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February 2, 1988 - MAP CHANGE - Add park symbols designation for Riverfront Project -
Eade Property - south of San Lucas.

February 2, 1988 - ADD POLICY - Add Policy 51.1.1.1 (SC) adds criteria for approving
recreational projects as Williamson Act lands.

February 2, 1988 - ADD POLICY - Add Policy 26.1.5.1(2) (SC) 500" residential setback
along military tank road easement connecting Fort Hunter Liggett and Camp Roberts.

December 14, 1993 - MAP CHANGE - APN 423-173-05 - Change land use designation from
"Farmlands, 160 Acre Minimum," to "Rural Density Residential, 5+ Acres Per Unit."

February 14, 1995 - MAP CHANGE - APNs 424-051, 060-062 - Change land use
designation from "Permanent Grazing, 40 Acre Minimum" to "Rural Grazing, 40 Acre
Minimum."

February 14, 1995 - MAP CHANGE - APNs 423-251-034, 040 - Change land use
designation from "Low Density Residential, 1 Acre Minimum™ to "Commercial."

December 5, 1995 - MAP CHANGE - APN 423-301-033-000 - Change land use designation
from “Medium Density Residential, 1 - 5 Units/Acre” to “Commercial.”

January 9, 1996 - ADD POLICY - Add Policy 26.1.4.3 regarding sewer and water
requirements for proposed subdivisions
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SOUTH COUNTY AREA PLAN PHILOSOPHY

The South County Area Plan was prepared under the guidance of the South County Citizens
Advisory Committee (CAC) appointed by the Board of Supervisors on February 14, 1984. This
seven member CAC represented a cross-section of Monterey County's largest, but least populated
planning area. The process of developing this plan provided a high degree of citizen involvement and
dlowed numerous loca communities the opportunity to hep shape ther future. The philosophy of
the South County Area Plan reflects the values and desires of many loca residents sharing common
concerns for South County and Monterey County as awhole.

The term "community" as it rdates to South County is most often a description of a large
geographic area, with neighbors separated by miles of country road and perhgps a cluster of homes
and a smdl goreto dgnify a centrd location. But the sense of community is much stronger here than
more populated areas, perhaps because of friendships that have endured for decades and perhaps
because of lifdlong commitments to the land. Community ties and even closer ties to the land
characterize a way of life that has endured for generations. Thus, aprimary concern for many
resdents is to consarve South County's vast agriculturd lands, thereby preserving an irreplacesble,
renewable resource and a cherished way of life.

There are dso strong concerns for growth and additiona economic opportunities in  the Planning
Area. These opportunities are found in South County's existing economic resources. Foremost
among these is Lake San Antonio, which in addition to its value for water conservation and flood
control, is aso one of the finest recregtiond aressin the Centrd Coast. Intandem with its Sster
lake, Nacimiento, they offer a compelling aitraction for additiond commercid and resdentid
development in the surrounding area. San Ardo istargeted for aggnificant increase inindudtrid use,
dlowing expanson of an dready dgnificant economic base provided by agriculture and oil
development. The military continuesto intensfy development and operations at Fort Hunter Liggett
and Camp Roberts, with possble additional economic spinoffs for the Planning Area. On the other
sde of the coin are concernsthat land use conflicts and negative environmenta impacts be avoided as
land uses change.

The foregoing concerns and opportunities form the basis for a plan that seeksto reconcile the demand
for growth with the need to preserve and enhance South County's most atractive qualities for its
residents, especialy the need to ensure the long-term viability of South County's natura resources.



INTRODUCTION

The South County Area Plan is pat of the Monterey County Generd Plan which is a long-range,
comprehensve guide addressng dl aspects of future growth, development, and conservation.
This Area Plan is one of eght area plans for Monterey County deding with loca issues and
concerns.  An area plan may be more specific than the Generd Plan due to its narrow geographic
focus. Development opportunities, condraints, and naturd resources in South County are unlike
those in other parts of the County, hence the policies and land uses for this planning area are
more precisely adapted to the characteristics of this area than are the more generd fegtures of the
Gengd Plan. An aea plan must be conggent with the intent and overdl direction of the

countywide plan.

According to current trends, the South County Planning Area will experience increasing pressure
for resdentiad, commercid, industrid, and recregtiond development. The South County Area
Pan, therefore, is particularly criticd in establishing a framework for development and resource
conservation in South County for the next twenty years.

Once adopted, a plan must be implemented so0 that it will apply in an explicit manner to each
parcd of property and will address every development proposd made in the Planning Area
Regulations and programs will be used to properly implement each plan once it is adopted.
These include zoning regulaions, subdivison regulaions, capita improvements programming,
and project review under the Cdifornia Environmentd Qudity Act. Each of these has its own
focus and purpose and dl of these must be in accord with the gods, objectives, and policies
adopted in the countywide Generd Plan.

The South County Inventory and Analysis background report is a comprehensive study of the
South County Planning Areds natura resources, environmental condraints, demography and
socid seting, development patterns, and land suitability.  The fird section of this Plan
summarizes the information contained in the Inventory. The assumptions, issues, policies, and
land usesin the South County Area Plan were developed utilizing this detailed data base.

The South County Area Plan and the other seven area plans will supercede dl previous generd
plans. Specificdly, the South County Area Plan will replace the South County Generd Plan and
the Nacimiento/San Antonio Gened Pan which had previoudy been superceded by the
Monterey County Generd Plan in 1982. The area encompassed by the new South County Area
Plan is somewhat different than the area addressed by the old South County Generd Plan.



PART |: INVENTORY AND ANALYSIS



CHAPTER 1: NATURAL RESOURCES

In preparing an area plan for South County, it is essentid to have an undersanding of the
opportunities and limitations of the areas physcd features and naturd resources.  Naturd
charecteridtics shape the sdtting in which man's physical development takes place.  South
County's unique combination of natural resources provides opportunities for an aray of land
USesS.

The naturd resources discussed in this plan can be characterized ether as those which are
unaffected by man or as those which may be depleted or destroyed through improper man+
agement. Geography, climate, and geology, for example, are essentidly unchanged by man's
activiies.  The remaining categories of this section -- mineras, soils, water, vegetation, wildlife,
environmentally sendtive aress, archaeological resources, and energy -- may be dgnificantly
adtered, or even destroyed through misuse.



NATURAL RESOURCES

GEOGRAPHY AND CLIMATE

As illugrated by Figure 1, the South County Planning Area makes up the southernmost section
of Monterey County and contains the largest land area of the eight planning areas.  South County
is bounded on the north by the Centrd Sdinas Vdley Panning Area following Highway 198,
San Lucas and Jolon Roads, and the Fort Hunter Liggett and Los Padres Nationd Forest
boundaries. The eastern boundary follows the San Benito, Fresno, and Kings County lines. To
the west is the Coast Planning Area, defined by the Los PadresHunter Liggett boundary and the
ridgeine of the Santa Lucia Mountain Range. The San Luis Obigpo County line defines the
southern boundary.

Among the prominent geographic features in the 1,281 square miles encompassed by South
County are portions of the Diablo and Santa Lucia Mountain Ranges, the benchlands of the
Upper Sdinas Valey, the Sdinas, San Antonio and Nacimiento Rivers, San Antonio Reservoir,
and numerous canyons, valleys, and creeks.

South County experiences different weather patterns than the coastd area of Monterey County.
Although the South County Panning Area experiences some coadtd influence, its inland
location east of the Santa Lucia Range, and a the southern end of the Sdinas Vadley, limit the
drength of maitime influence. Hot summers and mild but pronounced winters give the area
sharply defined seasons.  Summer high temperatures often reach into the 80s and 90s while
winter lows in the 20s and 30s are not uncommon. Average annud precipitation varies from
about 10 inches in the Southern Sdinas Vdley, to about 12 inches in the Lockwood area, and
about 14 inches in the Diablo Range to the esst.

MINERAL RESOURCES

The mogt notable examples of minerd extraction in South County are the oil fields located in the
San Ardo area. In fact, dmogt dl of the oil production in Monterey County is from the San Ardo
fidds. Known reserves, as of 1978, totaled 203 million barrels. Production at the San Ardo field
totdled 12.7 million bards in 1978, from 930 active wells. Oil exploration throughout South
County ison the increase.



SOILS AND SLOPE

A wide variety of soils are present in South County. The characteristics of the soils and the dope
of the land are dgnificant determinants of gppropriate land uses for a specific area.  Some of the
soils, due to ther compodtion, drainage, and gentle dope, are gppropriate for agricultura or
urban uses. Such soils are found primarily on the floor of the Sdinas Vadley, in the Jolon area,
and in the communities of San Ardo and Bradley. Other soils pose severe limitations to the
agriculturd or urban uses of the land. Rugged areas on mountainous dopes and areas underlain
by recent aluvium have savere condtraints to development.

Sope is a dggnificant factor in soil gability, rate of eroson, and runoff velocity. In generd, areas
of zero to thirty percent dope, as indicated in Figure 2, correspond roughly to areass of low and
moderate soil congraints. Conversdy, steep dopes (grester than 30 percent) tend to have high
s0il condraints. Areas having dopes in excess of 30 percent are not consdered suitable for
development and are generally conddered suitable only for open space uses such as grazing, low
intengity recrestion, and watershed.

FARMLANDS

The U.SD.A. Soil Consarvation Service has developed and implemented a system for cate-
gorizing important farmlands for Cdifornia and the rest of the nation. The system diginguishes
four categories of farmlands, each with specific criteriaa The caegories are "prime farmlands”
"famlands of datewide importance” "unique famlands” and “farmlands of locd importance.”
Figure 3 shows where in South County the important farmlands are located.

As shown in Fgure 3, mog of the important farmlands in South County are in the "locd
importance' caegory. Sails in this category have prime characteristics but are not irrigated.
Therefore, much of the faming in South County is norrirrigated, or "dryland" farming. This
includes crops such as barley, oats, wheat and grains. Irrigated croplands in the "prime’ and
"satewide' categories are only found adong Highway 101 to Sargeants Road and in the
Lockwood and Hames Vadleys. A smdl area of "unique’ farmlands is found between San Lucas
and San Ardo on the east Sde of the valey floor. Irrigated row crops in South County include
sugar beets, tomatoes, lettuce, peppers, grapes, broccoli, afafa and beans,

10



FIGURE 1
Location Map

11



FIGURE 2
Sope
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FIGURE 3
Important Farmlands
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WATER RESOURCES

Surface Water Resources

The surface water of the South County Planning Area is divided among portions of three mgor
watersheds.  the Sdinas Vdley Basn, the San Antonio Badn, and the Nacimiento Basin. The
entire Planning Area ultimately drainsinto the Sdinas Vdley Bagn.

The Sdinas River has a year-round flow, dthough during the dry summer months the flow of the
river is regulated extensvely by reeases from San Antonio and Nacimiento Reservoirs.  Other
tributaries of the Sdlinas River, such as San Lorenzo Creek are intermittent, carrying surface
flows during the wet winter months yet are dry during the summer months.

The natura hydrology of the Sdinas Valey Basn was dgnificantly dtered with the completion
of dams and reservoirs on the Nacimiento and San Antonio Rivers.  Both reservoirs provide
flood control and water conservation for the basin. The Nacimiento Reservoir was completed in
1957, providing a water conservation capacity of 190,000 acre-feet. Nacimiento is located in
San Luis Obispo County but was constructed and is owned and operated by the Monterey
County Food Control and Water Consarvation Didrict.  San Antonio Reservoir, completed in
1965, provides 280,000 acre-feet of water conservetion capacity. San Antonio, located in the
South County Planning Area, is aso owned and operated by Monterey County Flood Control
and Water Conservation Didtrict.

Groundwater Resources

South County lies within the Upper Valey subarea of the County's largest groundwater basin,
the Sdinas Valey Basn. The Cdifornia Depatment of Water Resources (DWR) has defined
the groundwater basn as four hydrologicdly interconnected aress. The Upper Vdley subarea
extends from Bradley nearly to Greenfidd. Its unconfined aguifers are recharged by naturd
runoff of the Sdinas River and locd dreams, precipitation, and agricultura return flows. In
addition, releases from the reservoirs are an important source of recharge to the Upper Vdley
aea In fact, wel water levels declined from 1944 through the late 1950s but have generdly
returned to 1944 levels since the congtruction of the reservoirs.

The DWR has dudied the County's hydrologic system to andyze water supplies and demands.
Its figures, which represent a long-term higtorical average in water supply, indicate that long-
term overdrafts exist. Studies by the Monterey County Flood Control and Water Conservation
Digrict (MCFCWCD) edtimate the overdraft in the Upper Vadley aea to be 500 acre-feet
annudly. This is subdantidly lower than the 4,200 acre-feet overdraft estimated by DWR,; the
edimates vary consgderably depending on methodology used to caculate water supply and
demand. The reports are consstent, however, in agreeing that an overdraft condition exists.

To the northwest of the San Antonio Reservoir is the Lockwood groundwater sub-basin. The
basin encompasses a mildly doping and intensdy cultivated valey area in the lower drainage
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basin of the San Antonio River. The river skirts the southern edge of the basin.  The Lockwood
aquifer isthe primary source of irrigation for the Lockwood area.

A vey smdl but locdly ggnificant aguifer is located in Hames Vdley just esst of Lockwood
Basn. The Hames Basn, gpproximately sx miles long and three miles wide, has a watershed of
about 46 square miles. Hames Creek, a tributary of the Salinas River, recharges about 9,500
acre-feet per year into the aguifer, much grester than the 6,600-7,000 acre-feet pumped out for
irrigetion.

VEGETATION

The Panning Area contans four mgor plant communities cheparrd, grasdand, foaothill
woodland and riparian vegetation. Beyond the particular vegetdive types didinguishing each
community ae the habitats they provide for wildlife Each different species has a pecific
vegetation habitat upon which it reies for food and sheter. Often human encroachmert has
limited the range and sze of these communities, thereby threstening the exisgence of certain
plants and animals.

Chaparrd communities are typicaly composed of a uniform covering of hardy, woody shrubs
which often form dense impenerable thickets. Chaparrd is found on drier dopes a higher
elevations, on dopes with rocky or infertile soil, and in the middie evations but mixed with oak
and grasdand.

Grasdand usudly occurs in soils having too little moisture to support larger types of vegetation.
It occurs on ridge tops and dry, hot vdleys and intermittently in woodland and chaparrd. The
foothill woodland community is found in more protected areas having abundant moisture, deep
soil, and good drainage and includes such aress as the lower dopes, canyons, and sheltered
vdleys. Ripaian vegetation is found dong seasondly and permanently flowing freshwater
sreams and aso in canyon bottoms and other drainage features where conditions are wet enough
to support it. The woodland and riparian communities are extremdy productive as wildlife
habitats in terms of providing food and cover.

FRESHWATER FISH AND WILDLIFE

South County is home to an awundance and diversty of animd life  The foundation for this
important resource is the wide array of habitats provided by the Planning Areds vegetation and
geographic features. The qudity and quantity of these habitats, providing food, shelter, and
cover, ae directly responsble for the hedth and vigor of the anima populaion. The
preservation or enhancement of a habitat is directly related to the preserveation of the resdent
Species.
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The rivers, streams, and reservoirs of South County support limited but diverse habitats for a
vaiety of freshwater game and norrgame fishes. As with teredrid wildlife, fish are extremdy
sengtive to habitat changes, even more 0, perhaps, because of the added dimensons of the
aguatic environment and the intense utilization of water resources.

Inventories of freshwater fish populations have been underteken by corrdating particular types
of aguatic environments to paticular species of fish. Severd fish habitats are found in South
County. Most sgnificant are the headwaters and tributaries of the Nacimiento and San Antonio
Rivers, and the man-made aguatic environment of San Antonio Reservoir.  While trout is the
prominent association in  the three rivers, San Antonio Reservoir contains a number of
introduced gamefish that make it a popular sportfishing location.

ENVIRONMENTALLY SENSITIVE AREAS

Severd public and private agencies have programs that identify sgnificant naturd aress and rare
and endangered species.

The Cdifornia Depatment of Fish and Game desgnates Areas of Specid Biologicd Importance
(ASBI) for wildlife habitats of specia importance and which are consdered particularly senstive
to human devdopment. There are three ASBI caegories  key wildlife areas, limited habitats,
and rare or endangered species habitats.

There are three key wildlife areas in South County. Two are heron rookeries, one a San Ardo
and one & Bradley in the Sdinas River habitet. The other key wildlife area is a concentration of
golden eagle nest Sites (not mapped for the protection of the species). Limited habitats are those
which have been sgnificantly reduced; riparian habitats are examples of this ASBI type in South
County.

The endangered bald eagle has wintering areas in South County at Lake San Antonio.  Eagles
are protected under the Federa Bad Eagle Protection Act and state law. Blue leron rookeries,
found on Lake San Antonio and Fort Hunter Liggett, must adso be protected.  Another
endangered bird, Least Béell's Vireo, has nesting dtes dong the Sdinas River outsde of Bradley.
The rare San Joaquin kit fox has declined in number due to habitat loss from converson of
valey landsto irrigated agriculture.

The Cdifornia Naturd Areas Coordinating Council (CNACC) offers a datewide inventory of
naturd aress. Four CNACC naturd areas are desgnated in South County: Burro Mountain on
Hunter Liggett; the Hunter Liggett/Jolon area; Mustang Ridge; and Pancho Rico Gorge.

ARCHAEOLOGICAL AND HISTORIC RESOURCES
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Numerous archaeologicd investigations have taken place in South County in conjunction with
development project review. The archaeologica senstivity zone designations shown in Fgure 4
were based, in part, on the knowledge of the Planning Area gained from these investigations.
The mgority of known archaeological dtes are near the San Antonio and Nacimiento Rivers.
Also, there are a least 135 known Stes on Hunter Liggett. The three sengtivity zones -- low,
moderate and high -- were edablished to indicate the relaive probability of undiscovered
archaeologica Stes being present in agiven location.

Within the bounds of South County, there are sSx higoric Stes liged on the Nationd Regigter of
Higtoric Places.  All located in the Jolon-Hunter Liggett area, their locations are indicated in
Figure 4. The dgtes incdude Cueva Pintada (Painted Cave - 8,000 B.C.) Dutton Hotd,
Stagecoach Station (1849); Jose Maria Gil Adobe (1865); Milpita Ranch House, San Antonio de
Padua Misson (1780 - dso liged in the Cdifornia Hisoric Landmark Register); and Tidbal
Store (1890 - 1910).

ENERGY RESOURCES

Energy resources are characterized as renewable or nonrenewable.  South County's only
non-renewable resource is its sgnificant reserve of oil a San Ardo. The greastest potentid for
renewable energy resources lies in solar, biomass converson (from agriculturd wastes), and
wind generators.
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FIGURE 4
ARCHAEOLOGICAL/HISTORIC RESOURCES
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CHAPTER II: ENVIRONMENTAL CONSTRAINTS

The environmentd condraints analyss identifies conditions and hazards that thresten people and
property. The andyss identifies hazard prone or sengtive areas that may or may not be
occupied by people. The term "congraints' implies that because of possible negative effects of
devdlopment in gspecific hazardous aess, land uses must be criticaly andyzed and, where
necessary, redricted.  Environmentd condraints include seismic, geologic, fire, flood, noise,
miscellaneous hazards, and emergency preparedness, aswell asair and water quality.
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ENVIRONMENTAL CONSTRAINTS
SEISMIC AND OTHER GEOLOGIC HAZARDS

The South County Planning Area is bordered on the east Sde by the San Andress Fault, a highly
ggnificant feeture given the probability of a grest earthquake occurring dong its length. Figure 5
illustrates the extent of the San Andress and other faults in South County. There are four
potentidly active faults identified, but only one of the four, the King City-Mincie Canyon Faullt,
is believed cgpable of inflicting sgnificant damage. However, the San Andress Fault remains
the mogt dgnificant saismic hazard in South County. Given the 50-125 year recurrence interval
for amgor quake on thisfault, seismic hazardsin the region are consderable.

A landdide is the downward and outward movement of dope composed of natura rock, soils,
and atificdd fills South County is reaively free of mgor landdides. The highest susceptibility
to landdide and eroson is found dong the mgor fault lines in the foothills, and on the Seep
dopes of the Diablo and Santa Lucia Mountain Ranges.

FLOOD HAZARDS

Large areas of South County are subject to some degree of flooding. The Flood Hazard map
(Figure 6) illugtrates those portions of South County which are prone to be inundated by a 100-
year flood, resulting from a prolonged or intense sorm. A 100-year flood has a one-percent
probability of occurring in any yeer.

In addition to flood hazards from storms, South County is aso subject to flood damage from dam
falure. Falure of San Antonio or Nacimiento Dams could inundate much of the valey floor.
Dam failure would most probably be generated by seismic activity or dope ingtahility.

FIRE HAZARDS

The Cdifornia Department of Forestry and Fire Protection (CDF) has developed a wildland fire
hazard rating sysem which anayzes the potentid for large, destructive wildfires occurring based
on the combination of westher hitory, vegetative cover and topography. Figure 7 shows the
relative wildland fire hazard severity for South County weater availability and access for fire
protection are addressed in the Generd Plan which sats the minimum requirements for dl of
Monterey County.

Much of the Planning Area has been rated as having Very High fire hazard severity, the highest
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levd. The Lockwood, Peach Tree, James and Cholame Valley floors have been rated as having
High fire hazard severity. The Sdinas Vdley floor from the San Ardo ailfidds north through
San Ardo has been rated in urban/agricultural zones with low wildland fire hazard severity.

Mogt of South County is without organized sructurd fire protection with the exception of the
San Ardo Volunteer Fire Depatment. CDF has wildland fire protection responsbility for most
of the Planning Area and maintains three forest fire dations within the area, Lockwood FFS,
Parkfidd FFS and Bradley FFS. These stations are manned 24 hours aday 7 days a week during
the declared fire season (May 1 to October 31) and CDF will respond to any reported fire in the
Panning Area during fire season. During the non-fire season, winter, CDF does not maintain 24
hour 7 day coverage at its dations within the Planning Area.  The CDF uses the winter to
peform extended maintenance on equipment and tran personnd which results in the three fire
gations often being unmanned. CDF will respond to fires during the non-fire season if men and
equipment are avallable. CDF is concerned with the lack of organized structura fire protection
in most of the South County Planning Area.

Potentid fire hazards within the San Ardo oilfilds are mitigated through regulations on the ail
industry and close cooperation between oil company firefighting forces and the CDF.

MISCELLANEOUS HAZARDS

Miscdlaneous hazards include pedticides, fertilizers, petroleum, and radioactive, flammable, or
explosve materids. Because urban development is sparse in South County, conflicts between
agricultura gpplication of pedticides and residentid areas have not been a mgor problem. There
are no producers or large-scde dtorage aress of hazardous chemicas in South County. Fort
Hunter Liggett has afarly large ammunition dump adjacent to Jolon Road.

EMERGENCY PREPAREDNESS

SAHety planning is concerned with the prevention of hazards and the ability to ded with
emergencies should they arise. While prevention is the most cod-effective and least stressful
way to save lives and poperty, the County must aso be prepared if disaster should strike. The
County must anticipate possble needs and be able to respond to al emergencies to the fullest
extent of its resources.

The countywide Generd Plan explains the types of affirmative actions needed to respond to
widespread emergencies.  Further information on these actions can be obtaned from the
Monterey County Emergency Plan.
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AIR QUALITY

South County benefits from generdly favorable ar qudity. This is due to the rurd development
pattern and geographic context. However, recent sudies indicate that locd ar qudity is
adversdy affected by polluted air being transported from the San Francisco Bay area and the San
Joaquin Vdley. The Monterey Bay Unified Air Pollution Control Didrict has a monitoring
dation in the San Ardo oil fidds.  Operating since 1982, the purpose of the dation is to measure
the "before and after” impacts of oil-related projects. No violations in ar qudity standards have
been recorded in this period athough noxious odors are present.

WATER QUALITY

Qudity of surface and ground water in South County varies greatly with location. Naturd
contamination is present from waters draining the Diablo Mountan Range, which ae typicdly
high in minerd concentrations.  In contrast, there is generdly very good qudity surface water
draining from the Santa Lucda Range into the Nacimiento and San Antonio Rivers, and
eventudly into their reservoirs to supply good qudity water into the Upper Sdinas River.

A large portion of the western hdf of the Planning Area has groundwater qudity and supply
problems. The areas between Jolon-San Lucas Road and Lockwood-San Lucas Road, dong
Jolon-Bradley Road to Highway 101, and near Lake San Antonio contain groundwater high in
sulphur.  The Lockwood Vdley itsdf has exceptionaly good water. In the area north and east of
Jolon, some geologic formations yied very little water & dl. Groundwater in Hames Valey has
high minerdization and sulphur. Aress in the western hdf of South County where the water is
both good and plentiful include Bryson-Hesperia, lower Nacimiento Lake Drive, and the
Lockwood community.

In the central portion of the Planning Area, nitrate problems are found dong a one-mile grip on
ether sde of Highway 101. In San Ardo few water qudity problems exist; however, the water in
the area of ail drilling is high in sulphur. Bradley's water sysem is characterized by numerous
wells on tiny lots. The community of Pakfied, in the eastern section of the Planning Area, has
water qudity problems in the shadlow wels because they are located too close to septic systems.
However, bdow 180 the qudity in the aguifer begins to improve. The remainder of the "esst
sde" is characterized by sparse development; consequently water data are scarce.

FIGURE5
Sagmic Hazards
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FIGURE 6
Flood Hazards
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FIGURE 7
Fire Hazards
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NOISE HAZARDS

Within South County the magor sources of noise include military activities and traffic on the
hignways. Existing noise contours developed in 1980 indicate that noise exceeded 60 dBA on
Highway 101 a the 198 junction, a the San Bernardo intersection, and a the San Luis Obigpo
County line. The noise level wasin the 70 dBA range at these intersections.

Military activities a Fort Hunter Liggett and Camp Roberts can have dgnificant noise impacts
over a wide aea A dudy of noise impacts from vehicde movement is currently being
undertaken by the U.S. Army. Prdiminary, informa andyss indicates that dgnificant noise
impacts occur during military exercises from arcraft and movement of vehicles over tank tralls.
The firing and testing of wegpons on Fort Hunter Liggett and Camp Roberts can dso have
sgnificant noise impacts.

25



CHAPTER I11: HUMAN RESOURCES

The human resources component encompasses the demographic and socioeconomic analyses of
South County. The Sze, characteristics, distribution, and structure of South County's population
and growth trends ae explored in the demogrephic section. The socid and economic
characterigtics of the population -- levd of education, personad income, number of low income
households, labor force, and employment -- as wel as South County's economic base are
andyzed in the socioeconomic section. The sSze and compostion of the population and its
economic resources form the foundation for mgor planning decisons and ae essentid in

asesing future demand for housing, jobs, land, water, recregtion facilities, and transportation
systems.
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HUMAN RESOURCES

DEMOGRAPHIC ANALYSIS

The population of South County has increased significantly since 1960, when the population was
only 1,702. Table 1 indicates that the population had grown to 2,989 by 1970, an increase of
75.6%. In 1980 the number of South County residents was 3,597, an increase of 20.3% in ten
years. The Planning Areds 20% increase in population ranks seventh among Monterey County's
eight planning aress.

TABLE 1
Population Change, 1960 - 1980
1960 1970 % Change 1980 % Change
L ocation Population Population 1960-1970 Population 1970-1980
South County Planning Area 1,702 2,989 75.6% 3,597 20.3%
Monterey County 198,351 247,450 24.8% 290,444 17.4%

Sources: 1960, 1970 and 1980 U.S. Censusof Population.

South County is the largest planning area and has the lowest populaion dendty -- 2.8 persons
per square mile in 1980, compared with 87 persons per square mile countywide. It should be
noted that 68% of the Planning Area is devoted to agriculture and 28% of the Planning Area is
under public land ownership. Thus, the dengity throughout South County is not uniform.

South County's ethnic composition is very close to that countywide, as indicated in Table 2.
South County has a dightly higher proportion of Whites and persons of Spanish origin and a
lower proportion of Asans.

Table 3 compares the age sructures of the Planning Area and the County. South County has a
higher percentage of teens and young adults between 15 and 24 years of age and a lower
percentage of children, adults, and elderly. The age dtructure reflects the presence of Hunter
Liggett, where 60% of the population is between the ages of 18 and 24. Without Hunter Liggett,
South County's age composition is very closeto that of the County.
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TABLE 2
County and Planning Area Population Race & Spanish Origin

SOUTH COUNTY
RACE AND PLANNING AREA MONTEREY COUNTY
SPANISH
ORIGIN
NUMBER PERCENT NUMBER PERCENT
White 2,235 62.1% 173,456 59.7%
Spanish 1,008 28.0% 75,129 25.9%
Black 265 7.5% 18,425 6.3%
Asian and Pacific |sander 46 1.2% 19,696 6.8%
American Indian, Eskimo, Aleut 43 1.2% 522 0.2%
oher e - 3,216 1.1%
TOTAL 3,597 100.0% 290,444 100.0%

*The category " Spanish Origin" includes those who reported Mexican, Mexican-American, Cuban, Puerto Rico as well as
those whose origins are from Spain or the Spanish-speaking countries of Central or South America.

Sources: 1980 U.S Census of Population; AMBAG Census Data Center.

TABLE 3
Comparison of County and Planning Area Age Structures
Age Group South County* Monterey County

(Years) Number Percent Number Percent
Under 5 329 9.1% 24,532 8.4%
5-9 269 7.5% 21,687 7.4%
10- 14 250 6.9% 21,555 7.4%
15-19 388 10.8% 27,575 9.5%
20-24 621 17.3% 33,962 11.7%
25-34 633 17.6% 53,555 18.4%
35-44 354 9.8% 30,163 10.4%
45 -54 274 7.6% 26,319 9.1%
55 - 64 243 6.8% 24,346 8.4%
65 - 74 154 4.3% 16,467 5.7%
75+ 82 2.3% 10,283 3.5%
TOTAL 3,597 100.0% 290,444 100.0%

Median Age 245 27.6

*Includes Fort Hunter Liggett (Census Tract 114.02)
Source: 1980 U.S. Census of Population.
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SOCIOECONOMIC ANALYSIS

South County has a rdatively high leve of education; its percentage of high school graduates in
1980 was 67%, amog as high as the countywide leve of 71%. Also, the level of education is
risng for South County. In 1970 the percentage of high school graduates was only 57% for the
Panning Area

Cash incomes for households in the Planning Area during 1979 were 89% of the countywide
median household income of $17,661. This is dill within the moderate income range. Of the
Planning Areds households, 30% were in the low income range compared to 25% countywide;
39% were in the higher income range compared to 44% countywide.

The median income for individuds in South County fdls far short of the countywide median of
$6,871. In the portion of the Planning Area outsde of Hunter Liggett, median income was only
$4,298 with over one third of individuds earning less than haf (43% and under) of the county
median. Countywide, only 16% were in the |lower income range.

Poverty is mogt acute in the Planing Area and countywide for femde-headed households,
paticularly those households with children. In the Planning Area, ddely households living
below the poverty line are sgnificantly higher proportionatdly than countywide. Overdl, 18% of
the tota South County population is below the poverty line, compared to 11% countywide.

South County's overwhelmingly agricultural economic base provides employment for amost
53% of the totd labor force. Agriculture is far more dominant in South County than county-
wide, where the sector & third largest and accounts for 12% of the labor force. The military is
the second largest sector in both Planning Area and County but accounts for 29% of the tota
labor force in South County. South County's next largest indudtries are government and
congruction; manufacturing only accounts for 30 jobs in the Planning Area (oil production is
included in the "agriculture, foredtry, fisheries, mining” sector).

Because agriculture is the primary indudry in South County, farming is the dominant occupation

-- 48% employed as famers versus 10% countywide. Adminidrative support workers and
craftsmen make up the next largest occupationd categories in South County.
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CHAPTER IV: AREA DEVELOPMENT

The area deveopment component of this Area Plan includes discussons of exiging and future
land use, public land ownership, trangportation, public services and facilities, and housing.
These represent the mgor condderations in the spatid digribution of human activities and the
fecilities necessary to support them.  Area development encompasses the environment built by
man.

The exiging land use andyss examines the pattern of exiding devdopment; that is, it examines
the extent and location of land developed with various uses. Public land ownership examines the
extent of land owned by public agencies and therefore unavallable for private devedopment. The
adopted land use plan (part of the Monterey County Generd Plan) officidly designates the type,
location, and intensity of al future land usesin the Planning Area.

The trangportation section describes the circulation network for the movement of people and
goods. The adequacy of services and infradtructure is anadyzed in the public services and
feciliies section.  The housng analyss describes characteristics and trends in housing supply
and conditions.
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AREA DEVELOPMENT

EXISTING LAND USE

South County contains a totd of 819,896 acres and is the largest of the County's eight planning
areas. There are no incorporated cities located in South County. Land use is characterized by
extensve grazing, dryland and irrigated farming, watershed, recregtion, and smal communities.
The following paragraphs describe exigting land uses while Figure 8 shows their location.

Resdential uses total 469 acres (0.06% of the tota acresge in the Planning Ares), primarily
located in the unincorporated communities of Bradley, San Ardo, Parkfield, Jolon, Lockwood,
and Bryson-Hesperia.  Additionaly, resdentid uses of a very rurd naure are scattered
throughout the Planning Area  Single family resdentia uses total 436 acres and multiple unit
structures account for only 33 acres.

Commercid land uses tota 22 acres, or less than 0.01% of the area. These uses are primarily
located in the unincorporated communities and serve both resdents and travelers usng Highway
101, Jolon Road, and Pleyto Road.

Industrial  land uses totd approximately 4,710 acres, or approximaely 0.6% of the aea
Although this acreage includes a smdl landfill Ste a San Ardo, the bulk of the indudrid use in
the Planning Arealis due to the presence of extensive oil extraction operations near San Ardo.

Public and quas-public uses total 212,337 acres, or dmost 26% of the totd Planning Area
Military uses are the largest sub-category and include Hunter Liggett Military Reservetion a the
westerly portion of the planning area and Camp Roberts to the south.  Military uses totd
gpproximately 171,000 acres. The next largest sub-category of public uses is composed of lands
in natura resource management which total just over 41,000 acres, these are lands administered
by the Bureau of Land Management. Recreationd facilities located around the perimeter of San
Antonio Reservoir tota approximately 140 acres. Other uses include rdigious (primarily San
Antonio Mission), educationa, and emergency service uses.

Streets, highways, and rallroads total 3,454 acres or about 0.4% of the totd Planning Area
Highway 101, a mgor north-south transportation corridor, is the circulation backbone of the
Panning Area, providing for vehicular travel throughout its length. State Highway 198, which
borders the Planning Area, begins a San Lucas and provides access to the east into Fresno
County. County roads provide access in the westerly and edterly portions of the Planning Area.
The Southern Pecific Railroad operates a mgor route which traverses the County and the
Panning Areapardlding Highway 101.

The mogt sgnificant land use in South County is agriculture, which encompasses 555,000 acres
or dmost 68% of the tota area. Included in this acreage is land dong the Sdinas River in the
northerly portion of the Planning Area used for row crops and land used for dryland farming. As
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in the Centrd Sdinas Vadley area, bench lands are used for vineyard and orchard production.
The bulk of agriculturd use, however, is contained in very extensve grazing lands and dryland
farming.

Unimproved lands and watershed aress total 38,217 acres or dmost 5% of the Planning Area
Watershed uses are paticularly important due to the location of San Antonio Reservoir in the
Planning Area.  This water body is the fourth largest land use in the areq, totding 5,687 acres or
about 0.77% of the area.

Approximately 28% of South County is publicly owned and therefore is generdly not subject to
private development. However, activities which may occur on publicly owned land must be
taken into account in the planning process. Mogst of South County's public lands are in federd
ownership -- 212,089 acres out of 225519. The remainder is owned by the Monterey County
Flood Control and Water Conservation Digrict; this 13,430 acres includes San Antonio
Reservoir and alarge area around the reservair.

CURRENT HOLDING CAPACITY

The tem "holding cepacity” refers to the sum of exising development and potentia deve-
opment dlowable under current land use regulations. Although there are many different types of
land use regulaions which could be condgdered in the edtimaion of development potentid, the
maor regulatory condraints are this South County Area Plan and zoning. Since this adopted
Area Plan supercedes dl zoning inconsgent with the Generd Plan designations, the current
holding capacity has been cdculated based soldy on land use designations of this South County
Area Plan.

There are 581,974 acres of land in South County currently designated for residentia or
agriculturd use. Lands under the resource conservation designation, al publicly owned by the
Bureau of Land Management, ae excluded from these holding capacity cdculations.
Theordticdly, if al parces presently desgnated for resdentid use were subdivided to the
maximum extent possible, 6,812 homes could be dlowed in South County. If the same was done
on agriculturd desgnated lands, 13,094 units would be permitted. The 1980 Census indicates
that there are 1,126 exising resdentid units in South County. This figure, subtracted from the
above mentioned build out projections, would yield 18,780 new units in South County. It should
be noted that environmental congtraints such as steep dopes, poor access, or limited groundwater
supplies and Generd Plan policies such as dope dendty may sgnificantly reduce the ability to
atain the caculated resdentid holding capacity in the planning area.
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FIGURE 8
Exiging Land U2
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FIGURE 8A
Exiding Land Use
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A dgnificant amount of new commercid development may adso be dlowed under the new land
use plan. Land devoted to commercid development could increase from the current 22 acres to
680 acres, a potentid increase of 658 acres. Indudtria land use acreages could increase dightly
from the current 4,710 acres (primarily oil extraction near San Ardo), to 4,730 acres. The
additiond 20 acresis designated for industria uses other than oil extraction in San Ardo.

TRANSPORTATION

Roads and Highways

The Planning Areds ground transportetion system is primarily a network of state highways and
county roads. Locdaions of date highways indicate ther primary roles as intercity trave
corridors, with county roads connecting more remote areas with cities and highways.

South County contains two date highways. Highway 101 is a principd aterid and is the
primary north-south arterid within the County, entering the South County Planning Area south
of San Lucas. The four-lane, divided highway connects San Lucas, San Ardo, and Bradley,
eventudly exiting into San Luis Obigpo County a Camp Roberts. Highway 198, dso a principd
ateid, folows the Planning Areas northern boundary, heading in an esdterly direction from
Highway 101 at San Lucas to the Fresno County line.

The County road system in South County west of Highway 101 is more highly developed than
the network east of the highway. Jolon Road, a paved minor arteria, connects the Jolon and
Lockwood communities with Highway 101. Lockwood-San Lucas Road, a paved collector,
heads south from Highway 101 and at Lockwood becomes Interlake road, providing access to
San Antonio and Nacimiento Reservoirs.  Nacimiento-Fergusson Road, adthough designated a
non-classfied road, provides the Planning Areds only link with Highway 1 and the coas. The
road, which is paved, cuts west through Hunter Liggett at its eastern boundary off of Jolon Road.
On the east sSde of the Panning Area, Peachtree Road is the key road east of Highway 101. It
heads southeast from Highway 198 and a Slacks Canyon becomes Indian Valey Road; at this
junction it heads south to San Migud which heads northeast to Parkfield.

The dosng of Sacks Canyon and Big Sandy Roads is indicative of a trend in South County to
abandon some of the poorest roads. There are severd reasons for this. Dirt and gravel roads
such as Lowes Canyon, Cross Country and Indians Roads often wash out during the rainy season
and become impassable due to dides or raging cresk waters. The County is increasingly unable
to afford the maintenance of these roads. Also, it may not be cost-effective to alocate scarce
public works funds to areas in which only a handful of households are present. Findly,
recregtiond vehicles have caused damage to farmland, crops, and fam animds. Thus, there is
growing sentiment among County officids and South County ranchers to abandon these roads
and close them to public access.
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Use of Roads and Highways

Traffic count data for Highway 101, available from 1968 through 1981, indicate that traffic
volumes have remaned dable from the highway's junction with Highway 198 to the Camp
Roberts overpass. In 1972 the amount of daily traffic for this stretch was 10,800 at the Planning
Area entrance; in 1982 the volume was 10,500. At Camp Roberts, for the same period, the
volume increased from 10,400 to 10,900 cars. Cdltrans reports a current annua increase of
2.5% through the Planning Area.

The key parameter for the evduaion of road performance is Level of Sevice (LOS) which is
derived in part from demand and road capacity. Leve of service is an indication of a road's
performance based on an evaduation of driving conditions, with six performance levels ranging
fromided (LosA) to "forced flow" (LosF).

Most of South County's roads have LOS "C" or better and few driving condraints. The
exception is Jolon Road between Argyle and San Lucas Roads which has been given a LOS "D"
raing. This means that the segment of road is reaching capacity and traffic flow is restricted; it
has not, however, reached a criticad deficiency stage (Los F). Overdl, traffic flow is good and
roads are adequate to serve South County.

Scenic Highways

The only officaly desdgnated County Scenic Route in the Planning Area is Interlake Road,
designated a County Scenic Route on November 21, 1971. It is an 11.5 mile road traversing the
Nacimiento-San Antonio Recreation Area.  The dedgnaion of Interlake Road as an officd
scenic route is an example of a cooperative program between two adjoining counties, Monterey
and San Luis Obigpo. The route was designated as part of the joint Nacimiento-San Antonio
Generd Plan. No additiona roads or highways are proposed for scenic satusin this Area Plan.

Public Transit

South County has no municipa bus service.  Greyhound Bus Lines provides daly service to San
Lucas and San Ardo. There are no rail stops between Salinas and San Luis Obispo.

Truck Transportation

The major highways in Monterey County provide corridors for intercity and interregiona truck
movements in the County. County highways and roads serve mgor and minor intracounty
movements which the state highways cannot accommodate. Highway 101 is the County's most
prominent trucking corridor. Junctions a Highway 198 and Jolon Road messure truck traffic
through South County. The Highway 198/Highway 101 junction carries a sgnificant load (18%)
of truck traffic; only the junction of Highway 1, 156, and 183 crries a higher proportion of truck
traffic. A third of the traffic is smdl cgpacity (2 and 3 axle trucks) while two-thirds is large
capacity (4 and 5 axle), indicaing predominantly long distance commodity movement. The
Jolon Road/Highway 101 junction carries 13% truck traffic with smilar proportions of short and
long distance movemert.
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Air Transportation

South County contains no ar carier or genera aviation arports. There are two military arports
located at Fort Hunter Liggett and Camp Roberts. Eleven arstrips are located on private land
throughout South County and are used for agricultural, industria, and private uses.

Pipeline Transportation

Pipdine transportation is a little recognized but very important mode of commodity
trangportation.  In South County the substances transported are crude oil and natural gas. The
magor oil and naturd gas pipdines are those of Mobil Oil and PG&E. Natura gas is supplied by
a mgor line to a point just south of San Ardo. Mobil Oil owns and operates an oil pipdine
between San Ardo and Estero Bay in San Luis Obigpo. The pipeline has the capacity to pump
56,000 barrels per day from the San Ardo ail fields to the tanker port at Etero Bay. From there,
the ol is loaded on tankers for shipment to refineries. During 1978, the pipdine caried an
average of about 30,000 barrels per day.

PUBLIC SERVICES AND FACILITIES
Fire Protection Service

With the exception of the Cdifornia Department of Forestry, the San Ardo Volunteer Fire
Depatment, and the Fort Hunter Liggett and Camp Roberts Fire Departments, South County has
no organized fire protection. In fact, most of Monterey County not covered by structurd fire
protection liesin South County.

Law Enforcement Agencies

The Sheiff's Office of Monterey County is the primary provider of police services to the
unincorporated areas of the County, including dl of South County. The closest subgation to
South County is located in King City and one full-time deputy is assigned to patrol San Ardo and
alarge surrounding area.

The Cdifornia Highway Pairol (CHP) has jurisdiction and law enforcement powers on dl
County roads, freeways, and date highways. The CHP is particulaly concerned with en
forcement of the Cdifornia Vehicle Code. South County is served by the King City office of the
CHP which has jurisdiction in the area from Soledad to the Monterey-San Luis Obispo County
line. Twenty-saven officers operate from the King City office of which five are assgned to
South County on any given shift.

The Depatment of the Army's military police has lawv enforcement responsbility for Hunter

Liggett and Camp Robets. Both have areas of concurrent jurisdiction with the Cdifornia
Highway Petrol and the County Sheriff aswdll as areas of exclusve federd jurisdiction.

The Monterey County Parks Depatment's park rangers are authorized to enforce park
ordinances, to protect park property and to protect the peace within the park. The Parks
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Depatment has jurisdiction over San Antonio and Nacimiento Recredtion Aress. By
cooperative agreements, the Sheriff's Office handles dl pena code violaions and physcd
arrests within the parks.

Wadens from the Cdifornia Depatment of Fish & Game are respongble for enforcing game
and trespass violaions in Monterey County.

Education Facilities

South County contains dl or portions of the following dementary school didricts  San Lucas
Union, San Ardo Union, Bradley Union, San Antonio Union, Codinga Unified (split with Fresno
County), and Shandon Unified, San Migue Union, and Ranchita Union (which are shared with
San Luis Obispo County).

Regarding high school digtricts, most of South County is located in the King City Joint Union
School Didrict, which extends north to Greenfield. A portion of the Plaming Area is located in
Fresno County's Codinga Unified and San Luis Obispo County's Shandon Unified and Paso
Robles Joint Union.

Resdents in South County are primaily in the Hartnel Community College Didrict. The
eadtern tip of the Planing Area lies in Fresno's West Hills Community College Didrict and the
southeastern section liesin San Luis Obigpo's Cuesta Community College Didtrict.

Park and Recreation Facilities

The County Parks Department manages 2,500 acres of the 10,870 acre Nacimiento Reservoir
Recreation Area. It dso manages 7,000 acres of the 13,427-acre San Antonio Recreation Area.
San Antonio Resarvoir is owned exclusvely by the Monterey County Hood Control Didrict
zone 2A; and Nacimiento Reservoir is owned by FHood Control Didtrict 2. However, the Parks
Depatment manages the recredtion facilities located dong the lakefronts.  Recredtion at
Nacimiento includes boating, water skiing, fishing, and camping. San Antonio offers a wider
vaiety of recregtion: hiking, picnicing, camping, basebdl, horseshoes, open playfieds, nature
Sudy, swimming, boating, water skiing, fishing, and rafting.

There are no private recreationa facilities or community parks in South County. Towns such as

San Ardo, Bradley, and Parkfield are in need of small scale recrestion centers and parks, these
facilities would be utilized by community residents as well as people living in outlying aress.
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Domestic Water Services

The San Ardo Water Didrict is the only County specid didrict which supplies water in South
County. It serves the town of San Ardo and has 152 connections. The remainder of the Planning
Area is saved by mutud water companies or individud wells. A mutud water company is
defined as any private corporation or associaion organized for the purpose of ddivering water
only to its stockholders and members a cost. Mutud water companies drill wells and service
two or more connections.

Wastewater Treatment

Table 4 identifies the wadtewater treatment plants and the level of trestment for each plant in
South County.

The remainder of the Planning Areaiis served by individua or collective septic systems.

TABLE 4
Wastewater Treatment Plants
Wastewater Design Capacity || Current Dry
Treatment in Millions of | Weather Flow Percent of
Provider Treatment Gallons per day in Capacity
M.G.D.
Special Didrict )
San Ardo Water Didtrict Prlmary 0.09 0.004 4%
Monterey County Parks
San Antonio Reservoir,
North Shore Primary 0.03 0.002 ™%
San Antonio Reservair,
South Shore Secondary 0.14 0.008 6%
Military
Fort Hunter Liggett Primary 10 0.160 16%
Canmp Roberts Secondary 10 0.165 17%

Source: Monterey County Planning Department, Public Services and Facilities Analysis of Monterey County,
1980
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Solid Waste Disposal Facilities and Services

There are three County, one military, and one private waste disposad Stes located in South
County. Table 5 sets forth pertinent data relative to each dte. There are, in addition, two transfer
gations at San Ardo and Bradley.

TABLE 5
Solid Waste Disposal Sites
Amount Site
Method of Site Disposed Life Source of
Disposal Site Owner Disposal Acreag (Tons/Day) (Years) Planning
e
Jolon Road County Cut and Cover 40 50 30 County
San Antonio County Cut and Cover 09 05 10 County
South
San Antonio County Cut and Cover 05 01 10 County
North
Hunter Liggett us Sanitary 150 038 15 U.S Army
Government Landfill
Rancho Los | John (Leased By The Oil Companies) Private
Lobos Cedarquist
Sources: Monterey County Planning Department, Public Service and Facilities Analysis of Monterey
County, 1980; personal communication with the Monterey County Environmental Health
Department, February, 1984.
HOUSING

Pertinent data on South County's household, housing, and housing unit characteristics are
summarized from the 1980 U.S. Census in Table 6. The Panning Area contained 964
households or 1% of the County's households. The average number of persons per household
was 3.00 (299 without Hunter Liggett) in 1980. Household sze has decreased from 3.07 in
1976 and 3.12 in 1970. Countywide, household size has aso been decreasing; average
household sze was 3.11 in 1970 and 2.85 in 1980. Between 1970 and 1980, South County's
housng stock increased by 348 units. This represents an increase of 44.7% over the decade,
compared with the dightly lower increase of 37% countywide.

The 1980 Census aso provides information on different housing types ~ For owner-occupied
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units, South County had a much lower proportion of single family detached units and a much
higher proportion of mobile homes than the County. There were no owner-occupied townhouses
or apatment units. Haf of the renter-occupied units in South County are single-family detached
compared with only one-third for the County. Agan, South County has a high percentage of
mobile homes occupied by renters -- dmos one-third -- whereas only 3% of renter-occupied
units are mobile homes countywide,

Housng avallability can be measured by housng tenure, which refers to the way housing units
are occupied. Idedly, the Planning Areds housng stock should be evenly divided between
owner-occupied and renter-occupied housing units.  South County had a farly even owner-
occupied/renter proportion: 45% and 54%, respectively.

The 1980 U.S. Census figures show the Planning Aregls median home value was $55,600, about
65% of the County's median home vaue of $86,000. The Planning Areals median monthly rent
level of $198 was 76% of the County's $262.

The number of vacant and available houses can have an effect on housing prices. In keeping
with supply and demand dynamics, a high effective vacancy rate can curb housng price
increases, while a low effective vacancy rate can accderate housing price increases.  The
Panning Area had an effective vacancy rate of 3.5% in for sde units, 1.2% in renta units, and an
ovedl vacancy rate of 4.7%. This is fairly low compared with "balanced" vacancy rates of 3 - 5
percent in for sde units 5 - 7 percent in renta units, and an overal standard of about 5 percent.

Overcrowding, like vacancy rates, can be used to measure housng avalability. Of the totd
number of occupied housing units within South County, dmost 14% were overcrowded. In
contrast, only 9% of the County's housng units were overcrowded. The incidence of
overcrowding was most pronounced in renta units -- 22% of South County's rentd units were
overcrowded while only 6% of the rental units countywide were overcrowded.

41



TABLE 6
Selected Housing I nformation for the South County Planning Area*

HOUSEHOLD CHARACTERISTICS

Female Head Large Percent Percent
Total One Person Households w/Children Households Household Persons Per Owner Owner Renter Renter
Households Households 65+ Under 18 6+ Population Household Occupied Occupied Occupied Occupied
South County 964 172 154 26 85 2,890 3.00 439 45.5 525 54.5
Monterey County 95,734 20,183 16,860 6,064 6,768 272,425 2.85 50,794 53.1 44,940 46.9
HOUSING CHARACTERISTICS
Total Year-Round Seasonal Vacant Vacant Gross Effective Vacancy Rate
Housing Units Housing Units Units Vacant Total For Sale For Rent Vacant Other Vacancy Rate For Sale Rentals
South County 1,126 1,099 13 39 83 12.0% 3.5% 1.2%
Monterey County 103,557 103,326 7,502 1,091 2,359 4,052 7.2% 1.1% 2.3%
HOUSING UNIT CHARACTERISTICS
Average
Household Occupied
Persons in Sizein Units
Overcrowded Units Overcrowded Overcrowded Without Median Median
One Room 2 - 3 Rooms 4 - 5 Rooms 6+ Rooms Median Size Owner Rental Units Units Plumbing Home Value Home Rent
South County 30 271 518 280 4.20 22 116 759 5.52 11 $55,600 $198
Monterey County 2,597 20,618 47,694 32,327 4.70 6,583 54,466 5.60 917 $86,000 $262

*Includes Fort Hunter Liggett

Source: 1980 U.S. Census of Population
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THE PLAN

This plan focuses on the baancing of present character and future needs, conservation of
resources and opportunities for development, and the sentiments of locd communities The
foundation of the plan is the body of gods, objectives and policies of the Monterey County
Gengd Plan. All of those gods, objectives, and policies shdl apply to South County and be
supplemented by the policies in this plan. The South County Area Land Use Pan shdl
supersede previous generd plans for this area, including the adopted countywide land use plan.
The South County Area Plan is adopted as an amendment to the Monterey County Generd Plan
and is condgstent with the intent and philosophy of that plan.

Magor assumptions and issues for the South County Planning Areaiinclude the following:

ASSUMPTIONS

1. Agriculture (farming and grazing) will remain South County's leading indusry and
dominant land use.

2. The growth rate in the South County Planning Areawill follow historic growth paiterns.

3. The presarvaion of viable agriculturd land and growth directed to existing communities
are the guiding principles used to develop the area plan.

4, Continued county, dtate, and federd fiscd limitations will restrain the future provison of
public services and capital improvements.

5. South County's trangportation network will remain largely unchanged.

6. Mog of South County will continue to be served by individud or collective wels and

septic systems.

7. The San Antonio and Nacimiento Recreation Areas will continue to be public recreation
aess. Recregtion and vistor-serving uses will be encouraged adjacent to Lake San
Antonio.

8. Scenic qudities, open space, and private recregtion potential in South County are vaued
resources, worthy of protection.

| SSUES
Natural Resources

1 One of South County's premier assets is its vast stretches of open space. To what extent
can this open space be protected from fragmented or poorly-sted devel opment?
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Congderable development pressure exists to convert vaduable agricultura lands to
resdentia uses, paticularly in the southwestern portion of the Planning Area.  To wha
extent should these lands be preserved?

Soil eroson and its associated problems can be severe on cultivated land and in areas
where improperly sted roads and subdivisons have poor drainage controls. How can
better soil management be encouraged or required where eroson is a problem?

The location, extent, and type of rare and sendgtive plant and animd populations within
the Planning Area are largely unknown.

Environmental Constraints

1.

The Planning Area is a long digance away from fire protection agencies. What, if
anything, should be done to improve fire services in South County?

Water qudity in portions of South County is poor due to naturd minerdization or high
sulphur content.

Human Resources

1.

Should additiond manufacturing or commercid activities be encouraged in South
County?

Does economic growth/diversfication necessarily mean a change in South County's basic
lifestyle and rura character?

Area Development

1.

2.

Where should growth in South County occur?

Arethere adequate areas for resdentid and commercia uses?

What type of recreation facilities should be developed at Lake San Antonio?
Are park and recresgtion facilities needed elsewhere in South County?

What can be done to increase the housng supply while gill preserving agriculturd land
and open space?
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SUPPLEMENTAL POLICIES

The foregoing policies are supplementa to the gods, objectives, and policies of the countywide
Genea Plan. Both the Generd Plan and the South County Area Plan are to be consulted when
reviewing planning maiters in the South County Planning Area.

Natural Resources

Soils and Agricultural Lands

3.1.1.1 (SC)

3.1.5 (SC)

3.2.4 (SC)

4.1.4 (SC)

Water Resources

Responghility for the enforcement of ordinances concerning soil erosion
violations shdl be assumed cooperatively by the Building Department, the
Didtrict Attorney's Office, and/or County Counsdl.

The County shdl eactivdy pursue cooperaive soil consarvation and
restoration programs with neighboring counties within shared waetershed
basins.

Except in areas desgnated as medium or high densty resdentia or in
areas desgnated as commercia or indudtria where resdentid use may be
dlowed, the following formula shdl be used in the cdculaion of
maximum possble resdentid dengty for individud parcds based upon
dope:

1 Those portions of parcels with cross-dope of between zero and
19.9 percent shall be assgned 1 building Site per each 1 acre.

2. Those portions of parcels with a cross-dope of between 20 and
29.9 percent shall be assigned 1 building Site per each 2 acres.

3. Those portions of parcels with a cross-dope of 30 percent or
greater shdl be assgned zero building Stes.

4, The dendgty for a paticular pacd shdl be computed by
determining the cross-dope of the various portions of the parcd,
aoplying the assgned dendties lisged above according to the
percent of cross-dope, and by adding the dendties derived from
this process. The maximum densty derived by the procedure shdl
be used as one of the factors in find determination of the actud
densty that shal be dlowed on a parcd. Where an entire parcel
would not be developable because of plan policies, an extremely
low dengty of development should be dlowed.

The County shdl encourage the preservation of irrigated and non-irrigated
farmlands in South County.
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5.1.2.0 (SC)

5.1.2.2 (SC)

5.1.2.3 (SC)

6.1.3 (SC)

6.3.1 (SC)

6.3.2 (SC)

16.2.1.2 (SC)

Aress identified by the County as prime groundwater recharge areas shdl
be preserved and protected from sources of pollution. Development in
prime groundwater recharge areas shdl be restricted to land uses which
will not cause groundwater contamination as determined by the Director
of Environmenta Hedlth.

The County should identify and protect areas in the South County which
are vaduable for the purposes of either naturd groundwater recharge or the
development of atificid groundwater recharge projects.  Development
shdl not diminish the groundwater recharge capabilities of such aress,
egpecidly those which are highly susceptible to water quality degradation
because of ether high water tables or regpid percolation rates. Exigting
agricultura land uses in such areas should be mantained to preserve
groundwater quality.

The main channds of the Naciemiento, San Antonio and Sdinas rivers
shdl not be encroached on by development because of the necessty to
protect and maintain these aress for groundwater recharge, presaervation of
riparian habitats, and flood flow capacity.

New deveopment shdl only be agpproved in areas with adequate water
supplies.  New deveopment shdl be phased to ensure that existing
groundwater supplies are not committed beyond their safe long term yields
in areas where such yieds can be determined by both the Director of
Environmentd Hedth and the Flood Control and Water Conservation
Didrict. Development levels which generate a water demand exceeding
the sofe long term vyields of locd aquifers shdl only be dlowed when
additiond satisfactory water supplies are secured.

Prepare an integrated, basin-wide, long-range water resource plan for the
County by 1992.

New development which will have a high water use potentid should be
aoproved in accordance with an integrated, basn wide, long range water
resource plan which will be developed by the County.

Increased stormwater runoff from urban development shdl be cortrolled
to mitigate impacts on agriculturd lands located downstream.
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21.1.2.1 (SC)

21.3.1.4 (SC)

21.3.1.5(SC)

Energy Resources

14.3.1 (SC)

Groundwater recharge areas must be protected from al sources of
pollution.  Groundwater recharge sysems shdl be desgned to protect
groundwater from contamination and shal be gpproved by both the
Director of Environmenta Hedth and the Hood Control and Water
Conservation Didtrict.

Devdopment shdl meet both waer qudity and quantity standards
expresed in Title 22 of the Cdifornia Adminigrative Code and Title
15.04 of the Monterey County Code subject to review of the Director of
Environmental Hedlth.

New development shal meet the minimum dandards of the Regiond
Water Quality Control Basn Plan when septic systems are proposed. The
minimum lot sze shdl be one acre  New deveopment shdl provide
evidence to the Director of Environmenta Hedlth that any proposed septic
sysems will not adversdy affect groundwater qudity. Inclusonary and
clusered housing shdl adso meet a 1 acrefunit dendty when septic systems
are proposed.

Co-generation faciliies may be dlowed only in Indudrid desgnaion
aress in conjunction with indudrid uses and ol and gas removd as a
means of energy consarvation.  Any such fadlities shdl require a use

permit.

Environmental Constraints

Seismic, Geologic, Flood, and Fire Hazards

15.1.1.1 (SC)

16.2.1.1 (SC)

16.2.5.1 (SC)

The South County Seismic Hazards Map shdl be used to ddineate high
selsmic hazard areas addressed by policiesin the Genera Plan.

Ste plans for new development shal indicate dl perennid or intermittent
sreams, creeks, and other natural drainages. Development shdl not be
dlowed within these drainage courses, nor shal development be dlowed
to disturb the naturd banks and vegetation aong these drainage courses,
unless such disturbances are with approved flood or eroson control or
water conservation measures.

Channdization or redignment work on the Sdinas River shdl not be
permitted without an assessment by the Monterey County Flood Cortrol
and Water Consarvation Didrict that such work will not increase the flood
hazard downstream.
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17.3.7 (SC)

17.4.13 (SC)

Area Development

Land Use

26.1.3.1 (SC)

26.1.4.3 (SC)

26.1.5.1 (SC)

26.1.5.2 (SC)

Roads shdl have a weight bearing capability to support the loads of fire
fighting equipment used or likdy to be used by the locd fire protection

agency.

The South County Fire Hazards Map shdl be used to identify areas of
high and very high fire hazard as addressed by policies in the Generd
Pan.

Pursuant to the adoption of a Specific Plan, Generd Development may
take place on Rancho Bartolome that may accommodate intensfication of
land uses. Regdentid and commercid vistor-serving uses (such as a golf
course and/or hotel) may be incorporated in the Specific Plan.

A dandard tentative subdivison mgp and/or vesting tentative and/or
Preliminary Project Review Subdivison map gpplicaion for ether a
standard or minor subdivision shal not be gpproved until:

1) an applicant provides evidence of an assured longterm water supply
in terms of yied and qudity for dl lots which are to be created
through subdivison. A recommendation on the water supply shdl
be made to the decison making body by the County’s Hedlth Officer
and the Generd Manager of the Water Resources Agency, or ther
respective designees.

2) The applicant provides proof that the water supply to serve the lots
meets both the water qudity and quantity standards as set forth in
Title 22 of the Cdifornia Code of Regulaions, and Chapters 15.04
and 15.08 of the Monterey County Code subject to the review and
recommendation by the County’'s Hedth Officer to the decison

making body.

The County shdl encourage low densties on lands adjacent to Fort Hunter
Liggett and Camp Robertsin order to prevent resdential encroachmen.

A 500 foot resdentid setback shal be established on privatdy owned
lands aong the military tank road essement connecting Fort  Hunter
Liggett and Camp Roberts. Such a satback shdl not cause exising
dructures to become nonconforming nor shdl it render exiging lots of
record unbuildable.
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26.1.7.1 (SC)

26.1.11.1 (SC)

27.1.3.1(SC)

30.0.5.2 (SC)

32.1.3.1(SC)

32.1.3.2(SC)

32.1.4 (SC)

Holding Capacity

36.0.4 (SC)

The County shdl devdop standards to control the dgting, design, and
landscaping of mobile home parks.

In order to make the mogt efficient use of land and to preserve agricultura
land and open space, clustered development shal be encouraged in dl
areas where development is permitted.

Exiging communities shal be the nudeus for resdentid expanson and
premature, scattered development shall be discouraged.

The County shdl support policies and programs such as large lot zoning
and agriculturd land truss which will enhance the competitive capabilities
of farms and ranches.

Land designated for farmland and grazing uses shdl be assessed and taxed
accordingly.

The County shdl encourage the Bureau of Land Management to convey
the right of first refusal to adjacent landowners before these lands are put
up for public auction.

Government agencies should make the mog efficient use of public lands
before acquiring additiona public land.

Except in aress dedgnated as medium or high dendty resdentid or in
aress desgnated as commercid or industrid where resdentia uses may be
dlowed, an gpplicant wishing to apply for a subdivison under the
countywide Genera Plan and South County Area Plan must use the
following procedures to cdculae the maximum dendty that can be
considered in order to prepare an agpplication consstent with, or less than,
the maximum alowable density:

1. One factor in dendty delemination shdl be the land use
desgnation. The maximum dengty dlowable under the Area Plan
land use desgnation for a parcd shdl be divided into the totd
number of ares found within the parce. For example, a 100-acre
parce with a maximum dendty of 1 unit per 2.5 acres would have
adengty of 40 Stes.

2. The dope of the property shdl be determined and the dope density
formula defined in Policy 3.2.4 (SC) gplied. For example, a 100-
acre parce might condst of 50 percent of the land having a dope
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Transportation

40.1.2 (SC)

of over 30 percent and the other 50 percent below 19 percent. The
maximum dengty dlowable on that parcd as caculated according
to dope would be 50 sites.

3. All of the policies of the Area Plan and countywide Generd Plan
must be applied to the parcd. Any policies resulting in a decrease
in dendty must be tabulated. This decrease in dengity would then
be subtracted from the maximum density dlowable under the dope
formula

4, The maximum dendty dlowable according to the Area Plan land
use dedgnation (Step 1 above) and the maximum dendty
dlowable according to Plan policies (Steps 2 and 3 above) shdl
then be compared. Whichever of the two dendties is the lesser
dhdl be eddblished as the maximum dengty dlowable under this
AreaPlan.

5. The cdculations of maximum dengty made by an gpplicant will be
reviewed during public hearings prior to the approvd of any
permits or quota alocation pursuant to this Area Plan.

Additiona scenic routes are not gppropriate and shall not be designated in
the South County Planning Area.

Public Services and Facilities

51.1.1.1 (SC)

51.1.4 (SC)

Commercid recregtiond facilities for boating, water sports, camping, and
gmilar uses a any proposed pak dte shdl be of moderate Sze,
compatible with surrounding uses, and consigent with dl resource
protection and hazard avoidance policiess ~ An Environmentd Impact
Report shdl be certified for any such project prior to the project approva.

The owner(s) of any such recreationd project shal pay to the County an
annual assessment equa to the difference between tax assessed under a
Williamson Act preserve contract, if any, and the tax which would be
ases=d if the property was not under a Williamson Act contract. The
firg annual assessment shal be paid upon clearance for occupancy or use
of the project. Such an annua assessment shdl be deemed by the land
owner(s) and the County to be fair and appropriate to compensate the
County for costs associated with the increased need for public facilities
and services generated by such projects.

The Board of Supervisors shdl appoint a South County Trals Advisory
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51.1.5 (SC)

51.1.6 (SC)

51.1.7 (SC)

51.2.1.1 (SC)

Housing

57.1.4 (SC)

62.2.2 (SC)

Committee to consider recommending a comprehensve recregtiond trails

plan.

A land owner shdl not be hdd respongble for trail maintenance or public
ligbility when a public recregtiond tral easement is gppurtenant to private
land.  Public recredtiond trall essements shdl not be required to be
opened to public use until either a public agency or private association
agrees to accept liability and responghility for mantenance of the trall
easement. The County shal implement necessary measures for services
that cannot be adequately provided by private organizations. The
implementation of such measures shdl be funded by user fees and tax
revenues.

The County may, through the public hearing process, cancd its
agreements with private landowners for exising public recregtiond trall
easements under the following conditions:

1 The easement must not be used as an exiding public recregtiond
trail easement; and

2. The easement must not be a useful segment of the tralls system
because of its location or some other reason.

The County shdl enforce public access on legdly established recrestiond
public recregtiona trail easements.

The County shal work with Camp Roberts to obtain a park ste on the
SdinasRiver.

The County shdl encourage increased housing development, particularly
mobile homes, in appropriate areas of South County.

The County shdl ddete the Community of San Ardo as a Development
I ncentive Zone when the Housing Element is next updated.

53



AREA LAND USE PLAN

The South County Planning Area land use plan, as represented by Figure 9, is a graphic
representation of the genera didtribution and location, extent, and intensty of future land uses
and transportation routes in this planning area The land use plan, which must be used in
conjunction with the countywide Generd Pan gods, objectives, and policies and the
supplementa area policies contained within this Plan, conditute a "blueprint for the future' of
South County for the next 20 years. It is important to note that this land use plan represents the
desres of the South County community, as expressed by the South County Area Plan Citizens
Advisory Committee, and as dtated in the opening philosophy of this document. The Plan dso
received extendve review and input from residents throughout South County.

The South County Area Plan is intended to provide refinement to the countywide Genera Plan in
order to reflect locad concerns which could not be addressed at the countywide level. However,
changes for this area plan must be condstent with the intent and overdl direction of the
countywide plan. Thus, changes a the area plan leve which require changes in land use type or
intengty must be consigtent with the Generd Plan's goals, objectives, and policies.

Preparation of the Land Use Plan

The land use plan was prepared after careful congderation of various factors which are criticd
with regard to the County's planning program. These factors include countywide Genera Plan
and South County Area Plan policies and land uses, the Growth Management Policy, existing
land use paterns and emerging growth centers in South County, current development activity,
proposed specific plans, and anticipated military uses of Fort Hunter Liggett and Camp Roberts.
Findly, detalled resource information contained in the South County Area Pan Inventory and
Andyss was incorporated into land use and dendity decisons. Pat one of this Area Plan
contains an abbreviated verson of the complete Inventory and Andyss, which is avalable from
the Monterey County Planning Departmen.

Land Use Designations

All proposed mgor land uses are indicated by one of seven basc desgnations. resdentid,
commercid, indudtrid, agriculturd, resource  consarvation,  public/quasi-public,  and
transportation. These basic desgnations are discussed in the following paragraphs. It should be
noted that al reference to development dengties are expressed in gross acres and dl dengties are
maximum dendgties These maximum dengties will be dlowed only where there is provison for
an adequate levd of fadlities and services and where plan policy requirements and criteria can
be met.
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Residential

This category applies to areas to be used for the development of housng a various densties.
Within the time frame of this plan, the County will direct resdentid development into aress
designated according to the following dengity categories*

Rurd Densty - greater than 5 acres per unit;

Low Dengty - 5 acres per unit up to 1 acre per unit;

Medium Dengty - less than 1 acre per unit up to 0.2 acres per unit (i.e,, more than 1 unit per acre
up to 5 units per acre); and

High Dengity - less than 0.2 acres per unit up to 0.05 acres per  unit (i.e, more than 5 units per
acre up to 20 units per acre).

Commercial

This category applies to areas which are suitable for the development of retall and service
commercid uses, incduding vigtor accommodation and professond office uses.  In gened,
building intengty for commercid aeas shdl conform to standards which limit building height to
a maximum of 35 fet and lot coverage to a maximum 50 percent, excluding parking and
landscaping requirements.

| ndustrial

This land use category applies to areas designated for the development of suitable types of
manufacturing, research, minerd extraction, and processng operaions. In generd, building
intendty for indudrid aess shdl conform to dandards which limit building heght to a
maximum range of 35 feet to 75 feet and lot coverage to a maximum of 50 percent, excluding
parking and landscaping requirements.

Agricultural

This caegory includes the sub-categories of farmlands, rurd grazing lands, and permanent
grazing lands.

The famlands sub-category includes those famlands designated by the USDA Soil
Consarvation Service as prime, of Statewide importance, unique, or of loca importance. The
minimum parcel szefor these farmlands shal be 40 acres.

*Where clustering is allowed, total site density shall not exceed the density allowed by the appropriate residentid category. In
addition, on development sites where clustering isallowed, minimum lot sizes may be reduced consistent with environmentd,
health, and other planning requirements.
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The permanent grazing sub-category is applied to those portions of South County in which
grazing, dryland farming or other agriculturd uses are to be preserved, enhanced, and expanded.
On permanent grazing lands, minimum parcel szes shdl be 40 acres and larger.  Subdivison of
land may be alowed only for agricultural purposes, for farm labor housing, or in order to creste
abuilding ste for immediate family members and spouses.

The rurd grazing sub-category is gpplied to grazing and dryland farming lands which are located
in the County's developing areas and on which the County intends to alow mixed resdentid and
agriculturd land uses.  Cludering of resdentid uses shdl be encouraged provided that sSte
densty shal not exceed that dlowed by the gppropriate rurd grazing land use category.

Resource Conservation

This category is intended to ensure conservation of a wide variety of South County's resources
while dlowing for some limited use of these properties. Typicd of lands included in this
category are watershed aress, riparian habitats, scenic resources, and lands which are generally
remote, have steep dopes, or are inaccessble. This category dso includes the floodways of the
County's mgjor rivers as wdl as its mgor water bodies. Uses in resource conservation areas
must be in keeping with the conservation intent of this category. For example, dlowed uses may
include grazing and other agriculturd uses and passve recregtion such as camping, riding, and
hiking.

Minimum parce Szes in resource conservation aress shdl range from 10-acre to 160-acre
minimums but they shdl not be less than the minimum on the date of adoption of the county-
wide Generd Plan. Resdentid uses are not a primary use in this category and will be adlowed
only if the gpplicant can demondrate that conservation vaues are not comprised. Dengty for
resdential uses, where dlowed, shal range from 10 acres or more per unit to 160 acres or more
per unit.

Public/Quasi-Public

This category is applied to a wide variety of existing and proposed uses which are ether operated
by a public agency or which service a large segment of the public. Public/quas-public uses
incdude the following:

o] Schoals (public and private), churches, hospitds, community hdls

o] Parks, recreation areas, and public and privately operated recreational facilities (i.e,
tennis clubs and golf courses with accessory uses such as a clubhouse, pro shop,
restaurant and/or administrative/bus ness office)

Natural reserves

Emergency services (i.e, police, fire, and hospital)

Solid and liquid waste disposa

Military

Reigiousfadilities

Other public facilities

O O0OO0OO0OO0Oo
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Transportation

This caegory incudes highways, mgor arterids (i.e, mgor county roads), ralroads, airports,
and harbors.

Land Use Philosophy

The specific provisons of this land use plan for South County are based on two generd
philosophica premises -- to ensure that the rurd qudity of life for South County resdents is
preserved and to ensure that present and future generations may continue to benefit from South
County's naturd resources.  Severd planning concepts, or principles, offer direction for
implementing these philosophies. Foremost among these principles is to provide for land use
activities within the confines of limited naturd resources. This must be an integrated approach;
often where one resource such as topsoil is degraded, other resources, such as water, vegetation,
or even the scenic viewshed may aso be degraded.

Within the confines of South County's limited resources the land use plan aso seeks to prevent
future land use activities from conflicting with exiding land uses and digupting established
lifestyles. Thus, the plan provides for future land uses tha are generdly consgent with the type
and intengty of edtablished devdopment and land use patterns. Dedgnated commercid and
indudtria  locations are therefore concentrated around existing centers, likewise, resdentid
dengties ae generdly consgent with exiging lot szes and viable agriculturd aess ae
protected from encroaching development.

Major Land Use Recommendations

The following sections describe mgor recommendations for each of the desgnations shown
graphically on the land use plan (Figure 9). The land uses and desgnated densities must be
reviewed in conjunction with the plan policies Certain areas may be less suited for a particular
dendgty due to environmenta condraints or overriding scenic vaue than other areas with the
same dengty. For example, areas with steep terrain will have a lower dendty because of the

dope density palicy.
Residential

The plan desgnaes new residentid development for areas which, for the most part, ether have
established development at the densities shown, or are adjacent to existing developed aress.

Rurd dendty resdentid use is planned for only one location in South County. It extends
between Jolon Road and the San Antonio Lake Recreation Area, on both sides of Pleyto Road.
The dendgty for this area is 5+ acres per unit. Encompassed within this rural dendty area is a
gndler, low dendty resdentid aes just southwest of the intersection of Jolon and Pleyto
Roads.
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Other low dendty resdentid aress are concentrated in Lockwood and on Argyle Road, about
two miles south of its intersection with Jolon Road. All low dendty areas are shown for a
maximum dengty of one acre per unit.

The medium dengty resdentid caegory is shown only for Pakfidd. The maximum dengty
within this category is five units per acre.

High dendty resdentid development is desgnated for Bradley, San Ardo, Lockwood and two
isolated Stes that had previoudy been zoned for mobile home parks. The two locations of these
dtes ae  a the intersection of Argyle and Jolon Roads, and straddling Bryson-Hesperia Road,
about one-hdf mile south of Interlake Road. Resdentid devdlopment within the range for high
densty (5 - 20 units per acre) would require sewage treatment. Forma sewage trestment
systems currently operate only a San Ardo, Lake San Antonio Recreation Area, Hunter Ligget,
and Camp Robets. Only San Ardo's system has additiond capecity avallable for private
resdentia development.

Commercial

The plan provides for existing commercid centers to be the foundation for expanded commercid
development. The communities of San Ardo, Bradley, Parkfield, and Lockwood will continue in
their roles as commercid centers.  The extent of the commercid areas planned for San Ardo,
Bradley, and Parkfied are precisdly illusrated in the Land Use Plan. The commercid area for
Lockwood is centered at the intersection of Jolon and Interlake Roads. It extends outward in
three directions for one quarter mile, dong both sdes of the two roads at a depth of 300 fest.

The only other commercidly designated area in South County is located on the southern portion
of Pleyto Road, near its intersection with Interlake Road.

I ndustrial

Under this plan San Ardo will continue in its role as the industrid center of South County, with
no new areas proposed. Industriad uses are concentrated between Railroad Street and the railroad
tracks. However, an additiond parcel is designated on Jolon Street, at the west end of town.

A vey large area of indudrid use is desgnated for the San Ardo oil fidds southeast of the
town. The desgnation isintended exclusvely for activities related to oil extraction.
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Agricultural

The plan desgnaes as Famland those lands with prime agriculturd soils in many of South
County's larger valeys. The largest expanse is the upper end of the Sdinas Valey, with fingers
of land stretching westward dong San Lucas and Oasis Roads, and eastward dong Highway 198
and Pine Vdley Road. Other sgnificant expanses of the Farmland category are in the Lockwood
and Hames Vdley areas, for the western hadf of the Planning Area, and in the Vineyard Canyon
and Peachtree, Indian, and Cholame Vadleys, for the eastern half.

The Rurd Grazing desgnetion is limited to areas west of Highway 101. In the Lockwood area
this desgnation is intermingled with the Farmlands caegory, while in Hames Vdley and
Bryson-Hesperia, to the northeast and southwest, respectively, of San Antonio Lake, it is the
dominant land use category for privady held lands. Most of the Rurd Grazing areas are shown
for a 40-acre dendty, dthough the Land Use Plan indicates higher minimum parcd szes for
some areas near Lockwood.

A portion of the Rurd Grazing area southwest of Lake San Antonio is known as Rancho San
Bartolome. The Rancho extends south to the county line and covers gpproximately 8,000 acres.
Subdivison and deveopment of this propety shdl be in accordance with an approved
comprenensve devdopment plan. The plan shall emphasize clusered development and other
land use techniques to maximize permanent open space uses and promote resource conservation.
Other land uses that may be consdered as pat of the development plan include mixed densty
resdentia, recreation, commercid, and an ar drip. In gengd, the maximum number of
resdentia units dlowed in the area shdl be determined by the 40-acre per unit dengty indicated
on the land use plan, but this may be reduced by Generd or Area Plan palicies, or by resource
condraints. However, if an overdl deveopment plan demondrates a greater development
potentia, the County may consider an intensification of resdentia and visitor-serving uses.

By far the largest land area in South County is designated for Permanent Grazing. Large tracts of
land in this category are found throughout the Planning Area, generdly with the other land uses
interspersed among them. The dendties shown on the land use plan for the Permanent Grazing
category range from a 40-acre minimum for most of the lands in the western and northeastern
sections of the Planning Areg, to a 160-acre minimum in the southeastern section.

Subdivison of land may be dlowed only for agriculturd purposes, for farm labor housing, or in
order to create a building ste for immediate family members and spouses.
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FIGURE 9
LAND USE PLAN
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The divison of property to create a one-acre minimum building ste may be conddered by the
County if the divison is to accommodate housng for members of the immediae family of the
propety owner who ean ther livdihood from grazing or faming use of the family land
immediately continguous to the parcd being created by subdivison. Such subdivison shdl be
conditioned to dlow for the exclusve occupancy by immediate family members and thar
goouses.  Likewise, another condition shal require the parcel to be an accessory use to the ranch
in question or to an adjoining ranch, providing the resdence is accessory to the adjoining
agricultura use is occupied exclusvely by immediate family owners and spouses of the owners
or lessors.

Resource Conservation

The many smdl or odd-shaped areas designated in the Plan under the Resource Conservation
category reflect those lands that are owned by the U.S. Department of the Interior's Bureau of
Land Management. The dendty for these parceds should they ever come under private
ownership, is 160 acres per unit.

Public/Quasi Public

Magor areas designated under this category are Fort Hunter Liggett, Camp Roberts, and the San
Antonio Lake Recregtion Area. The U.S. Army has plans to intensfy the use of its two military
resarvations, including incressed use of the "tank trall" between them. These plans must be
carefully coordinated with the County's land use activitiesin the areato avoid conflicts.

The Monterey County Parks Depatment dso has plans to intensfy recregtiond uses in and
around the north share of San Antonio Lake, but within the exising boundaries of the publicly-
owned recreation area.

Other Public/Quasi-Public lands within the Planning Area include the schools & Lockwood, San
Ardo, Bradley, and Parkfidd, and the Cdifornia Department of Forestry stations in Bradley and
Parkfield.

Transportation

South County's roads and highways are consdered to be adequate for the amount of growth
anticipated for the area over the life of this Plan. Therefore, there are no recommendations in
this Plan for mgjor road improvements.

The Planning Area currently has one officialy designated County Scenic Route, Interlake Road.
The Route extends from Lockwood to Lake Nacimiento, in San Luis Obispo County. All land
use and scenic provisons previoudy adopted for this route and its scenic corridor are
incorporated by reference into this Plan. No other scenic routes or highways are proposed in this
FAan.

61



CHAPTER VI: PLAN IMPLEMENTATION
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PLAN IMPLEMENTATION*

As in the Monterey County Generd Plan, the South County Area General Plan conssts of
policies and a future land use map, and is a comprehensive long-range plan designed to guide the
aeds development and resource conservation. It is the product of an andysis of information
found in a background report and resource maps compiled in a study of the planning area It
reflects physica opportunities and limitations for growth.

The South County Area Plan, as pat of the Generd Plan, is to be used as the bass for
discretionary actions by the Board of Supervisors and the Planning Commisson.  While the
Generd Plan sets the framework for community development, the day-to-day actions of the
County truly shape the community. Thus, the manner in which the Plan is implemented is the
redl test of the worth of its gods, objectives, and policies, and eight area plans.

The following sections discuss agpects of implementing the countywide Generd Plan which will
adso gpply to the eight area plans. Because each area plan is a sub-unit of the Generd Plan,
references to the "Generd Plan” are intended to include the South County Area Generd Plan.

Mog tools for implementation of the Generd Plan derive from the County's corporate powers
and police powers. State law requires the County to have subdivison and building regulations,
most other measures are optiona. If the gods, objectives, and policies of the Generd Plan are to
be served effectivdy, the implementing measures must be carefully chosen, adapted to locd
needs, and caried out as an integrated program of complementary and mutualy reinforcing
actions.  In addition to the requirements that the Genera Plan address seven specific dements
and be interndly consgent, implementing measures must be congstent with the Genera Pan.
Ordinarily an action, program, or project is conggent with the Generd Plan if it will further the
objectives and palicies of the Generad Plan and not obstruct their attainment.

Some of the more important implementation measures for the County include zoning regulations,
subdivison  regulaions, capitd improvements programming, preparation of specific plans, and
project review under the Cdifornia Environmenta Quality Act.

*Excerpted from Chapter 6 of the Monterey County Generd Plan.
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ORDINANCES

Zoning Ordinance

Zoning is the primary tool for implementing the Generd Plan.  In its Smplest form, zoning is the
divison of a geographica aea into didricts, accompanied by a written description of alowable
land uses and development standards for each of the didricts. The function of zoning is to
trandate the comprehensve, long-range, and rdatively broad policies of the Generd Pan into
sngle purpose, short-range, and specific development standards for each piece of property in the
County. Proper zoning will help to ensure that development on any parce in the County is in
conformance with the updated Generd Plan. Planning law dipulates that no open space zoning
ordinance may be adopted, no building permits issued, and no subdivison map approved unless
conggent with the Plan's policies regarding open space. Revising the zoning ordinance to secure
conformity with the Generd Plan will include the establishment of gppropriate zoning didricts
and densties to implement the Plan, specification of zoning for each parcd, and continued
enforcement and amendment as gppropriate.

Subdivision Ordinance

In order to ensure conformity to the Genera Plan, the County is directed to regulate the "design
and improvement” of subdivisons, which includes the physcd layout of lots, dedication of
public improvements and easements, and other measures.  Furthermore, the County is authorized
by the Subdivison Map Act to require dedication of public improvements or require payment of
inlieu fees for improvements such as dreets, drainage, locd trangit, school dtes, parks and
recreation, coastal access, and erosion control.

The subdivison ordinance should address the issues of ongte improvements, off-Ste
improvements, and protection of environmentdly sendtive areas.  Specific subdivison proposals
must demondrate consstency with the Genera Plan on these points as well as on the issue of
proper timing or other issues addressed in the subdivision ordinance.

Other Ordinances

Other exiging ordinances and policies which will be reviewed in the interest of consstency with
the Generd Plan and to fadlitate its implementation include the Erogon Control Ordinance, the
Noise Pollution Ordinance, the Officid Plan Line (OPL) Ordinance, the Building Ordinance,
energy policies, and the Growth Management Policy. These mudt reflect the gods, objectives
and policies adopted in the Monterey County Generd Plan.

CAPITAL IMPROVEMENTS PROGRAM
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The network of publicly owned facilities such as roads, streets, water and sewer facilities, public
buildings, and parks forms the skeletd dructure of a community. Certain public facilities,
particularly water and sewer facilities and roads and gdregts, play a mgor role in determining the
location, intengty, and timing of future development.

Because of their importance in the growth of the community, dtate law requires that decisons
about cepitd facilities be reviewed for conssency with the adopted Generd HPan.  All
depatments within the County and dl other loca governmenta agencies, including cities, school
digricts; and gpecid didricts that condruct capitd  fadlities, must annudly submit to the
Panning Commisson a lig of projects being planned or condructed in the coming year. The
Panning Commisson mus review the projects for conformity to the Generd Plan. A smilar
review for individual capitd projectsisaso required.

Rather than consder individuad capitd improvement projects or only those projects to be
underteken in a single year, the County will prepare and annudly revise a Capita Improvements
Program (CIP) covering a period of at least Sx years. Because of the tremendous influence that
capitd improvement projects have on physicd development within a jurisdiction, the Capita
Improvements Program has important srategic vaue for implementing Generd Plan policies. It
can help shape and phase growth according to adopted policies.

Mgor geps in the deveopment of a CIP are (1) sdection of necessary improvements and
projects to implement the Generd Plan, (2) establishment of priorities to promote staged
development of capitd fadlities in a manner consgent with the Generd Pan, and (3)
development of adequate and equitable financing for each project. The CIP should be reviewed
annudly and revised to reflect the County's evolving needs and fluctuating budgetary condraints.

ONGOING REVIEW

Due to the naure of the Genera Plan, most of its implementation is an ongoing process.  Further
gpecification and guidance is extended through the development of area plans, specific plans, and
review under the Cdifornia Environmental Qudity Act (CEQA).

Specific plans may be used in dl or pat of the County to ensure systemdtic execution of the
Gengd Plan. A secific plan mugt include dl detalled regulations, conditions, programs, and
proposed legidation to implement each of the required Generd Plan dements. By coordinating
efforts of the public and private sectors in a detailed manner, specific plans provide for the
efficient and focused application of Generd Plan policiesin developing portions of the County.

Every proposed development project must be evauated for potentia environmenta effect under
regulations sat forth in the Cdifornia Environmenta Qudity Act. This review ensures that the
same concern for the environment which went into the formulaion of the Generd Pan will be
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brought to bear on each development project proposed under the Plan. Preparation of an
environmentd impact report will be required for those projects which may have sgnificant
effects on the environment.

The Generd Plan may be amended to reflect changing community vaues, conditions, and needs.
With a few exceptions, no mandatory dement may be amended more frequently than four times
during any cdendar year. Each amendment may encompass severd different changes. Generd
Pan amendments are consdered projects and are subject to environmenta review under CEQA.
The Plan should only be consdered for amendment when the County determines, based on new
information, that a change is necessary.

Monterey County's Growth Manegement Policy and its Generd Plan must be consstent with one
another. Data and policies in the Plan supporting the objectives of growth management can
provide a solid rationde upon which the regulations may rest. A share of the countywide growth
management alocation shdl be incorporated into each areaplan.

The Growth Management Policy and the Generd Plan should be in harmony to avoid conflicts.
Competing interests, obligations, and objectives are bdanced in the Generd Plan.  Furthermore,
tools usad to implement the Generd Plan are often used to implement the Growth Management
Policy: zoning and subdivison regulations and capitd improvements program.  Use of 4l
implementation tools must be congstent with the Generd Plan.
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CHAPTER VII:
ENVIRONMENTAL IMPACT REPORT
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SOUTH COUNTY AREA PLAN
ENVIRONMENTAL IMPACT REPORT

SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES

IMPACTS

Policy 26.1.11.1 (SC)
Clugtered devel opment
which would cause the
loss of agriculturd

land and impeact visua
and water supplies.

Policy 32.1.3.1 (SC) BLM
land sales may preclude
public recregtiond
opportunities.

Policy 40.1.2 (SC) Failure
to designate scenic routes
could impact visudl
sengtive aress.

Policy 62.2.2 (SC) Deletion
of the San Ardo Develop-
ment Incentive Zone could
limit production of afford-
able housing.

Map Change #1 Commercid
development at interchanges
could remove some agricul-
turd land from production
and creste visuad impacts.

Map Change #2 An increase
in dengty on Rurd Grazing
and Farmlands could result
in exposure to geologic and
s0ils hazards, reduction of
wildlife habitat; increased
energy use, adverse visua
effects, impacts on water
supplies, increased treffic;
and impacts on services
and fadilities, culturd

gtes and grazing lands.

MITIGATION MEASURES

Clugtered development should avoid

agriculturd land, visudly
sengtive areas and demondrate
adequate safe yidd of water
supplies.

Public recrestiona opportunities
should be determined before any
sdes.

Require that al development be
compatible with loca aesthetic
values.

Encourage higher dengty housing
in urbanized aress whereinfra-
dructureisavalable

Carefully consder the need for,
extent, Sting and design of
proposed highway commercia
development.

Comprehendve technicd andysis of
geology, soils, biology, hydrology,
archaeology, traffic/circulation

and sarvices and facilities prior

to congderation of development
proposals.



10.

IMPACTS

Map Change #3 Increasing
the alowable dengty in

Resource Consarvation areas

could result in the same
impacts as Map Change #2.

Map Change #4 Changing
Farmlands to Public/
Quasi-Public to dlow a
proposed recreationa
development could result
inimpacts on agriculturd
lands, water supplies and
locd traffic conditions.

Map Change #5 Changing
Rura Dengty Resdentia
to Commercid could result
invisua and water supply
impacts and reduce poter+
tidly affordable housing.

Map Change #6 Allowing an

intendve commercid use
in Parkfield could expose
the public to high seismic
risk.
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MITIGATION MEASURES

Mitigations would be the same as
for Map Change #2.

Since exact nature and extent of
proposed project is unknown, the
County should conduct a thorough
environmentad anayss and develop
appropriate mitigation measures for
consderation by the decision-meaking
body. Modification of the project
may be necessary in order to reduce
impacts.

Egtablish Ste and design regulaions,
require proof of adequate water supply,
and encourage new housing in areas
designated for such use.

Require appropriate geologic study
prior to development and require
grict seismic hazard area congtruction
standards.



1.0 INTRODUCTION

11 AUTHORIZATION AND PURPOSE

This EIR has been prepared by the County of Monterey in accordance with State CEQA
Guiddines. As dated in the guiddines, an EIR is an "informationd document” with the intended
purpose to "inform public agency decisonrmakers and the public generdly of the dgnificant
environmental effects of a project, identify possble ways to minimize the sgnificant effects, and
describe reasonable dternatives to the project.” Although an EIR cannot control the County's
ultimate decison on a project, the County must consider the information in the EIR and respond
to eech ggnificant effect identified in the EIR. As defined in the CEQA guiddines, "sgnificant
effect on the environment” means.

".a SUbgantid or potentidly subgantid, adverse change in any of the physcd
conditions within the area affected by the project...”

In May, 1982, the Monterey County Board of Supervisors directed staff to prepare an EIR for a
proposed new countywide Generd Plan. The EIR and Plan were adopted on September 30,
1982. An integrd part of the new Plan was the provison for the subsequent preparation of more
detalled area land use plans for the various geogrephic sections of the County. The South
County Area Plan is one such sectiond plan.

The Draft South County Area Plan further refines and supplements the countywide General Plan.

Because the Area Plan condtitutes an amendment to the Generd Plan, it is necessary to consider
potentid  environmental impacts through a new EIR. However, the potentid environmentd
impacts are evduated in terms of the exiging land use, rather than the dlowed land use in the
Generd Plan. Where a proposed change would not have the potentid for grester impacts than
any which may result from the origind General Plan designation or present condition, the change
need not and will not be addressed.

1.2 PROJECT DESCRIPTION

121 Area Location and Size

The South County Planning Area is the largest and southernmogt in the County. It includes over
1,281 square miles, extending east from the Coast Range to the Monterey-Fresno County

boundary and south from the town of San Lucas to the Monterey-San Luis Obispo County
boundary.
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1.2.2 Project Objectives

The South County Area Plan EIR will identify and address dl sgnificant adverse environmentd
effects which may occur in implementing the Plan.

123 General Description of the Planning Area
1231 Geography

The South County Planning Area makes up the southernmost section of Monterey County and
contains the largest land area of the eight planning areas (1,281 square miles). South County is
bounded on the north by the Centrd Sdinas Vdley Planning Area which follows Highway 198,
San Lucas and Jolon Roads, and the Fort Hunter Liggett and Los Padres National Forest
boundaries. The eastern boundary follows the San Benito, Fresno, and Kings County lines. To
the west is the Coast Planning Area defined by the Los Padres/Fort Hunter Liggett boundary and
the ridgdine of the Santa Lucia Mountain Range. The San Luis Obispo County line defines the
southern boundary.

The narrowest portion of the Sdinas Vdley is found in South County; the valey is gpproxi-
mately three miles wide a the northern entrance to the planning area and ends just south of San
Ardo. Mogt of South County's irrigated agriculture is found in thisvaley.

Adjacent to ether sde of the valey floor the terrain rises to gently rolling hills, then to steeper
ravines. Findly, the Diablo Mountain Range forms the eastern wall of the planning area with the
highest eevation a Castle Mountain (4,336 feet); the Santa Lucia Mountain Range forms the
western wal with the highest devation (3,509 feet) in the northwestern corner of Fort Hunter

Liggett.

On the western dde of the planning area, the Lockwood, Hames, San Antonio River, and
Nacimiento River Valeys traverse the hills in a northwest to southeest direction. On the eastern
dde of the planning area numerous canyons and valeys extend like fingers from the Sdinas
Vdley; these include Indian Vdley, Vineyard Canyon, Portuguese Canyon, Pine Vdley, and
Pancho Rico Canyon. Peachtree and Cholame Valeys pardld the eastern boundary of the
planning area

1232 Existing Land Use

South County land use is characterized by extendve grazing, dryland and irrigated farming,
watershed, recreation, and smal communities (the area contains no incorporated cities).
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Residential Uses

Resdential uses total 469 acres (0.06% of the total acreage in the planning ared), primarily
located in the unincorporated communities of Bradley, San Ardo, Parkfield, Jolon, Lockwood,
and Bryson-Hesperia. Additiondly, resdentid use of a very rurad nature is scattered throughout
the plaaning area  Single family resdentid uses totd 436 acres and multiple unit Structures
account for only 33 acres.

Commercial Uses

Commercid land uses tota 22 acres, or less than 0.01% of the area.  These uses are primarily
located in the unincorporated communities and serve both resdents and travelers usng Highway
101, Jolon Road, and Pleyto Road.

I ndustrial Uses

Industrial  land uses totad agpproximately 4,710 acres, or approximaely 0.6% of the area
Although this acreage indudes a smdl landfill Ste a San Ardo, the bulk of the indudrid usein
the planning area is due to the presence of extensve oil extraction operations near San Ardo.
Much of thisarealis used in conjunction with grazing.

Public and Quasi -Public Uses

Public and quas-public uses tota 212,337 acres, or dmost 26% of the tota planning area
Military uses are the largest sub-category and include Fort Hunter Liggett at the westerly portion
of the planning area and Camp Roberts to the south. Military uses total gpproximately 171,000
acres. The next largest sub-category of public uses is composed of lands in naturd resource
management which total just over 41,000 acres, these are lands administered by the Bureau of
Land Management.  Recregtional facilities located aound the perimeter of San Antonio
Reservoir totd gpproximatdy 140 acres. Other uses include religious (primarily San Antonio
Mission), educationd, and emergency services.

Streets, Highways, and Railroads

Streets, highways, and railroads total 3,454 acres or about 0.4% of the totd planning area
Highway 101, a magor north-south trangportation corridor, is the circulation backbone of the
planning area, providing for travel throughout its length. State Highway 198, which borders the
planning area, begins a San Lucas and provides access to the et into Fresno County. County
roads provide access in the westerly and essterly portions of the planing aea  The
Nacimiento-Ferguson Road provides access to Highway 1 through Fort Hunter Liggett and the
National Forest. Interlake Road connects San Antonio and Nacimiento Reservoirs.  The
Southern Pecific Railroad operates a mgor route which traverses the County and the planning
area pardlding Highway 101.

Agricultural/Grazing Uses
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The mog dgnificant land use in South County is agriculture, which encompasses 555,000 acres
or dmost 68% of the tota area. Included in this acreage is land dong the Sdinas River in the
northerly portion of the planning area used for row crops and land used from dryland farming.
As in the Centra Sdinas Vadley area, bench lands are used for vineyard and orchard production.
The bulk of agricultural use, however, is contained in very extensve grazing lands and dryland
farming.

Unimproved L ands/Watershed Areas/Water Bodies

Unimproved lands and watershed areas totd 38,217 acres or dmost 5% of the planning area
Watershed uses are paticularly important due to the location of San Antonio Reservoir in the
planning area.  This water body is the fourth largest land use in the area, totaling 5,687 acres or
about 0.77% of the area. Watershed areas dso serve an important function as wildlife habitat.

Public Land Ownership

Approximately 28% of South County is publicly owned and, therefore, is generdly not subject to
private development. Mogt of South County's public lands are in federd ownership--212,089
acres out of 225,519. The remainder is owned by the Monterey County Flood Control and Water
Conservation Didtrict; this 13,430 acres includes San Antonio Reservoir and a large area around
the reservoir.

1.2.33 Proposed Land Use

The "Land Use Plan,” as found in Figures 9 and 9A of the South County Area Plan, illustrates
the proposed land use desgnations for the area.  Certain land use desgnation and dendty
changes from the Monterey County Genera Plan will occur upon adoption of the Area Plan.
The focus of this EIR is to condgder Area Plan changes agang existing land use.  This focus
resulted in the identification of map change aress illudrated in Figures EIR-1. 1A, 1B and EIR-2,
2A. Only those land use change areas proposed in the new Area Plan which may result in
sgnificant adverse impacts are andyzed within Section 1.5.3 of thiSEIR.

The San Ardo, Bradley and Parkfidd area land uses are of necessity only generdly illusrated in
the County Generd Plan. The purpose of the various area plans is to clarify and more precisely
present both changes in land use and exising uses which are to remain unchanged. Figures 9
and 9A (Proposed Land Use) and Figures EIR-1, 1A, 1B and EIR-2, 2A (Proposed Land Use
Plan Changes) accomplish this.
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1234 Vicinity and Neighboring Land Use

Land uses in the vicinity of the South County Planning Area are mearly extensions of loca uses.
In dl adjacent aress the predominant use is ether irrigated farmland (to the north) or
grazinglrangdland with smdl aess of dryland faming. The surrounding aess are generdly
sparsdly populated with scattered smal towns.  Fort Hunter Liggett, primarily a military testing
and training area, occupies the entire western portion of the planning area.  Los Padres Nationd
Forest extends west and northwest from the area boundary.

1.3 GENERAL PLAN AND ZONING
131 Monterey County General Plan

The Monterey County Generd Plan, adopted in September 1982, is the current governing land
use and policy document for the South County Planning Area. The Area Plan will amend and
supplement the Monterey County Generd Plan. The County Genera Plan will then address the
South County Area through two different levels of policy reflected in the Generd Plan and the
AreaPlan.

The Monterey County Generd Plan Inventory and Anayss section has been organized into four
Separate  components. These components include the following: Naturd Resources,
Environmentd Condraints, Human Resources, and County Development. Appendix A of the
Generd Plan contains the Monterey County Growth Management Policy. The Area Plan must
and does conform in dl respects to these components.  Attention is directed to the Generd Plan
for discussion of these issues.

132 Zoning

Mog of the South County Planning Area is currently zoned in didricts reasonably consstent
with the land use designations of the Generd Plan. There are certain inconsstencies in densties
and a few ingtances of obsolete desgnations. In these cases the Generd Plan designations take
precedence over the applied zoning. Following adoption of the Area Plan, the County will
conduct a generd study and prepare a consistent zoning proposal for consideration.

14 INTENDED USES OF EIR

141 Agencies Expected To Use EIR In Their Decision Making

The South County planning area is within unincorporated Monterey County and it is, therefore,
the County Board of Supervisors which will adopt the Plan and use it in its decision making.
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1.4.2 List Of Approvals For Which the EIR Will Be Used

The EIR will be used for consideration in gpproving the South County Area Plan.

15 AREA PLAN POLICY AND MAP CHANGE IMPACT ANALYSIS
151 Environmental | mpacts Matrix

The environmental impacts resulting from the supplementary policies and map changes ae
presented in matrix form as Table EIR 2. Only those land use map changes and supplemertary
policies which are determined to have potentid ggnificant (subgtantid) adverse impacts are
included in the subsequent andysis.

152 Policy Analysis
Policy 26.1.11.1 (SC)

In order to make the most efficient use of land and to preserve agriculturd land and open
goace, clustered development shal be encouraged in al areas where development is
permitted.

Potential | mpacts:

Clustered devdopment, unless carefully Sted and reviewed with consderation for the
opportunities and condraints of the intended locations, could result in Sgnificant adverse
impacts.  Specific impacts could be the loss of agriculturd land (some of which may be
prime land), visud effects which detract from the rurd character, and locaized
withdrawa of water in excess of safe yield.

Mitigation Measures.

1 Clustered development should not be permitted to encroach upon prime agricultura land
or inlocations which could affect normd agriculturd practices such as aerid spraying.

2. Add anew Plan policy requiring avisud sengtivity study to read:

26.1.6.1 (SC) The County shdl conduct a visud sendtivity sudy of the South
County area which will result in a map and development standards
for sendtive aress.

3. Only locations which ae not visudly sendgtive should be consdered acceptable for
clustered development.

4, Adequate water supplies which do not exceed the locd safe yield should be demonstrated
prior to consideration of clustered development.
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Policy 32.1.3.1 (SC)

The County shdl encourage the Bureau of Land Management to convey the right of first
refusal to adjacent landowners before these lands are put up for public auction.

Policy | mpacts:

Bureau of Land Management lands are publicly owned and generdly open for public use.
Sde of these lands could adversdly affect loca public recreationa opportunities and nay
be in conflict with the Bureau of Land Management policies.

Mitigation Measure:

4, All Bureau of Land Management lands consdered for sde should firg be carefully
reviewed for public use potentid. Deetion of the proposed policy would achieve
congstency with BLM policy and practice.

Policy 40.1.2 (SC)

Additiond scenic routes are not appropriate and shdl not be designated in the South
County Planning Area.

Potential | mpacts:
Monterey County was the firg in Cdifornia to have a scenic route designated and has
long planned to seek such designation for many of the more scenic County roads and
State highnways. To preclude such designation and subsequent land use regulation could
result in inappropriste development in visudly sendtive aress thereby adversdy affecting
the rura character.

Mitigation Measure:

5. Edablish land use regulaions dong visudly sendtive  corridors to ensure that Al
development will be compatible with loca esthetic vaues.

Policy 62.2.2 (SC)

The County shdl ddete the Community of San Ardo as a Development Incentive Zone
when the Housing Element is next updated.
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Potential | mpacts:

Affordable housng is much in demand in the South County Planning Area.  Such
housing is needed by agricultura workers, military personnd, and area resdents. Since
the purpose of a DIZ is to promote intensve development, primarily to lower its cost, to
eiminate this possbility could reduce the potentid for providing a certan amount of
lower to moderate cost housing.

Mitigation Measure:

6. Encourage higher dendty housng devdopment in urbanized areas where adequate
infrastructure exists or could be provided.

153 Map Change Analysis

The land use plan change map and the environmental impacts matrix illudrate the proposed
South County Area Plan changes to exiging land use.  This section will discuss the resulting land
use modifications, sgnificant impacts and possble mitigation measures.  Those portions of the
South County area not described within this map change andyss are ether proposed for a use
which is equivaent to the existing use, or are not proposed for any land use change.

The impact of potentid deveopment is consdered within the more generd discusson of
potentid environmenta impactsin Section 2 of thisEIR.

It should be noted that the Monterey County Generd Plan in its discusson of Rurd Grazing,
Permanent Grazing and Resource Conservation designations provides guidelines for subsequent
area plans to propose densties/lot szes which differ from those adopted in 1982. However, such
changes in densties/lot dzes ae expressy precluded from being less redtrictive (pages 203 and
204). Map changes 2 and 3 appear to violate this requirement.

Map Change #1A, B, C, D:

Agriculture and Permanent Grazing to Commercid use on gpproximatdy 10-15 acres at
Highway 101 interchanges.

The proposed highway commercia aress are not intended to change the mapped land use

desgnations. They ae indead intended to represent locations where amendments could be
consdered when and if appropriate projects are proposed.
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Potential | mpacts:

Development of highway commercid uses could remove a smal amount of land from possble
agriculturad  production and create adverse visud impacts of limited, but intensve cordruction in
otherwise rurd locations.

Mitigation Measure:

7. Add a palicy to the plan to address the need for, extent, Sting and design of proposed
highway commercid uses in order to limit overbuilding and minimize loss of usdble
agriculturad lands and adverse visud effects.

Map Change #2:

Change agpproximately 261,300 acres of Rura Grazing and Farmlands density from one unit per
160 acres to one unit per 40 acres (except B.L.M. lands).

Potential | mpacts:

This subgantid increese in dlowable dendty could result in numerous dSgnificant adverse
impacts including exposure to geologic hazards, condruction in areas of ungable or erodible
soils, dimination of wildlife habitat including that of rare and endangered species, wide dispersa
of reddentid use resulting in increesed travel and energy use, visud effects and loss of rurd
character, potentid overdraft of water supplies in an aea of recognized limited water
avaldbility, extensve expandon of locd sarvices and facilities, possble loss of archeeologica
reources in an aea of moderate and high sengtivity, and effective loss of grazing area
Additionad impacts may result from private roads needed to serve development which is not
adjacent to County roads.

Mitigation Measure:

8. In order to adequatdly assess the effects of subdivison proposas, the County should
require severa comprehengve technicad reports.  These should include:  geologic/seismic
hazard, soils, biology, hydrology, archaeology, traffic/circulation, and public services and
facllities. These reports should be used to determine a Ste's suitability for subdivison
and subsequent devel opment.

Map Change #3:
Change in land use designation of approximately 7,000 acres from Resource Conservation (one

unit per 160 acres) to Permanent Grazing with a dendty of one unit per 40 acres (except B.L.M.
lands).
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Potential | mpacts:

See impact analysis for map change #2.

Mitigation Measure:

See mitigation measure for map change #2.

Map Change #4:

Change in land use designation of gpproximady 460 acres from Farmlands to Public/Ques
Public to dlow a development project congsting of various recreationa uses. The types and
intengties of proposed uses are admitted to be subject to refinement and revison. Because of
this, the potentia impacts could vary substantialy as the scope of the proposa becomes fixed.

Potential | mpacts:

The proposed project could result in the loss of agriculturd land, affect water supplies by
ggnificant generation of sewage effluent and generate additiond traffic on local roads.

Mitigation Measures.

0. Since the exact nature of any project is unknown, the magnitude of potentid impacts is
speculative. Prior to congderation of any project of the type now envisioned, the County
should conduct a thorough impact assessment and develop appropriate mitigation
measures for consderation by the decison-making body. Such mitigation measures may
indicate that a proposed project must or should be modified in order to reduce impacts to
an indgnificant levd. In addition, the County should develop a policy to darify the scope
of alowable recrestion uses and establish standards for their development.

Map Change #5:

Numerous parceds desgnaed Low and Rura Dendsty Resdentid and Rurd Grazing
(approximately 200 acres) changed to Commercia aong Jolon and New Pleyto roads.

Potential | mpact:
Development of additiond drip commercid aong Jolon and New Pleyto roads could result in a
visud corridor incompatible with the exiging rurd charecter, adversdy affect groundwater

supply and quality, preclude housing opportunities now possible under the County Generd Plan,
and generate additiond traffic.
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Mitigation Measures:

10. Egablish comprehensive ste and design regulations to encourage compact, appropriately
located and designed commercid development which conforms to the visud character
and physica congtraints/opportunities of the area.

11.  Allow only those commercid projects that conform to policy 27.1.3.1 (SC), which reads.
"Exiging communities shdl be the nudeus for reddentid expanson and premature,
scattered development shall be discouraged”.

12. Promote housing opportunities to the maximum feasble dengty in urbanized aress,
subject to Ste quitability and infrastructure availability.

Map Change #6:
Low Dengty Resdentid (two lots totaing less than one acre) changed to Commercid.
Potential | mpacts:

The proposed commercid use would generate a concentration of people in an area of very high
seismic hazard.

Mitigation Measure:

13. Require thorough geologic/seismic sudies for any proposed commercid development in
the Parkfiedld area. Condruction of any such commercid projects should incorporate al
feasble hazard-reducing measures.

20 ENVIRONMENTAL SETTING, IMPACTS AND MITIGATION MEASURES
21 REGIONAL SETTING

The South County Planning Area makes up the southernmost section of Monterey County and
contains the largest land area of the eight planning areas.  South County is bounded on the north
by the Centrd Sdinas Vdley Planning Area which follows Highway 198, San Lucas and Jolon
Roads, and the Fort Hunter Liggett and Los Padres National Forest boundaries. The eastern
boundary follows the San Benito, Fresno, and Kings County lines. To the west is the Coast
Planning Area defined by the Los Padres’Hunter Liggett boundary and the ridgeline of the Santa
LuciaMountain Range. The San Luis Obigpo County line defines the southern boundary.

Among the prominent geographic features in the 1,281 sguare miles encompassed by South
County are portions of two mountain ranges, the benchlands of the Sdinas Vdley floor, one
magor reservair, three rivers, and numerous canyons, valleys, and creeks.

Adjacent to ether sde of the vdley floor the terrain rises to gently rolling hills, then to Steeper
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ravines. The Diablo Mountan Range forms the esstern wal of the planning area with the
highest devation a Castle Mountain (4,336 feet); the Santa Lucia Mountan Range forms the
western wall with the highest eevation (3,509 feet) in the northwestern corner of Hunter Liggett.

On the wesern sde of the planning area, the Lockwood, Hames, San Antonio River, and
Nacimiento River Vdleys traverse the hills in a northwest to southeast direction. On the eastern
dgde of the planning area numerous canyons and vdleys extend like fingers from the Sdines
Vdley; these include Indian Vdley, Vineyard Canyon, Portuguese Canyon, Fine Vdley, and
Pancho Rico Canyon. Peachtree and Cholame Valeys pardld the eastern boundary of the
planning area

22 GEOLOGY AND SOILS

The South County Planning Area is bordered on the east Sde by the San Andreas Fault, a highly
ggnificant fegture given the probability of a grest earthquake occurring dong its length. The
fault runs for 30 miles through the planning area in a southessterly direction and runs directly
through the community of Parkfield.

Because of the likelihood of an earthquake occurring dong its length, the San Andreas Fault has
been classfied as an "active' fault as per the Alquig-Priolo Specid Studies Zones Act of 1972.
This date classfication mandates that seismic surveys be conducted for any project located
within the fault "zone' (dl lands within 1/8 mile of the observed fault trace). Because the
process of adding new faults to the Act is complex, many faults which are not classfied as
"active' by the Alquig-Priolo Act are dill considered by geologists to be active and capable of
inflicting severe loss of life and property. The Codinga earthquake of 1983 is an example of an
"inactive’ fault causing tremendous destruction.

Liquefaction is the loss of soil drength due to the sasmic forces acting on water-saturated
granular soil. It is a common result of eathquekes in aess underlan by saturated,
unconsolidated deposits.  Areas susceptible to liquefaction include the dluvid valeys of the
Sdinas, San Antonio, and Nacimiento rivers.

A wide variety of soils are present in South County. The characteristics of the soils and the dope
of the land are sgnificant determinants of appropriate land uses for a specific area.  Some of the
soils, due to their composgtion, drainage, and gentle dope, are gppropriate for agricultura or
urban uses. Such soils ae found primarily in the Sdinas Vdley. Other soils pose severe
limitations to the agriculturd or urban uses of the land. Rugged areas on mountainous dopes
and areas underlain by recent dluvium have severe congraints to devel opment.

Categories of congdraints are rated as low, moderate, and high. Soils in areas with a low
condraint rating are favorable for most land uses.  Soils with moderate condraints have
properties which render them unfavorable for specified uses, but limitations can be overcome by
gpecid planing and design.  Aress with soils given a high condraint rating have soil properties
which are so unfavorable or difficult to overcome tha a mgor increase in condruction effort,
gpecid dedgn, or intensve maintenance is required to such an extent that development may be
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entirdy precluded.

Sope is a ggnificant factor in soil dability, rate of eroson, and runoff velocity. In generd, aress
of zero to thirty percent dope correspond roughly to areas of low and moderate soil condraints.
Conversdly, steep dopes (greater than 30 percent) tend to have high soil condraints. Areas
having dopes in excess of 30 percent are not consdered suitable for development and are
genedly consdered suitable only for open space uses such as grazing, low intendty recrestion,
and watershed.

Potential | mpacts:

It is not anticipated that implementation of the Plan will have any adverse effect on the geology
or liquefaction potentid of the area. The geology of the area and its resulting earthquake and
liquefaction potentia, however, should be consdered in the design and location of development.

Mitigation Measures:

13. Eathquake and liquefaction potentid should be consdered in dl building desgn within
the planing area  Development should be discouraged in areas with high seismic or
liquefaction potentia. Areas magpped as moderately high, high, or very high hazard shal
be consdered to be "high hazard" aress for the purpose of applying Generd Plan policies.

14.  Soils reports should be required for al projects in areas of potentid soil stability and
erosdon problems.  Appropriate mitigation measures should be mandatory when such
reports indicate obvious or potential problems.

23 HYDROLOGY AND WATER QUALITY

The naturd hydrology of the Sdinas Vdley Basn was sgnificantly dtered with the completion
of dams and reservoirs on the Nacimiento and San Antonio rivers. Both reservoirs provide flood
control and water conservation for the basin. The Nacimiento Reservoir was completed in 1957,
providing a total capacity of 350,000 acre-feet. The resarvoir's capacities for flood control, water
conservation, and minimum pool are 150,000 acre-feet, 190,000 acre-feet, and 10,000 acre-feet,
respectively.  Nacimiento is located in San Luis Obispo County but was constructed and is
owned and operated by the Monterey County Flood Control and Water Conservation Didtrict.

San Antonio Reservoir, completed in 1965, dso provides 350,000 acre-feet of tota capacity.
Snce the inflow of the San Antonio River is gpproximately one-third of the Nacimiento, flood
control capacity is only 50,000 acre-feet. This alows 280,000 acre-feet for conservation and
other uses. San Antonio, located in the South County Planning Area, is dso owned and operated
by Monterey County Flood Control and Water Conservation Didtrict.

The exigence of groundwater is the result of water percolaing into adluvid materias and porous
geologic dructures. The occurrence of groundwater basins follows the generd pattern of surface
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water. Groundwater is the sole source of water supply through most of South Monterey County.

The Cdifornia Department of Water Resources (DWR) is one agency which studies the County's
hydrologic system to andyze water supplies and demands. The Depatment's figures, which
represent an  higorical picture of waer supply and use (surface water inflow/outflow,
precipitation, stored water, use by vegetation, agriculturd use, evaporation), indicates that
long-term overdrafts exist.

The Monterey County Food Control and Water Conservation Digtrict (MCFCWCD) has
edimated the overdraft in the Upper Vadley area to be 500 acre-fest annudly. This is sub-
dantidly lower than the 4,200 acre-feet overdraft estimated by DWR. The reports are
congstent, however, in agreeing that an overdraft condition exigts.

To the northwest of the San Antonio Reservoir is the Lockwood groundwater sub-basin. The
basn encompasses a mildy doping and intendgvely cultivated vdley area in the lower drainage
basn of the San Antonio River. Separate from the Sdinas Vadley aquifers, but pat of its
drainage system, the Lockwood aquifer is the primary source of irrigation for the Lockwood
aea. From measurements taken since 1965 (the base year), the groundwater table was at its
lowest point (-11.5 feet) in 1979; this was due to a lack of rainfall and increased pumping. By
1982, with abundant rainfdl in recent years, the groundwater table had risen two feet (to a -9.5
feet).

South County's water supply lies within the upper Sdinas Vdley Basn. Quality of surface and
groundwater varies gregtly with location. The upper vdley has generdly good water qudity;
however, contamination does exis. Naturd contamination is present from waers draining the
Digblo Mountain range which ae typicadly high in minera concentrations.  Tota dissolved
solids (TDS) in water from the eastern range can be ten times the amount draining the Santa
Lucia Range. Primary sources of dissolved solids are the settling areas where surface water from
creeks reach the valley floor.

Chemicd samples taken by the County Environmentd Hedth Divison indicate tha the water
qudity in the Sdinas River, from a point south of Bradley to King City, is generdly very good
because of the outflow from the reservoirs. The water is not stagnant or malodorous but
coliform bacteria are found in low levels due to the running and grazing of cattle dong the river.
The water qudity of the San Antonio River is generdly good with coliform adso found in smdl
amounts. Mercury from geologic deposts and from active mines in the Santa Lucia Mountains
drains into the Nacimiento River; however, the water qudity is otherwise good.  The water
qudity of San Lorenzo Creek is poor due to high minerdization.

A large portion of the western haf of the planning area has water qudity and supply problems.
The areas between Jolon-San Lucas Road and Lockwood-San Lucas Road, dong Jolon-Bradley
Road to Highway 101, and near Lake San Antonio contain groundwater high in sulfur.  This may
be due to ail exploration and sulfur flowers found in shade deposits. The Lockwood Vdley itsef
has exceptionaly good water. In the area north and east of Jolon, some geologic formations
yidd very little water a al. Wadls throughout the Hames Valey indicate that the groundwater is
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high in minerdization and sulfur; tar and sulfur have been found in Hames Creek.

Aress in the western hdf of South County where the water is both good and plentiful include
Bryson-Hesperia (dthough there is hard water, high in iron), lower Nacimiento Lake Drive, and
the Lockwood community. The water is not contaminated by nitrates or tainted by sulfur and is
found, generaly, wherever wells are drilled.

In the centrd portion of the planning area, nitrate problems are found adong a one-mile drip on
gther gde of Highway 101, numerous wel tests have resulted in standard-exceeded nitrate
levdls. In San Ardo few water quaity problems exist. However, the water in the area of oil
drilling ishigh in sulfur. Bradley's water system is characterized by numerous wells on tiny lots.

The community of Parkfidd, in the esstlern section of the planing aea, has water qudlity
problems in the shdlow wdls, the water is soapy and contaminated with nitrates because the
wells are located too close to septic sysems.  However, bedow 180 the quality in the aquifer
begins to improve. East of Parkfield, in the area dong Parkfield-Codinga Road, some places use
soring water; other places have no water and trucking in of water is occurring. Where water is
found, the qudity and quantity are excellent.

The remainder of the "east Sde" is characterized by sparse development; consequently water cita
are scarce.

In Monterey County, the mgor cause of flooding is surface runoff from the mountainous
watersheds. Runoff occurs when storms of high intensty and/or long duration exceed the soil's
ability to absorb water.  Runoff is influenced by soil type, land cover, dope, and amount of
ranfdl. The average annud rainfdl in South County ranges from 10 to 35 inches. Since 90% of
the rainfal occurs between November and April, flooding is a seasonad hazard, with the hazard
greatest from an intense or prolonged storm. Large areas of South County are subject to some
degree of flooding.

The 100-year floodplain encompasses dl of the upper Sdinas Valey and areas adjacent to rivers,
creeks, and dtreams.  The communities of San Ardo, Bradley, and Pakfidd are within or
adjacent to the 100-year floodplain. Agriculturd land could expect to be inundated by such a
flood and communities may incur extendve damage. Development within this floodplain could
prove locdly disastrous and could enlarge the floodplain downstream as well.

In addition to flood hazards from storms, South County is aso subject to flood damage from dam
falure. Falure of San Antonio or Nacimiento could inundate much of the valey floor. Dam
failure would most probably be generated by seismic activity or dopeingability.

Potential | mpacts:
Waer in adequate quantity and qudity is the exception in most areas of South County.
Furthermore, much of the planning area is conddered to be in overdraft, which could be

worsened by projects being approved without adequate water resource consideration.
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Sgnificant flood hazards occur dong virtudly dl dream and river channds within the planning
aea. Those areas downdream from Nacimiento and San Antonio reservoirs are further subject
to inundation from dam failures.

Mitigation Measures:

15. Where appropriate, development shdl be designed to maintain groundwater recharge
capabilities. Runoff shdl be carried to recharge aress, when feasible.

16. New development shdl be phased s0 that the existing water supplies are not committed
beyond ther safe long-term yidds in aeas where long-term yield can be determined.
Development levels that generate a water demand which exceeds the safe yields of locd
aquifers shall only be alowed when additional satisfactory water supplies are secured.

17.  Deveopment within the 100-year floodplain or aress subject to inundation from dam
failure should be consstent with the Monterey County Foodplain Ordinance.

24  BIOLOGICAL RESOURCES

The planning aea contans four mgor plant communities  chgparrd, grasdand, foothill
woodland, and riparian. The balance of the areaisin agricultura and urban uses.

Beyond the particular vegddive types didinguishing each community are the habitas they
provide for wildlife. Each different species has a specific vegetation habitat upon which it relies
for food and shdter. Often human encroachment has limited the range and sze of these
communities, thereby threatening the existence of certain plants and animals.

Chaparrd communities are typically composed of a uniform covering of hardy, woody shrubs
which often form dense impenetrable thickets. Solid chaparrd is found on drier dopes a higher
elevations and sometimes on dopes with rocky or infertile soil.

Grasdand usudly occurs on soils having too little moisture to support larger types of vegetation.
It occurs on ridge tops and in dry, hot valeys. Grasdands species dso appear intermittently in
woodland and chaparrdl.

In this planning area, the foothill woodland community is found in more protected areas having

abundant moisture, deep soil, and good drainage. Such areas include lower dopes, canyons, and
sheltered valeys.

Riparian vegetation is found dong seasondly and permanently flowing freshwater streams and
aso in canyon bottoms and other drainage features where conditions are wet enough to support
it. There are often dense stands of trees and an understory of shrubs.

There is a direct redionship between South County's plant communities (and mixed plant
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communities) and the types of locd wildlife.

It should be noted that many of the species found in one plant community or mixed plant
community are dso found in other plant communities. For example, the deer population is at its
highes in mixed chepard but is found in moderate numbers in each of the other communities.
The mixed chapara is aso the most productive wildlife habitet for food and cover; thus, it
contains both predator and prey species. Solid chapara is extremely dense and contains the
fewest goecies  Ripaian wildife ae found dong continuous migration corridors, these
waterways where riparian vegetation is found produce dl of the needed essentids to sudain
wildlife-- water, food, and cover.

The rivers, streams, and reservoirs of South County support limited but diverse habitats for a
vaiety of freshwater game and nonrgame fishes As with teredrid wildlife, fish are extremdy
sendtive to habitat changes, even more so, perhaps, because of the added dimensions of the
aguatic environment and the intense utilization of water resources.

No comprehensive survey of South County has been undertaken to determine the species and
location of rare and endangered plants and animas. However, the area is known to be inhabited
by Bad Eagles, Blue Heons Least Bdl's Vireos and San Joaquin Kit Foxes as wdl as
containing several endemic, rare and endangered plant species.

Potential | mpacts:

Large tracts of agriculturd and grazing land have been created throughout the South County
Manning Area thereby patidly removing thelr native vegetation and wildlife habitat vdue. The
extent of this converson, the negative economic redity of further converson and the retention of
these usesin the Plan would indicate no adverse impacts will occur.

Smilaly, the overdl impact of other land use plan changes on vegetation and wildlife habitat
within the planning area should not be significant.

Mitigation Measures:

18. New development shal not be approved in areas which contain rare or endangered plant
or anima species or in other aeas where dgnificant areawide adverse impacts on
biological resources would occur.

25 NOISE

Within South County the mgor source of noise is from traffic on the highways Exiging noise

contours developed in 1980 indicate that noise exceeded 60 dBA on Highway 101 at the 198

junction, & the San Bernardo intersection, and a the San Luis Obispo County line. The noise

level wasin the 70 dBA range at these intersections.

Military activities a Fort Hunter Liggett can have sgnificant noise impacts. A sudy of noise
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impacts from vehicle movement is currently being undertaken by the U. S. Army. Prdiminary,
informd andyss indicaes that Sgnificant noise impacts occur during military exercises with
movement of vehicles over the tank trails. The firing and testing of wegpons on Fort Hunter
Liggett a Lockwood near Jolon Road can dso have significant noise impeacts.

Potential | mpacts:

Implementation of the proposed Area Plan would generdly dlow a low leve of new deve-
opment. Such development is not expected to be impacted by noise or generate significant new
noise.

Mitigation Measures:

19. In areas of noise sengtivity, one of the following dternatives should be implemented
when new development occurs. (1) shidd or insulate the area around the noise receiver;
or (2) locate the noise senditive use away from the noise source.

20. New reddentid developments in potentidly noise impacted areas and developments
which may generate dgnificant noise levd incresses in resdentid aess shdl require
noise sudies to determine whether the proposed land use is conggent with standards
established by the County of Monterey.

26 TRAFFICAND CIRCULATION

The planning areds ground transportation system is primaily a network of date highways and
county roads. Locatlions of dae highways indicate ther primary roles as intercity trave
corridors, with county roads connecting more remote areas with cities and highways.

South County contains two dtate highways. Highway 101 is a principd aterid and is the
primary north-south arterid within the County, entering the South County Planning Area south
of San Lucas. The four-lane, divided highway traverses the center of the planning area for 36
miles. It connects San Lucas, San Ardo, and Bradley, eventudly exiting into San Luis Obigpo
County at Camp Roberts. Highway 198, dso a principd arterid, follows the plaming areas
northern boundary, heading in an eagterly direction goproximately 26 miles from Highway 101 at
San Lucss to the Fresno County line. The County road system in South County west of Highway
101 ismore highly developed than the network east of the highway.

Traffic data, avaldble from 1968 through 1981, indicae that traffic volumes have remaned
gable on Highway 101 from the Highway 198 junction to the Camp Roberts overpass. In 1972,
the AADT for this gretch was 10,800 a the planning area entrance; in 1982 the volume was
10,500. At Camp Roberts, for the same period, the volume increased from 10,400 to 10,900
cars.

Most of South County's roads have LOS "C" or better and few driving condraints. The
exception if Jolon Road between Argyle and San Lucas Roads which has been given a LOS "D"
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rating. This means that the segment of road is reaching capacity and traffic flow is restricted; it
has not, however, reached criticd deficiency stage (LOS "F'). Overdl, traffic flow is good and
roads are adequate to serve present and future devel opment.

South County has no municipd bus service. Greyhound Bus Lines provides daly service to San
Lucas and San Ardo. There are no rail stops between Salinas and San Luis Obispo.

South County contains no ar carrier or genera aviation arports. There are two military arports
located a Fort Hunter Liggett and Camp Roberts. Eleven airdtrips are located on private land
throughout South County and are used for agricultural, industria, and private uses.

Fpeine trangportation is a little recognized but very important mode of commodity
trangportation. In South County the substances trangported are crude oil and natural gas. The
magor oil and naturad gas pipelines are those of Mobil Oil and PG.&E. Naud gas is supplied
by a mgor line to a point just south of San Ardo. Mohbil Oil owns and operates an oil pipdine
between San Ardo and Estero Bay in San Luis Obigpo.

Potential | mpacts:

Changing the dlowable dengty in the southeast portion of the Planning Area from one unit per
160 acres to one unit per 40 acres (map changes 2 and 3) potentialy could increase traffic in that
area to a dgnificant degree. However, apparent low demand for building sStes, the remoteness of
much of the area, and extremdy vaiable and uncertain avalability of water indicate that any
locd traffic increases will be minimd. The mog dgnificant crculation impact may result from
private roads needed to serve development which is not adjacent to County roads.

Mitigation Measures:

The lack of anticipated Sgnificant adverse impacts indicate that no mitigation messures are
required. Furthermore, the South County circulation and land use correlate and are consstent
with the Generd Plan.

27 CLIMATE AND AIR QUALITY

South County experiences different weather patterns than the coastd area of Monterey County.
Although the South County Planing Area experiences some coadd influence, its inland
location east of the Santa Lucia Range, and a the southern end of the Sdinas Vdley, limit the
drength of maritime influence.  Hot summers and mild but pronounced winters give the area
sharply defined seasons, winters are not severely cold or humid, however.

The planing aea benefits from generdly favorable ar qudity. This is due to the rurd
development pattern and geographic context. However, there are some ar pollution problems
affecting South County which are regiond in naure  Recent dudies indicate that locd ar
qudity is adversdy affected by polluted air being transported from the San Francisco Bay area
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and San Joaquin Vdley. This influx combines with County pollutants to make Monterey County
a"nontattainment” area with respect to ozone, as defined by nationa standards.

Potential | mpact:

Due to the low development potentid in South County, no ggnificant adverse impacts on ar
quality are anticipated.

Mitigation Measures:

The_Iack of anticipated dgnificant adverse impacts indicate that no mitigation measures are
rZG.gUIred|;>UBLICZ SERVICES AND UTILITIES

2.8.1 Sewage Disposal

Except for San Ardo, Lake San Antonio (County Parks) and military facilities, the planning area
isserved by individud septic systems.
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Potential | mpacts:

Since the exiging treatment plants are operating a 4%-17% of capacity and the combination of
an expected low intendty of deveopment and good soil conditions, no sSgnificant adverse
impacts are anticipated.

Mitigation Measures:

The lack of anticipated Sgnificant adverse impacts indicate that no mitigation measures are
required.

2.8.2 Water Service

The San Ardo Water Didtrict is the only County specid district which supplies water in South
County. It serves the town of San Ardo and has 152 connections. The remainder of the planning
area is saved by mutua water companies or individud wels A mutud waer company is
defined as any private corporaion or associaion organized for the purpose of ddivering water
only to its stockholders and members at cos.

Potential I mpacts:

The low intendgty of exising and expected development is in large measure due to the difficulty
of providing adequate, ussble water. Furthermore, the current overdrafting of certain aquifers
could be worsened by inadequately considered devel opment.

Mitigation Measures:

See mitigation measures from Policy Andyss (Section 1.5.2) of policy 26.1.11.1 and Map
Change Analysis (Section 1.5.3) of changes2 and 3.

283 Fire Protection

Much of the planning area has been rated as having moderate to extreme fire hazard. The
canyons, foothills, and mountainous dopes are covered with combinations of grasdand, oak
woodland, and chaparrad plant communities. Under the hot, dry, windy conditions of summer
and fdl, this vegeaion becomes highly combudible. In contrast, the Sdlinas, Lockwood,
Hames, Peachtree, and Cholame valey floors and the San Ardo, Bradley, and Parkfied
communities pose a negligible wildland fire hazard because of the dtered sate of the landscape -
- irrigated agriculture or urban development.

With the exception of the Cdlifornia Department of Forestry (CDF), the San Ardo Volunteer Fire
Department, and the Fort Hunter Liggett and Camp Roberts Fire Departments, South County has
no organized fire protection - not even volunteer fire protection. The Cdifornia Department of
Forestry has the jurisdiction to respond to wildland and structurd fires in areas without fire
sarvices. With CDF operating from King City, the response time is lengthy for much of South

93



County. Additiondly, many areas have poor road access or have roads which are inadequate for
carying fire-fighting equipment.

Potential | mpacts:

Development is generdly sparse in South County. Because of the low population densty,
overdl fire hazards for this area are low. CDFs mgor concerns, in summary, are the lack of any
organized fire protection sarvices, eadly ignitable grasdand, non-paved and narrow roads, and
Sructures built without sufficient regard to fire safety sandards.

Mitigation Measures.
21.  All new development shdl be sted and designed to minimize fire hazards.
22. Educationd and fire prevention programs should be carried out to minimize fire hazards.

23. Development in high and extreme fire hazard areas should be clusered and shal be
separated from wildland by fued bresks in order to concentrate development in fire
managesble aress.

24. Residentid development in the more remote, high and extreme fire hazard areas (eg. the
Bryson/Hesperia ared) should be discouraged due to inability to provide adequate fire
protection.

2.8.4 Police Protection

The Sheiff's Office of Monterey County is the primary provider of police services to the
unincorporated areas of the County, including al of South County. Services include response to
citizen requests, invedigations, making arests, presarving the peace, and preventing crimes by
regular uniformed patrol. The closest substation to South County is located in King City and one
full-time deputy is assigned to patrol San Ardo and alarge surrounding area.

The Cdifornia Highway Petrol (CHP) has jurisdiction and law enforcement powers on dl
County roads, freeways, and doate highways. The CHP is particularly concerned with
enforcement of the Cdifornia Vehicle Code.

Potential I mpacts:

Due to the low development potentid in South County, no sSgnificant increase in the need for
police servicesis anticipated.

Mitigation Measures:

The lack of anticipated sSgnificant adverse impacts indicate that no mitigation measures ae
required.
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2.8.5 Public Utilities

Electricd power and naturd gas service in South County is provided by the Pacific Gas and
Electric Company (P.G.&E.). FElectricd transmisson lines follow Highway 101 to a point
hafway between San Ardo and Bradley and dong Jolon Road. Three substations are located
aong these corridors.  Naturd gas pipelines are located dong Highway 101 to San Ardo. San
Ardo is the only South County community served by naturd gas the remaning communities
such as Jolon, Lockwood, Bradley, and Parkfield rdy on other energy sources which include
bottled butane and propane, e ectricity, wood, and solar.

There ae three tdevison daions and seventeen radio dations serving Monterey  County.
Reception of each dtation is determined by transmission power and location.

Teephone sarvice is provided throughout South County by Pecific Bdl and is generdly
adequate. Continenta Telephone Company, an independent company, adso serves South County.
Isolated residents can pay to have telephone lines extended to their homes.

Potential | mpacts:

Due to the low deveopment potentid in South County and the excess avalable capacity of
utilities, no future service impacts are anticipated.

Mitigation Measures:

The lack of anticipated Sgnificant adverse impacts indicate that no mitigation measures are
required.

2.8.6 Schools

South County contains dl or portions of the following dementary school didricts  San Lucas
Union, San Ardo Union, Bradley Union, San Antonio Union, Codinga Unified (split with Fresno
County), and Shandon Unified, San Migud Union, and Ranchita Union (which are shared with
San Luis Obispo County).

Regarding high school didricts most of South County is located in the King City Joint Union
School Didtrict, which extends north to Greenfidd. A portion of the planning area is located in
Fresno County's Codinga Unified and San Luis Obispo County's Shandon Unified and Paso
Robles Joint Union.

Resdents in South County are primaily in the Hartndl Community College Didrict. The
eagtern tip of the Planning Area lies in Fresno's West Hills Community College Didtrict and the
southeastern section liesin San Luis Obigpo's Cuesta Community College Didtrict.

Potential | mpacts:
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Although the South County area has limited devdopment potentid, the ability of the school
digricts sarving the area to accommodate the resulting enrollment increases varies and some
future service impacts are anticipated.

Mitigation Measures:

25. The present and projected need for additional school fecilities shdl be determined from
consultation with the local didtricts.

26. Those didricts which are or expect to be impacted by loca growth should explore Al
sources of possible funding.

27.  The County should implement Generd Plan policies in section 47 relating to educationa
fadilities

2.8.7 Solid Waste

There are three County, one military, and one private waste disposad Stes located in South
County. Thereare, in addition, transfer stations at San Ardo and Bradley.

The entire planning area lies within the service area of a private refuse collector, King City
Disposa Service. King City Disposa serves the Pine Canyon, Jolon, Lockwood, Bradley, San
Ardo, Nacimiento, and San Antonio communities.

Potential | mpacts:

Due to the low development potentiad in South County, no future adverse sarvice impects are
anticipated.

Mitigation Measures.

The lack of anticipated Sgnificant adverse impacts indicate that no mitigation messures are
required.
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2.8.8 Other Services
Other servicesinclude hedth, socid, library and recrestion.
Potential | mpacts:

Although these services tend to be actively used and access from more remote areas can be
inconvenient, the low development potentid of the Area Plan should not generate dgnificant

impacts.
Mitigation Measures.

The lack of anticipated Sgnificant adverse impacts indicate that no mitigation messures are
required.

2.8.9 Energy Conservation

Adoption of the Area Plan could result in a certain amount of new resdentid and commercid
opportunities which will consume energy. New devedopment will consume energy irregardiess
of location; however, some locations may be more conducive to energy conservation than others.

Potential | mpacts:

Increased consumption of fuel and dectricity will leed to depletion of fossl fuds and degra
dation of the environment.

Mitigation Measures:

28.  Enegy consarvation education programs could help minimize the energy consumption of
new development.

29. Optimum use of solar energy opportunities should be encouraged.
29 CULTURAL RESOURCES

Less than 5% of the tota land area of Monterey County has been surveyed for archaeologicdl
importance. However, nearly 1,100 Stes have recently been identified. Based on this research,
the County has edtablished criteria and guiddines for reviewing proposed development during
the initid environmental review. Additiond professonad studies may be required for any project
on aste where thereisahigh possibility of an archaeologicd site.

Using avaldble information and gpplying the various topogrgphic characterigics most often
associated with such gtes, the County has delineated archaeologicad senstivity zones.  Three
zones, low, moderate, and high, have been edtablished to indicate the pobability of the presence
of an archaeologicd dte. Regions of high archaeologicd senstivity in South County are located
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throughout Hunter Liggett, Lockwood, Jolon, the Sdinas Valey floor, Pakfidd, Peachtree
Vdley, Cholame Vdley, and the sde canyons extending northeestward from Highway 101. The
foothills eest and west of the Sdinas Vdley have a moderaie degree of archaeologica
sengtivity. A low degree of sengtivity is shown in only two arees dong Highway 101. The
magority of known archaeological stes are near the San Antonio and Nacimiento Rivers.  Also,
there are at least 135 known sites on Hunter Liggett.

Within the bounds of South County, there are Sx historic Stes lised on the Nationd Register of
Higoric Places. All located in the Jolon-Hunter Liggett area.  The San Antonio de Padua
Misson isaso listed on the Cdifornia Historic Landmark Register.

Potential | mpacts:

Since a mgority of development in South County will occur on stes which are not likdy to
contain Sgnificant cultura resources, no sgnificant impacts are anticipated.

Mitigation Measures:

30. In order to determine the exisence of and provide protection for sgnificant culturd
resources, Generd Plan policies in sections 12 and 52 (Archaeologicad and Hidtorica
Resources) should be implemented.

30 ENVIRONMENTAL EVALUATION
31 CUMULATIVE IMPACTS

Land use changes resulting from the South County Area Plan amendment of the Monterey
County Generd Plan are not expected to result in ggnificant (subgantid) cumulative adverse
environmenta impacts beyond those addressed by the certified Generd Plan EIR (EIR 82-004).
Surrounding planning areas and counties are not expected to experience any significant impacts.

The vag mgority of land within the South County Planning Area will remain in agriculturd
desgnation and use  The cumuldive impact on important agriculturd land resulting from

adoption of the Area Plan should be indgnificant. Section 3.2 of this EIR lists and addresses the
policy and map changes.

Other cumulative environmentd impacts anticipated to result from adoption of the Area Plan
relate to geology, soils wildlife, energy conservation, esthetics, water qudity/sewage, trans-
portation, public services, cultural resources and housing.

All potentid impacts are fdt to be subject to mitigation as indicated in the analys's section.

3.2 UNAVOIDABLE ADVERSE IMPACTS
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Implementation of the South County Area Plan will result in numerous adverse impacts, al of
which can be mitigated to acceptable levels through implementation of the proposed mitigation
measures. A comprehensve lig of impacts and proposed mitigation measures, as identified
throughout this EIR, isfound in the summary section.

33 SHORT-TERM USESVERSUSLONG-TERM PRODUCTIVITY

Short-term adverse impacts of implementing the South County Area Plan would be related to the
condruction of new dwelings, busnesses and indudrid development. Congruction impacts can
incdlude the following: diguption of soils and potentid soil erosion; disruption of stormwater
dranage disolacement of vegetation and disuption of wildlife; potentid discovery of
archaeological resources, adverse esthetic effects from ground excavation and congruction; and
the use of energy for condruction purposes. Short-term benefits may be experienced by loca
commercid establishments due to the consumer demands of congtruction personnel.

Potentid long-term adverse impacts include  subjecting new development to earthquake
damage; an increase in sawage effluent with possble effects on groundwater, additiona traffic,
and increased energy consumption.

Long-term benefits in implementing the Area Plan include economic deveopment and diver-
gfication, and new employment and housing opportunities.

The changes resulting from implementation of the Area Plan may be viewed as podtive in terms
of development and economic diversfication, or as adverse impacts on a rurad environment.
With implementation of the mitigation measures, the long-range benefits of the Area Plan should
outweigh the short-term impacts as well as reduce to an acceptable leve any long-term adverse

impacts.

99



34  PROJECT ALTERNATIVES
3.4.1 NoProject

The no project dternative implies that the South County Area Plan would not be adopted and,
therefore, the exiging policies and land use designations of the Monterey County Generd Plan
would continue to apply. Any dgnificant impacts resulting from this dternative have been
addressed by the certified Generd Plan EIR (EIR 82-004).

3.4.2 Alternative Plans

An infinite range of less to more intensve land use plans ae possble for the South County
Panning Area. In generd, any less intensve plan could reduce many potentid adverse impacts
(i.e traffic, visud, water supply) but could dso reduce the availability of lower cost housng and
economic growth. Similarly, a more intensve plan could have the oppodte effects. Due to the
indefinite nature of what dternative plan might be conddered, the possble impacts are too
speculative to quantify and, therefore, need not be pursued.

35 GROWTH-INDUCING IMPACTS

It is expected that norma development and redevelopment of land will occur consstent with the
Area Plan, and that there is adequate land alocated within the currently proposed Plan to meet
development needs. No significant negative growth-inducing impacts are anticipated.
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APPENDIX A

GLOSSARY

ACTIVE FAULT: A fault dong which there has been displacement during the last 11,000 years.

AGRICULTURAL LAND USES: Those uses of an agricultural nature which occur on farmliands
designated as prime, of statewide importance, unique, or of local importance. Agriculturd land uses
aso incude grazing and any other uses which occur on properties designated as "agriculturd” on the
Generd Plan and/or area plan land use map(s).

AMBAG: Asxociation of Monterey Bay Area Governments--a voluntary association of loca
governments organized under the Cdifornia Joint Powers Authority for the purpose of providing
regiond planning servicesin the aress of the economy, transportation, land use, housing, air qudity, and
water quality.

AMBIENT AIR QUALITY: Existing ar quality for an air basin or sub-basin.

AVERAGE DAILY TRAFFIC (ADT): The average number of vehiclestraveling (in both
directions) on a particular section of road during a 24-hour period.

BROADLEAF EVERGREEN: A plant community encompassing the evergreen oak woodlands
and forests whose representative species include madrone, tan oak, live oak, blue oak, and valey oak.

CEQA: Cdifornia Environmental Qudity Act of 1970--a public law requiring al public agencies (state
and loca) to prepare and certify an environmenta impact report on any project they propose to carry
out which may have a ggnificant effect on the environment.

CHAPARRAL: An evergreen plant community of drought-adapted shrubs usudly found on dry
dopes and ridges.

COLLECTOR ROAD: A road for traffic moving between arterid and locd roads, generdly
providing access to adjoining land.

COUNTY SCENIC ROUTE: A ssgment of roadway thet has been officidly designated by the

Director of Cdifornia Department of Trangportation.
DAILY VEHICLE MILES OF TRAVEL (VMT): The average number of milestraveled daily
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