figure 2 Specific Plan Area Vicinity
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View south on Ridgemark Dr. at entrance to Ridgemark
Country Club

View west on Cielo Vista Dr. at entrance to Cielo Vista
development

View west on Harbern Way at entrance to rural residential
development

According to the San Benito County Housing
Element Update 2007-2014, the County has 0.7
jobs for each housing unit, well below the desired
1.5:1 ratio. Housing growth has outpaced job
growth in San Benito County for the past 30 years,
with the percent of out-of-County jobs increasing
from 24 percent in 1980 to 49 percent by 2000.

Physical Characteristics

e Plan Area is approximately 60-acres and
includes one parcel of land, Assessor’s parcel 025-
190-068. Figure 3, Parcel Map, presents the bound-
ary of the Plan Area. e Plan Area is currently
undeveloped land that is used to cultivate barley.




Figure 3

parcel map
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e land is annually disced and periodically grazed
by cattle.  ere are no trails, roads or other devel-
opment on the property. ere is currently a fence
along the western, northern and eastern edge of the
property. e property has no overhead lines, poles,

or underground utilities. A former stock pond is
located in the northeast corner of the property. e
former stock pond is dry. Figure 4, Specific Plan
Area Aerial Photograph, presents an aerial view of
the area with the Plan Area outlined.

View east across Plan Area & water pump station along
northern boundary

View southeast across Plan Area from northern boundary

Fairview Corners Specific Plan

is Specific Plan, as required by County Resolution
No. 89-92, governs the Plan Area. Since the resi-
dential development described within the Specific
Plan requires a County General Plan Amendment

(GPA), this Specific Plan constitutes that amend-
ment. e development regulations contained or
otherwise referenced in the Specific Plan establish
the FVC-SP zoning regulations, which constitute
the zoning for the Plan Area. is Plan will be
adopted by ordinance, and any future amendments
thereto will also need to be adopted by ordinance.

e Plan Area is located within the designated
“Area of Special Study”. s is an interim desig-
nation pending completion and adoption of a spe-
cific plan pursuant to California Government Code
Section 65450.

e Specific Plan ensures consistency between
the Plan Area development and the General Plan
(as required by Government Code sections 65450
through 65457), and will implement the goals and
policies of the General Plan. is Specific Plan
establishes the uses, and the development and
design standards and other regulations for the Plan
Area. Upon adoption of the Specific Plan, the Plan
Area shall be designated under the General Plan
as e Fairview Corners Specific Plan Area and the
Fairview Corners—Specific Plan (FVC-SP) zoning
regulations shall govern development of the Plan
Area. To the extent any standard or other provi-
sion in the Specific Plan conflicts with the County
Code, including the County’s Zoning Ordinance,
the standard or zoning provision set forth in this
Specific Plan shall govern development of the Plan
Area. However, to the extent there are any con-
flicts between this Specific Plan and the Fairview
Corners Development Agreement, the provisions
of the Development Agreement shall prevail.

San Benito County has worked with Fairview
Corners LLC (hereinafter FVC LLC) to prepare
the Fairview Corners Development Agreement
(Development Agreement) to specify owner and/or
future developer obligations, rights, cooperation




between parties and terms of the agreement (i.e.,
among other things, financing of infrastructure
improvements, which improvements will be made
and when, cost sharing/recovery, payment of impact
fees, project phasing, conditions of development,
and dedication of land for public uses). San Benito
County is the lead agency under CEQA and is the
first agency to consider and approve applicable
entitlement requests.

is Specific Plan and development plans for the
area reflect FVC LLC consultations with a range of
public agencies and interest groups who assisted in
identifying issues, needs, opportunities and solu-
tions for developing the Plan Area. FVC LLC goal
has been to design a planned community adjacent
to the Gavilan College San Benito Campus that
considers the needs of the community, the oppor-
tunities and constraints of the property, regulatory
requirements of various agencies, and the financial
viability of the residential development.

View southwest across Plan Area towards Cielo Vista development

Section 1.3  Objectives

e Plan Area will provide, through planned coop-
eration with the Gavilan College District, diverse
and integrated housing, expanded public access to
park and open space opportunities, e cient use of
land, improved jobs/housing balance, and creation
of distinct neighborhood centers that bring together
commercial, residential, and recreational uses. e

objectives used in development of the Specific Plan
include the following:

= Implement the intention of the San Benito
County Board of Supervisors when the Board
designated the Plan Area an Area of Special
Study to allow higher density development.

= Create a mutually supportive relationship
between the Plan Area and the adjoining future
Gavilan College San Benito Campus site that
integrates connections, shares facilities and
infrastructure, and collaborates on mitigation
where appropriate.

= Provide a maximum residential unit count of
220 for the creation of housing opportunities
in proximity to existing utilities and infrastruc-
ture improvements.

= Provide for a mix of housing types close to
potential employment opportunities and stu-
dents at the adjacent future Gavilan College
San Benito Campus, public transportation,
public facilities, and goods and services that
will meet the needs of a variety of households.

= Provide for an A ordable Housing Program
that encourages secondary units, and collabo-
rates, where feasible, with the Gavilan College
San Benito Campus.

= Provide a range of potentially mixed residential
housing opportunities that will meet the needs
of a variety of households with lot sizes rang-
ing from 4,000 square feet to five acres, with a
range of housing types and square footages.

= Provide convenient pedestrian connections and
recreational opportunities through the provi-
sion of pocket parks, open space area, corri-
dors, and connections with the adjacent future
Gavilan College San Benito Campus site.




Figure 4 Specific Plan Area Aerial Photograph




is side intentionally left blank.




= Minimize the noise and speed of tra ¢ to
ensure the safety of residents through the
design of cul-de-sacs and curvilinear streets.

= Provide employment opportunities resulting
from infrastructure improvements and residen-
tial construction.

= Create a revenue neutral planned community
where long term operation and maintenance
costs are paid for by one or more of several
potential funding options or appropriate
financing district mechanisms.

Section 1.4

Relationship of the Specific
Plan to the San Benito
County General Plan and
Zoning Code, and Hollister
General Plan

is section provides the context and purpose for
the Specific Plan and its relationship to the San
Benito County General Plan and Zoning Code and
City of Hollister General Plan.

Area of Special Study

In 1989, the San Benito County Board of
Supervisors adopted Resolution No. 89-92, which
identified the entire area east of Fairview Road,
from Airline Highway to a point north of Hillcrest
Road, as an interim Area of Special Study. e
1989 East Fairview Area of Special Study is indi-
cated as an asterisk on the General Plan Land Use
Designations, San Benito County, North County
Inset (August 1993) as amended by GPA 00-21
and 00-22. Since 1989, FVC LLC has pursued
development of approximately 138-acres in the
East Fairview Area of Special Study, known as the

Fairview Corners property, which has long been
contemplated for development by San Benito
County.

View northeast from Cielo Vista Drive & Fairview Road
(Plan Area on right)

Policy 9 of the San Benito County General Plan
Land Use Element also identifies the types of land
uses envisioned for the property as “residential,
agricultural, and open-space. Trails, parks, and
public facilities, including schools and churches,
may be allowed subject to use permits.” Policy 9
Implementing Action b) also called for the desig-
nation of “the area immediately east of Fairview
Road, bound by State Route 25 to the south and
Mansfield Road to the north, as an Area of Special
Study.” e Fairview Corners property is located
at the southern end of the Area of Special Study,
Assessor’s parcel 025-190-068.

East Fairview Specific Plan

After the adoption of Resolution No. 89-92, the
property owners within the overall Area of Special
Study prepared the 1990 East Fairview Specific
Plan to guide the development within the Area
of Special Study. Figure 5, Planning Areas, pro-
vides an aerial view of the Area of Special Study
and identifies its three main components: the
Northeast Fairview Specific Plan Area, the Central
Fairview Study Area, and the Fairview Corners
Specific Plan Area.
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In the early 1990s, review of the East Fairview
Specific Plan was interrupted, as several property
owners within the Central Study Area reconsid-
ered their participation in the project. In 1993, the
owners of the Northeast Fairview Area, encompass-
ing about 290-acres at the north end of the Area
of Special Study, began processing a specific plan
for their portion of the original Area of Special
Study. atarea is referred to as the Santana Ranch
Specific Plan.

Fairview Corners Residential

In 1995, the Fairview Corners property owners also
requested and received a rmation from the Board
of Supervisors to continue developing and process-
ing a specific plan for the approximately 138-acre
Fairview Corners property, located at the north-
east corner of the intersection of Airline Highway
and Fairview Road. Following the direction of the
Board and consistent with the General Plan, the
applicants developed and submitted the 1999 Draft
Fairview Corners Specific Plan for the development
of 624 residential units, commercial uses and a
middle school. With input from County sta and
0 cials between 1999 and 2009, the application
has evolved into the approximately 78-acre future
Gavilan College San Benito Campus (approved by

View northeast of Plan Area from Fairview Road &
Airline Highway

the Gavilan College Board of Trustees in December
2008) and the approximately 60-acre and maxi-
mum 220-lot and/or dwelling unit Fairview
Corners Specific Plan Area.

In recent years FVC LLC has been engaged in a col-
laborative process with the Gavilan Joint Community
College District and San Benito County to create a
community plan for development of the area. FVC
LLC has prepared a number of technical studies over
time. e technical studies have addressed a range of
planning and development topics, including natural
resources, hazards, geology and soils, archaeological
resources, biological resources, hydrology and storm
drainage, and tra c and circulation. In July 2008,
EMC Planning Group prepared and submitted a
development application for the Fairview Corners
Residential Project on behalf of Fairview Corners
LLC that included a General Plan Amendment
(GPA) and Zone Change.

Gavilan College San Benito
Campus

Since 2004, the Gavilan College District had been
engaged in a search for property in the City of
Hollister and San Benito County areas for a new
full-service junior college campus to serve the area,

View south across Plan Area from northern boundary




Figure 5

Planning Areas
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meet community needs, and prevent overcrowding
at the existing Gavilan College Campus in Gilroy.
In 2007, the Gavilan College District entered into
a letter of intent and then a sales contract with
Fairview Corners LLC. ey also entered into a
cost sharing agreement to prepare technical stud-
ies, prepare an environmental document, and pur-
sue habitat mitigation. In December 2008, Gavilan
College District acquired from Fairview Corners
LLC approximately 78-acres of the southern por-
tion of the 138-acre Fairview Corners Property.

e two entities have worked together to imple-
ment a community plan for the Gavilan College
San Benito Campus and the Plan Area. e two

entities have entered into a cost sharing agreement
for habitat mitigation and provision of public ser-
vices and infrastructure, both outside and within
is cost sharing includes, but is

the Plan Area.

View west across future Gavilan San Benito Campus along
Airline Highway

View northeast across Plan Area from Fairview Road

not limited to, infrastructure improvements such
as roads, water, and sewer, habitat mitigation, and
various fees associated with development.

In November 2008, a Final Environmental Impact
Report (EIR) was prepared by David J. Powers
& Associates, Inc., entitled Gavilan San Benito
Campus and Fairview Corners Projects, and pro-
vided environmental review for both the proposed
Gavilan College San Benito Campus project and
for the Fairview Corners residential development
project. e EIR addressed both projects on the
138-acre property, because they have been planned
concurrently and have a relationship of shared
roadways, infrastructure, and mitigation require-
ments. e EIR addressed both the individual
e ect of each project, as well as the combined e ect
of developing the approximately 138-acre property.
In December 2008, the Final EIR was certified by
the Gavilan College District Board of Trustees, act-
ing as the lead agency under the provisions of the
California Environmental Quality Act (CEQA).
As a state agency, the Gavilan College District is
exempt from the San Benito County planning pro-
cess for development of the Gavilan College San
Benito Campus.

e Gavilan College District Board of Trustees cer-
tified the Final EIR, but has no approval authority
for the Plan Area. San Benito County retains full
control and review of the CEQA and entitlement
process, as Lead Agency, for the approximately

Concept rendering of future Gavilan San Benito Campus

Y




60-acre Plan Area. e County sta reviewed and
commented on the Final EIR as a responsible
agency. e Fairview Corners Residential Specific
Plan EIR addresses the potential environmental
e ects of development described in the Specific
Plan, and sets forth the informational document
required for compliance with CEQA.

San Benito County General Plan

e proposed residential development is located
in unincorporated San Benito County adjacent
to the eastern edge of the City of Hollister. e
San Benito County General Plan guides land use,
growth, economic, transportation, infrastructure,
agricultural, resource, environmental, and other
decisions. e General Plan is intended to pro-
vide for orderly growth and convey the commu-
nity’s values and expectations for the future. e
General Plan is a comprehensive policy plan which
sets forth a series of written statements (goals and
objectives) defining the direction, character and
composition of future land use development, and
establishes guidelines (policies and actions) nec-
essary to attain conformance with the plan. e
General Plan identifies physical development of the
policies necessary to protect and enhance those fea-
tures and services, which contribute to the quality
of life enjoyed by County citizens. e goals and
policies are contained in its ten major elements,
Land Use, Transportation, Housing, Open Space
and Conservation, Scenic Roads and Highways,
Environmental ~ Resources and  Constraints
Inventory, Noise, Seismic Safety, and Safety. In
March 2009 the County began the process to com-
prehensively update the General Plan.

e Plan Area is designated Rural (R) in the San
Benito County General Plan Land Use Map, with
an asterisk to denote it as an Area of Special Study
requiring a Specific Plan and higher density resi-
dential development. Figure 6, San Benito County

Land Use Designations, presents the San Benito
County General Plan land use designations for
the Plan Area. e proposed land use designation
for this planned community is Fairview Corners
Residential-Specific Plan (FVC-SP).

San Benito County Zoning

e Plan Area is located in the “Rural” zone dis-
trict. As described more fully in Table 5, Permitted
and Conditional Land Uses (Article 2.0, Land Use
Plan and Development Standards) uses allowed by
the FVC-SP zoning regulations include detached
single family dwellings, duet, duplex, triplex, four-
plex dwellings, multi-family dwellings, a guesthouse
or other secondary residential units, not to exceed
one per lot, and accessory buildings and limited
complementary uses.

e minimum building site area allowed by the
FVC-SP zoning regulations is four-thousand
(4,000) square feet. Lot sizes range from 4,000
square feet up to five acres (with a conditional use
permit for single-family residential uses on lots
greater than one acre) and will provide a variety of
residential housing opportunities for ownership or
rental units in proximity and adjacent to the future
Gavilan College San Benito Campus.

Table 1, Area of Special Study Existing and
Proposed San Benito County Land Use and Zoning
Designations, depicts the current and proposed
land use designations and zoning for the Specific
Plan Area.

City of Hollister General Plan

e Hollister General Plan was adopted in 2005.

e Plan Area is located outside the Hollister city
limits and Sphere of Influence (SOI), but within
the City’s Planning Area. Refer to Figure 6 for City
limit and SOI lines in relation to the Plan Area.




Figure 6, San Benito County Land Use Plan
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Table 1

Zoning Designations

Area of Special Study Existing and Proposed San Benito County Land Use and

Existing Proposed
General Plan Rural (R) Fairview Corners--Specific Plan (FVC-SP)
Land Use Designation
Zoning Designation Rural (R) Fairview Corners--Specific Plan (FVC-SP)

Source:  San Benito County General Plan (1998), San Benito County Zoning Ordinance (2006), EMC Planning Group (2010)

Section 1.5

Consistency of the Specific
Plan with the San Benito
County and City of Hollister
General Plans

e Specific Plan, and the proposed land use and
zoning designations therein, have been designed to
be consistent with the San Benito County General
Plan through the Area of Special Study, as adopted
by County Resolution No. 89-92. s resolution
designates the Plan Area for higher density devel-
opment through preparation of a Specific Plan. e
Plan Area is not within the Hollister city limits or
SOLl.

e San Benito County and City of Hollister general
plans contain planning principles that provide the
basis for providing appropriate land use, infrastruc-
ture and community design principles for specific
areas of the County and City, including the Plan
Area. e Specific Plan helps achieve the visions
established by the San Benito County and City of

Hollister general plans, by providing diversified and
integrated housing, expanding public access to park
and open space opportunities, making e cient use
of land, improving the jobs/housing balance, and
creating distinct neighborhood centers that bring
together institutional, residential, and recreational
uses.  ese principles are articulated as framework
goals that provide the overall direction necessary to
ensure that the County and City, as they grow, will
be well-functioning and attractive, will balance the
needs of residents and businesses, and will make
appropriate use of natural, human and economic
resources. ese framework goals are elucidated
and advanced by specific policies contained in the
Specific Plan’s five major Articles: Land Use Plan
and Development Standards; Circulation Plan;
Community Design; Resource Management; Public
Facilities and Services, and implemented through
specific measures contained in each Article.

e Specific Plan will help achieve the vision estab-
lished by the policies and implementation programs
of the San Benito County and City of Hollister
general plans.
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LAND USE PLAN AND
DEVELOPMENT STANDARDS

Article 2.0 presents the Specific Plan’s land use
direction, including the Specific Plan’s emphasis
on a planned residential community with opportu-
nities for a variety of housing types and lot sizes,
ample and inter-connected park and open space
areas.

Section 2.1
Land Use Objectives

e following land use objectives have been estab-
lished for the Specific Plan:

= A planned residential community that allows
up to 220 residential units and provides the
opportunity for a wide range of housing types,
including secondary units, multifamily, and
a ordable housing;

= A community that is integrated with and sup-
ports the Gavilan College San Benito Campus;
and

= Interlinked open space and park areas to pro-
vide both active and passive recreational choices
for residents and connections to adjacent areas.

Section 2.2
Land Use Concept

Diverse Residential
Opportunities

e Specific Plan envisions a diverse planned resi-
dential community with a variety of lot sizes and
housing choices. Lots may vary from 4,000 square
feet up to five acres (with a conditional use permit
for single-family residential lots greater than 1.5
acres). Housing may vary from apartments and
small lot cluster homes to single-family estates. To
further diversify housing choices within the Plan
Area, accessory dwelling units are allowed on most
lots, with the allowable size of the units increasing
with the lot size. e proposed variety of lot sizes
and square footage is intended to provide a range
of housing opportunities to meet the needs of a
wide array of households, including students, fac-
ulty, and campus employees of the future adjacent
Gavilan College San Benito Campus, as well as San
Benito County community members and the gen-
eral public. A variety of typical residential non-hab-
itable accessory uses are allowed. Complementary
uses may be developed in limited areas. e




i

Specific Plan land use plan takes into consideration
the key elements and planning principles of the
San Benito County and City of Hollister general
plans. Land use choices were a ected by physical
property constraints such as topography and fault
line building exclusion zones, and the potential
creation of on-site mitigation for California tiger
salamander (CTS). Plan Area constraints are illus-
trated in Figure 7, Constraints Diagram. CTS miti-
gation is further described in Article 5.0, Resource
Management.

is Article provides the selected land use des-
ignations and distribution within the Plan Area.
Figure 8, Land Use Diagram and Lotting Program
Examples A-C in Appendix B, presents the concep-
tual land use plan for the Plan Area. e Plan Area
is restricted to a maximum of 220 principal dwell-
ing units, consistent with the Fairview Corners--
Specific Plan (FVC-SP) zoning contained herein.

e unit count excludes secondary dwelling units.
Table 2, Land Use Summary, provides a summary
of the maximum build-out of the Specific Plan. e
parameters for an A ordable Housing Program that
conforms to the County’s General Plan Housing
Element and County Code will be included within
the project Development Agreement or a separate
A ordable Housing Agreement.

Table 2  Land Use Summary

Affordable Housing and
Secondary Units

Housing that addresses the community needs and
isa ordable will be provided in the Plan Area and/
or on the adjacent Gavilan College property. e
Plan Area will contain a ordable housing units that
are achieved by building a variety of housing types,
including secondary units. If a ordable housing is
provided on the adjacent Gavilan College property,
it shall include no more than fifty percent of the
required a ordable housing and shall be located
consistent with the Gavilan College Campus Plan
and approved by the Board of Trustees. ea ord-
able housing units shall combine both moderate-
and low-income units in an amount and under
terms prescribed inan A ordable Housing Program.
If the developer(s) wants to include a local builder
preference, then a certain percentage of the units
that go to local builders may be excluded from the

Residential 35.0 —42.0
Roads 10.0
Parks 3.4

Open Space 0-7.0%*

* If on-site mitigation is required, the maximum open space would be approximately 7 acres.




Figure 7 Constraints Diagram
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Figure 8 Land Use Diagram
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a ordable housing requirements of the County, or
as otherwise set forth in the project’'s A ordable
Housing Program.

Secondary units, such as apartment flats over a
garage and detached accessory units on a single-
family lot, are encouraged and shall be permitted
in the Plan Area as a means to achieve a ordable
housing units to the extent provided for in the
project’s A ordable Housing Program. Secondary
and caretaker’s units are separately defined herein
under Accessory Dwellings, because secondary and
caretaker’s units are permitted with a full kitchen
or cooking facilities.  ese types of units may be
allowed to count for up to fifty percent of the
a ordable housing requirement, or as otherwise set
forth in the project’s A ordable Housing Program.

Sustainability and Open Space

e Specific Plan will be a leading example of sus-
tainable planned community design, with many
special features of a green community. Examples of
water and energy conservation and walkability are
found throughout the Specific Plan. Future devel-
opment of the Plan Area will generate an additional
demand for open space resources and recreational
amenities in the area. e Specific Plan addresses
this need through policies and implementation
measures that promote sensitivity to open space

and natural resources. In addition to the residen-
tial development, open space and parks will be pro-
vided in the Plan Area. Open space set asides may
include a geologic fault area, habitat conservation
area, Plan Area bu ers from surrounding uses, and
connectivity within the Plan Area and to areas out-
side the Plan Area.

e San Benito County Code Section 23.15.009(b)
requires the provision of five acres of land for parks
and recreational uses for every 1,000 new residents.

e Plan Area, with a maximum residential unit
count of 220, is estimated to create housing for
approximately 678 residents and will be required
to provide approximately 3.4-acres of parks. If the
residential unit count is less than 220, the park
requirement will be based on the residential unit
count that is built in accordance with the calcu-
lation method required in the County Code. e
intention for development of the Plan Area is to
meet the County standard for parks, or otherwise
meet this standard by paying fees in lieu of on-site
parks. e open space and parks are made up of a
system of connected setback bu ers, open space for
habitat, open space for a fault zone, pocket parks
and retention basins for drainage as illustrated in
Figure 9, Open Space Diagram. e open space

areas are intended to provide recreational use and
to be connected within the Plan Area by a series of
trails, and further connected outside the Plan Area




to the future Gavilan College San Benito Campus
as illustrated in Figure 10, Plan Area Context with
Adjoining Open Space. e applicant and the
Gavilan College District intend to develop a mutu-
ally acceptable Open Space and Parks Master Plan.

Potential Lotting Programs

Preliminary development plans that reflect di er-
ent land use scenarios serve as examples of how the
Plan Area could be developed.  ree such lotting
program examples are presented in Appendix B.
Table 3, Residential Dwelling Units and Lot Sizes,
presents a summary of the proposed number of resi-
dential dwelling units for each example and the cor-
responding lot sizes.  ese are intended as example
lot programs only. e final lotting program will be
determined by subsequent entitlements as approved
by the County in accordance with the Specific Plan
and all other applicable standards and require-
ments. See Article 7.0, Plan Implementation.

Section 2.3
Land Use Goals and Policies

e following land use goals, policies, and imple-
mentation actions shall be imposed on all devel-
opment within the Plan Area. Article 7.0, Plan
Implementation, addresses the integration of these
goals, policies and implementation, and the appli-
cation of other federal, state and local standards and
requirements, on Plan Area development. Article
7.0 also provides guidance on phasing, financing
and long-term maintenance of Plan Area related
improvements.

Table 3 Residential Dwelling Units and Lot Sizes per Appendix B
Example A Example B Example C Lot Sizes
7 39 38 10,000 — 12,000 sf

18 34 54 8,000 — 10,000 sf
17 42 29 7,000 — 8,000 sf
95 25 46 6,000 — 7,000 sf
83 5 12 5,000 — 6,000 sf
220 220%* 179 -

Source:  EMC Planning Group Inc. (2010)

Note:

dwelling units.

*Example B includes 145 single-family lots and 75 multi-family dwelling units (based on 5.4 acres and 14 du/ac) for a total of 220




Figure 9

Open Space Diagram
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Figure 10 Plan Area Context with Adjoining Open Space
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Land Use Pattern Policies

Goal LU-1: A Land Use Plan that
implements the intent of San Benito
County by designating land uses for
this property that are appropriate to the
Area of Special Study.

Policy LU-1.1: Implement County Resolution No.
89-92 and the General Plan Land Use Element by
planning appropriate uses for this designated Area of
Special Study, including higher density residential
uses than are currently allowed by existing zoning.

Policy Implementation

1. e County’s adoption by resolution of a gen-
eral plan amendment and the Fairview Corners
Residential Specific Plan, and by ordinance: the
“Fairview Corners Specific Plan” zoning regula-
tions, which constitute the land use designation
and zoning for the Plan Area, will implement
Resolution No. 89-92 and the County General
Plan Land Use Element and will regulate the
future development within the Plan Area.

Goal LU-2: Land use patterns
responsive to the physical
characteristics of the land, as well as
to environmental, economic, and social
concerns of the residents.

Policy LU-2.1: Recognize the fault line and poten-
tial habitat constraints on the Plan Area and desig-
nate land to provide a mix of residential uses and
product types, and recreational and open space
amenities to meet the needs of residents.

Policy Implementation

1. e master developer and/or individual
neighborhood developer(s) shall implement
development in accordance with the land use

designations shown on the Land Use Diagram
(Figure 8), and with the policies and imple-
mentation measures contained within this
Specific Plan. Modifications to the land uses
or zoning regulations identified in this Specific
Plan are subject to the County’s discretionary
review.

e low density and medium density residen-
tial uses o er opportunities to provide a variety
of housing types. e master developer and/or
individual neighborhood developer(s) shall pro-
vide a range of housing products as described
herein and/or by the separate A ordable
Housing Program.

e master developer shall preparean A ordable
Housing Program, which shall be part of the
Development Agreement or separate a ordable
housing agreement with the County of San
Benito. e program shall specify the manner
in which the Plan Area will comply with the
a ordable housing requirements of San Benito
County and address inclusionary obligations,
if any, number, location and type or level of
units, timing for development of the a ordable
units, financing options, and specific monitor-
ing and enforcement procedures. e location
for the a ordable housing units may be par-
tially or entirely within the Plan Area and/or
located 0 -site on the adjacent Gavilan College
San Benito Campus. e A ordable Housing
Program shall also address the use of secondary
units to meet the a ordability obligation of the
Plan Area.

Development of the project site shall comply
with the most recent California Building Code
requirements for Seismic Zone 4 to avoid or
minimize potential damage from seismic ground
shaking. All recommendations included in the
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1989 fault investigation and in the 2008 geo-
technical investigation prepared by Terrasearch,
Inc. which includes a 50-foot wide building set-
back on each side of the fault and any updated
geotechnical reports, shall be incorporated into
the project design.

Policy LU-2.2: Allow residential land uses in the
proposed open space resource conservation area if
habitat concerns are fully mitigated o -site.

Policy Implementation

1 Itis proposed as a part of this Plan to allow the
inclusion of a habitat conservation area at the
northeast corner of the Plan Area if required by
the CDFG or USFWS as partial mitigation of
CTS habitat, with primary mitigation o -site.

2. Optionally, the northeast corner of the Plan
Area can be developed with residential uses
or used as active park land if habitat concerns
are fully mitigated o -site by agreement with
appropriate regulatory agencies.

Related Policies are contained in Article 5.0,
Resource Management (Section 5.3) and Article

6.0, Public Facilities and Services (Section 6.5).

Residential Use Policies

Goal LU-3: A diverse residential
community.

Policy LU-3.1. Allow a varied density and a vari-
ety of lot sizes, not to exceed 220 dwelling units
(excluding secondary dwelling units, which are
encouraged).

Policy Implementation

1. When tentative and final maps are submit-
ted to the County for review, the maximum
unit count cannot exceed 220 dwelling units

within the Plan Area. e lot and unit count
shall exclude secondary dwelling units (which
are encouraged within the Plan Area). In order
to develop the Plan Area, the developer(s) shall
submit one or more subdivision maps and/or
parcel maps for approval by San Benito County
that are in accordance with the development
standards, zoning regulations, community
design guidelines. [LEED ND NPD Credit 4]

2. Residential lots shall be subdivided in accor-
dance with the lot size requirements prescribed
by Table 4, Minimum Residential Lot Size.
[LEED ND NPD Credit 4]

3. e purpose of lots created for other than resi-
dential uses shall be specifically described on
the subdivision map.

Policy LU-3.2. Allow a variety of residential uses
and supporting uses




Policy Implementation

1. A variety of housing types shall be allowed,

including single family homes, duplexes and
duets, triplexes and fourplexes, courtyard and
zero lot-line homes, and condominiums, town-
houses, and apartments. [LEED ND NPD
Credit 4]

Principal uses as listed in Table 5, Permitted
and Conditional Land Uses, are permitted or
conditionally permitted on a residential lot
subject to the applicable development stan-
dards.

Complementary uses as listed in Table 5,
Permitted and Conditional Land Uses, are per-
mitted or conditionally permitted only on lots
subdivided for the specific purpose(s) as noted
on the subdivision map or other recorded doc-
ument subject to the applicable development
standards.

Policy LU-3.3. Allow accessory uses suitable to a
residential area.

Policy Implementation

1.

Accessory uses as listed in Table 5, Permitted
and Conditional Land Uses, are permitted or
conditionally permitted on a residential lot in
conjunction with a principal use, subject to the
applicable development standards.

Policy LU-3.4. Conditionally allow additional
uses if determined suitable for a residential area
on a case-by-case basis and in accordance with this
Specific Plan.

i
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Policy Implementation

1. Conditional uses as listed in Table 5, Permitted
and Conditional Land Uses, are allowed on a
residential lot upon obtaining a conditional use
permit, and subject to the applicable develop-
ment standards and conditions of use permit
approval.

Related Policies are contained in Article 6.0,

Public Facilities and Services (Section 6.5).

Accessory Dwellings and
Affordable Housing Policies

Goal LU-4: Accessory dwelling units as
an additional housing choice.

Policy LU-4.1. Define appropriate types of acces-
sory dwelling units (such as detached, above garage,
etc.) and encourage these units as a part of or com-
plementary to the A ordable Housing Program.

Policy Implementation

1. Accessory dwelling units may be guesthouses,
secondary dwelling units, or caretaker units.
[LEED ND NPD Credit 4]

2. Accessory dwelling units shall be located on an
owner-occupied residential lot.

3. A guesthouse shall be without kitchen facilities,
clearly subordinate and incidental to the main
building on the same lot, and not to be rented,
let, or leased, whether compensation be direct
or indirect.

4. A secondary dwelling unit is a full residential
unit that may be occupied full time, and is
clearly subordinate and incidental to the main
building on the same lot.

5. A caretaker unit is a full residential unit that
may be occupied full time and is specifically for
the purpose of housing a caretaker for the same
lot.

6. Secondary dwelling units and caretaker units
may include a kitchen and up to two bed-
rooms, subject to square footage and other stan-
dards set forth in Table 6, Accessory Dwelling
Standards.

7. Encourage accessory dwelling units to be built
within the Plan Area to provide a ordable
housing for the community. [LEED ND NPD
Credit 4]

Policy LU-4.2. Establish appropriate location, size,
and number of accessory dwelling units dependent
on the development density and lot size.

Policy Implementation

1. Accessory dwelling units shall be limited to the
residential lot sizes, configurations, and square
footage standards in Table 6, Accessory Dwelling
Standards. [LEED ND NPD Credit 4]




2. No more than one accessory dwelling unit may
be constructed on any lot.

Goal LU-5: Create affordable housing
as a part of Plan Area Development.

Policy LU-5.1. A ordable housing shall be
governed by an A ordable Houding Program,
which may be a separate A ordable Housing
Agreement or incorporated into the Fairview
Corners Development Agreement (Development
Agreement). A ordable housing shall be located
within the Plan Area and/or on the adjacent Gavilan
College Campus property, with no more than fifty
percent of the required units being located on the
Gavilan property or as otherwise specified in the
project’s A ordable Housing Program.

Policy LU-5.2. Up to ten percent of the lots
0 ered to local builders may be excluded from
the County’s a ordable housing requirements, or
as otherwise set forth in the project’s A ordable
Housing Program.

Policy LU-5.3. Secondary and caretaker’s units are
encouraged and allowed to meet up to fifty percent
of the County’s required a ordable housing for the
Plan Area, or as otherwise set forth in the project’s
A ordable Housing Program.

Policy Implementation

1. An A ordable Housing Program, which shall
be part of the Development Agreement or
separate a ordable housing agreement with
the County, shall specify the manner in which
a ordable housing obligations, under the
applicable County regulations, are met by the
master developer and/or individual developers
within the Plan Area. e A ordable Housing

Program shall be imposed by the County as a
condition of approval of the first subdivision
map within the Plan Area. [LEED ND NPD
Credit 4]

2. e A ordable Housing Program may include
the appropriate provisions for local builder
preference exclusions and use of accessory units
(secondary and caretaker’s units) in meeting
the county’sa ordable housing regulations.

3. Implementation of the A ordable Housing
Program may include financial assistance from a
variety of sources, including contractual arrange-
ments with a non-profit organization responsible
for building the a ordable housing.

Parks and Open Space Policies

Goal LU-6: A coordinated system of
open space and parks to meet the
needs of the Plan Area residents.

Policy LU-6.1. Provide passive and active open
space on-site or o -site, or by paying in lieu fees
commensurate with park requirements.

Policy Implementation

1. e master developer and/or neighborhood
developer(s) shall provide land for passive and
active open space, consistent with the Specific
Plan and in accordance with County standards




for the provision of parkland. e master devel-
oper shall conceptually design the open space
and park areas, and the connections within the
Plan Area by creating an Open Space and Parks
Master Plan for the County’s approval. [LEED
ND NPD Credit 9/10; Homes LL-6]

e master developer and/or neighborhood
developer(s) shall prepare final designs, finance,
and construct the open space and park areas
within the Plan Area concurrently with the
development of the neighborhood phase in
which they are located (prior to the issuance
of a building permit for the last home in the
neighborhood phase), and in accordance with
the applicable County standards, and the
approved Open Space and Parks Master Plan.
Parks shall be designed to facilitate surveillance
by adjoining residents and police services. If
the number of residential dwelling units is less
than the maximum of 220, the open space and
park area requirement for the Plan Area will be
based on the number of residential dwelling
units built, to be calculated as required under
the County Code.

If the open space and park area standard is not
met within the Plan Area and/or on the adja-
cent Gavilan College San Benito Campus, in
lieu of the development of on-site parks and
open space, the master developer shall pay fees
to the County as allowed under the County
Code, and in accordance with the Development
Agreement.

Related Policies are contained in Article 4.0,

Community Design (Section 4.2) and Article 5.0,

Resource Management (Section 5.3).

Goal LU-7: Integrated open space and
park areas.

Policy LU-7.1. Interconnect open space and park
areas.

Policy Implementation

1.

e open space and park trail system will con-
sist of a loop configuration around or within
the Plan Area that interconnects with the resi-
dential neighborhood and the Gavilan College
San Benito Campus recreational facilities.
[LEED ND NPD Credit 9/10; Homes LL- 6]

Development plans for the open space and
park trail system shall be included in the Open
Space and Parks Master Plan, prepared by the
master developer and approved by the appro-
priate County sta in accordance with Article
7.0 (Plan Implementation).

Anticipated open space improvements and the
cost for those improvements are estimated in
Article 7.0, Plan Implementation, and are illus-
trated in Appendix C, Open Space Categories
(Lotting Program Example C).

Related Policies are contained in Article 3.0,
Circulation Plan (Section 3.6), Article 4.0,

Community Design (Section 4.2), and Article 5.0,

Resource Management (Section 5.3).




Intensity and Arrangement of
Development Policies

Goal LU-8: Adequate open space to
allow for recreation and privacy.

Policy LU-8.1. Limit lot coverage dependent on
the development density and lot size.

Policy Implementation

1. Lot coverage shall be determined by lot size and
use in accordance with Table 7, Lot Coverage.

2. Coverage calculations shall include all princi-
pal residential and accessory buildings, includ-
ing garage space.

Policy LU-8.2. Provide minimum yard areas for all
residences.

Policy Implementation

1. A minimum rear or side yard area clear of
structures or driveways shall be provided as
prescribed in Table 8, Minimum Yard Space
(Rear or Side Yard).

2. For multi-family dwellings of nine or more
units, interior common rooms may substitute
for up to half of the yard requirement.

3. No additional yard area shall be required for a
secondary dwelling unit, but the required yard
area for the principal dwelling unit shall be
provided.

Related Policies are contained in Article 4.0,
Community Design (Section 4.2) and Article 5.0,

Resource Management (Section 5.3).

Goal LU-9: Adequate separation
between development and adjacent
roads and lots.

Policy LU-9.1. Set development back from roads
and lots dependent on development density and lot
size.

Policy Implementation

1. Compact development, including attached
and detached single family dwellings or two
to three unit attached dwellings on lots of less
than 5,000 square feet, shall be set back from
property lines in accordance with Table 9,
Compact Development Setbacks. [LEED ND
NPD Credit 1]

2. Standard development, including detached
single family dwellings or two to four unit
attached dwellings on lots of 4,000 to 12,000
square feet, shall be set back from property
lines in accordance with Table 10, Standard
Development Setbacks. [LEED ND NPD
Credit 1]

3. Large lot development, including detached
single family dwellings or two to four unit
attached dwellings on lots of greater than
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12,000 square feet, shall be set back from prop-
erty lines in accordance with Table 11, Large
Lot Development Setbacks. [LEED ND NPD
Credit 1]

4. Apartments, condominiums, and other multi-
family dwellings of five or more units shall be
set back from property lines in accordance with
Table 12, Multifamily Development Setbacks.
[LEED ND NPD Credit 1]

5. Two-story residences within 100 feet of the
Fairview Road center line will require acousti-
cal analyses, pursuant to the requirements of the
San Benito County Code, and the project’s con-
ditions of approval to ensure that interior noise
levels on the second floor will be reduced to 45
dBA Ldn or lower. Building design shall include
provisions for forced-air mechanical ventilation
so that windows can be kept closed to control
noise. e conclusions and recommendations
of the specific analyses, including the descrip-
tion of the necessary noise control treatments,
shall be submitted to the County along with the
building plans for review and approval prior to
issuance of a building permit.

Policy LU-9.2. Establish specific set-backs and
exceptions for special circumstances.

Policy Implementation

1. Additional setback requirements shall be
observed in accordance with Table 13, Special
Setback Requirements and Exceptions.

Related Policies are contained in Article 4.0,

Community Design (Section 4.2).

Goal LU-10: Protection for neighboring
properties from excessive shading and
visual domination.

Policy LU-10.1. Limit building and fence height
dependent on the type of dwelling unit and charac-
teristics of adjacent development.

Policy Implementation

1. Buildings and fences shall be limited to the
maximum heights as prescribed in Table 14,
Height Limits.

2. Structures near a shared boundary between
the Plan Area and private property outside the
Plan Area shall adhere to the additional height
requirements in Table 15, Height Limits at
Plan Area Boundaries.  ese requirements shall
not apply to Plan Area boundaries within or
adjacent to a road, except that any multi-family
uses or other structures adjacent to the project
site boundary (e.g., Fairview Road) shall adhere
to the height requirements in Table 15.

Policy LU-10.2. Limit the location of fences and
vegetation to ensure visibility at roads.

Policy Implementation

1. Vegetation deemed to block visibility of vehi-
cles entering or exiting the road shall be sub-
ject to the visibility triangle restrictions of San
Benito County Code section 25.29.013.

2. Avoid fence, wall or streetscape designs that
create hiding places.

3. Fencing, vegetation, and other landscape fea-
tures shall not obscure the view between the
front of the house and the road. Except along
Fairview Road, where a minimum six-foot




sound barrier may be required, solid fences and
gates over three feet high are prohibited front-
ing public roads. Prune front yard tree cano-
pies to at least seven feet from the ground, and
maintain plantings near walkways and building
entries to under three feet tall.

4. On lots at the intersection of a road and pedes-
trian path, no fence or hedge over three feet
high shall be allowed in the yard adjoining the
path.

Related Policies are contained in Article 4.0,

Community Design (Section 4.2).

Parking Policies

Goal LU-11: Adequate parking for
residents and guests.

Policy LU-11.1. Provide at least 1.5 automobile
parking spaces for each principal dwelling unit, and
at least one automobile parking space for each sec-
ondary dwelling unit.

Policy Implementation

1. Residential parking spaces shall be provided in
accordance with San Benito County Code sec-
tion 25.31.020, except as otherwise provided
herein.

2. One of the required parking spaces for resi-
dences on lots under 5,000 square feet may be
provided within a common parking lot within
250 feet of the residential lot it serves.

T

3. One additional parking space shall be provided
for each secondary dwelling unit or caretaker
unit. e required parking space for secondary
units on lots under 9,000 square feet may be
provided within a common parking lot within
250 feet of the residential lot it serves.

Policy LU-11.2. Provide parking for a variety of
vehicles.

Policy Implementation

1. Provide optional electric car charging pre-wiring
receptacles within reach of at least one garage
parking space per unit or centrally located within
carports or shared parking facilities.
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2. Multi-family developments shall provide secure
visitor bicycle parking. Multi-family develop-
ment shall provide one visitor bicycle parking
space per five units. [LEED ND SLL Credit 4;
LEED ND NPD Credit 5]

Section 2.4
Development Standards

e Specific Plan regulates development in the sub-
division of lots, arrangement of neighborhoods, and
the size, placement, and appearance of structures.

e Specific Plan provides development standards
suitable for a wide range of housing types within a
planned residential community. e development
standards are set forth by lot size and dwelling type.

e greatest amount of lot coverage is allowed for

Subdivision and Lot Size Standards

Table 4 Minimum Residential Lot Size

multifamily dwellings and for development on
small lots. Larger lots are allowed less lot cover-
age to maintain a more open character in the lower
density developments.

To allow useful recreational areas within private
lots, a minimum open space area is required. e
building set-backs allow flexible design of small
lot and cluster housing designs, and the set back
requirements increase with lot size. Building heights
are limited to protect neighboring properties from
the shading and visual intrusion of structures sig-
nificantly taller than their own. Special height/set
back requirements are included where the Plan
Area shares a border with other private property.

Tables 4 through 15 set forth specific standards for
the development of the Plan Area.

Lots Served by Sewer

Lots Served by Public or Community Water and Individual Septic

One acre
(43,560 square feet)

4,000 square feet




Land Use Standards

Table 5 Permitted and Conditional Land Uses

Principle Uses
Permitted on

Residential Lots b. Attached single, duet, duplex, triplex, fourplex dwelling;

a. Detached single family dwelling;

c. Other uses (prescribed by State law as required to be permitted uses in
residential districts; i.e. pre-emptive uses).

Complementary Uses

. a.  Multi-family dwelling(s);
Permitted on Lots

Designated on the | ,, Common area landscaping and open space;
Subdivision Map for a
Specific Use c. Udlity(ies) or service facility(ies) serving the residential development;

d. Private road(s), driveway(s), parking lot(s), or trail(s).

Accessory Uses
Permitted on
Residential Lots

a. Guesthouse (as the term is defined in Policy LU-4.1 #3) or secondary
dwelling unit, not to exceed one per lot and as further specified herein;

b. Detached garage, carport, workshop, storage building, pool house, patio
cover, deck, trellis, gazebo, play structure, or greenhouse;

c. Non-commercial garden, orchard, or other horticulture;

d. Home occupation meeting the standards of San Benito County Code
section 25.29.090 et sec.;

e. Personal recreational vehicle or boat storage, but not within front yards
and road side yards.

Conditional Uses a. Single-family residential lots of 1.5 acres or larger;

b. Caretaker units;

c. Day cares, elderly care homes, group homes and similar uses serving over
six persons;

d Park, recreational community building(s) or facility(ies);

e. Non-commercial garden, orchard, or other horticulture in the absence of a
principal use;

f.  Non-habitable accessory building in the absence of a principal use;

g. Other uses (prescribed by State law) conditionally permitted in residential
districts. See also Item c.
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Table 6  Accessory Dwelling Standards

7,000 to 8,999 Integrated within house | Guesthouse 400

or detached garage Secondary
9,000 to 12,000 | Integrated or Guesthouse 640

freestanding Secondary
Larger than Integrated or Guesthouse Guesthouse: 640
12,000 freestanding Secondary Secondary or Caretaker: 800
One acre or Integrated or Guesthouse
larger freestanding Secondary

Caretaker

Standards for Intensity and Arrangement of Development

Table7 Lot Coverage

Condominiums, apartments, attached houses Any 55 percent
Detached House Less than 5,000 55 percent
Detached House 5,000 to 7,999 50 percent
Detached House 8,000 to 12,000 40 percent
Detached House Greater than 12,000 30 percent

Table 8  Minimum Yard Space (Rear or Side Yard)

15 feet by 30 feet

15 feet by 30 feet plus 50 square feet per each unit




Table 9  Compact Development Setbacks (lots of less than 5,000 square feet)

Front To house: 12 feet
To porch: Six feet
To front-facing garage door from road right-of-way: 18 feet

Road Side Six feet

Side and Rear Zero at up to two property lines for clustered homes or duets; three feet at private
driveway; otherwise five feet.

Table 10  Standard Development Setbacks (lots of 5,000 to 12,000 square feet)

Front To house from road right-of-way: 15 feet
To porch from road right-of-way: 12 feet
To front-facing garage door from road right-of-way: 18 feet

Road Side 12 feet

Side 10% of lot width; no less than six feet; need not exceed 15 feet; three feet at shared
driveway

Rear 20% of lot depth; no less than 15 feet; need not exceed 25 feet; To detached garage
from alley: three feet.

Table 11  Large Lot Development Setbacks (lots of greater than 12,000 square feet)

Front To house from road right-of-way: 20 feet
To porch from road right-of-way: 15 feet
To front-facing garage door from road right-of-way: 24 feet

Road Side 20 feet

Side 10% of lot width; no less than 10 feet; need not exceed 30 feet.

Rear 20% of lot depth; no less than 20 feet; need not exceed 35 feet; To detached garage
from alley: five feet.
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| | Table 12  Multifamily Development Setbacks (multifamily dwellings of five or more units)

*

Front 18 feet

Road Side 18 feet

Side 10% of lot width; no less than 10 feet; need not exceed 20 feet; carports and accessory
structures need not exceed 10 feet. Three-story buildings must be set back no less
than 15 feet.

Rear 20% of lot depth; no less than 20 feet; need not exceed 35 feet; carports and accessory
structures need not exceed 10 feet.

Table 13  Special Setback Requirements and Exceptions

Non-habitable accessory structures not exceeding either | Minimum of five feet from lot line

140 square feet or eight feet in height

Non-habitable accessory structures exceeding either Must meet regular building setback

140 square feet or eight feet in height requirements for the lot

Projections, including exterior stairways, chimneys, bay | May extend to within five feet of side or rear

windows, and balconies lot line

Adjacent buildings

Based on the requitements of the California
Building Code

In-ground pools

Minimum of five feet from lot line

May occupy required yard space

Table 14  Height Limits

Detached houses

2.5 stories and 30 feet

Condominiums, apartments, and attached houses Three stories and 35 feet

Fences in front or road side yards Three feet

Fences in rear yards Seven feet




Table 15 Height Limits at Plan Area Boundaries

Within 15 feet Eight feet
From 15 up to 25 feet 14 feet
From 25 up to 50 feet 22 feet
From 50 feet up to 75 feet 30 feet
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