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SECTION 1.

PROJECT INFORMATION

1.1

Project Title: SR-15-12; ZA-15-09; DA-15-08: Dunne – EAH (Belle Allori)

1.2.

Lead Agency Contact:

Jim Rowe
Staff Planner
Community Development Department
City of Morgan Hill
17575 Peak Avenue
Morgan Hill, CA 95037
1.3 Project Location:
The project site is located at 40 East Dunne Avenue in the City of Morgan Hill, CA.
1.4.

Owner/Applicant:

EAH, Inc.
2196 E. Francisco Blvd, Suite B
San Rafael, CA 94901
Contact: Dave Egan
1.5.

Existing General Plan Designation: Mixed Use (8 to 18 dwelling units per acre)

1.6.

Existing Zoning Designation: Central Commercial/Residential District (CC-R)

SECTION 2.
2.1

PROJECT DESCRIPTION

Site Description and Setting:

The project site is located at 40 East Dunne Avenue in the City of Morgan Hill on a 0.584-acre
site identified as Assessor’s Parcel Number (APN) 817-01-031. Figure 1 represents the regional
project location and Figure 2 shows the project vicinity. As shown in Figure 2, the project site is
located south of East Dunne Avenue and east of Monterey Road.
The site currently contains two buildings. One building is a single-story, 4,154-square-foot
structure that was formerly a Parish Hall for the St. Catherine Church and has been unoccupied
for approximately 10 years. The second building is a small accessory garage structure at the rear
of the property.

Initial Study
SR-15-12; ZA-15-09; DA-15-08: Dunne – EAH (Belle Allori)

Page 1 of 78

Figure 1
Regional Project Location
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Figure 2
Project Vicinity Map
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2.2

Project Components:

The Belle Allori Project (proposed project) would include the construction of a three-story, 14unit, multi-family, affordable apartment complex, a private community space, and approximately
1,200 square feet of commercial space (see Figure 3 for the Site Development Plan). The private
community space would include a family-oriented courtyard, outdoor garden areas, a clubhouse,
bike storage, offices, and a culinary center. The residential units would be below market rate
apartments and would include two- and three-bedroom units. The units would be prepped for
individual washer and dryer hookups. Each unit would front and have a private patio entry or
deck entrance off of the secured, centralized courtyard. Stairs and an open-exterior
walkway/bridge would be provided for access to the upper-level units.
The ground floor would include the approximately 1,200-square-foot commercial space, which
would front East Dunne Avenue. The space would be leased to commercial and/or serviceoriented community businesses. Two units would be located adjacent to the commercial space,
fronting the courtyard. Three units would be located opposite and also fronting the courtyard. On
the eastern portion of the site would be an entry driveway from East Dunne Avenue and
approximately 27 surface parking spaces. A fire truck staging area and gated access point would
be provided on the western portion of the site. Figure 4 shows the ground-floor plan. As shown
in Figure 5 and Figure 6, nine units would be located on the second level, five of which would be
two-story units. As can be seen in Figure 7, the proposed project would include rooftop solar
photovoltaic (PV) electric generation. In addition, the project would include on-site solarassisted hot water.
Staffing for the proposed project would include an on-site property manager (half time),
maintenance staff (full time), janitorial staff (half time), and a resource coordinator (quarter
time), for a total of four staff members. The staff times may increase as project demands dictate.
According to the preliminary grading plan, construction of the project would require the
following site earthwork: 290 cubic yards of cut and 164 cubic yards of fill, for a net amount of
126 cubic yards, which would be hauled off-site.
The proposed project would meet the majority of current CC-R zoning requirements; however,
the project would involve the following deviations from the CC-R development standards:





Residential front yard setback would be 16.7 feet, rather than the required 25 feet (applies
to the second floor units; first floor would be commercial);
Residential rear yard setback would be 17 feet, rather than the required 20 feet (applies to
the first floor units; second floor unit setbacks would be 24 feet or more);
Carport rear yard setback would be five feet, rather than the required 20 feet; and
Project would provide 27 parking spaces, rather than the required 38 spaces.

In order to deviate from the CC-R development standards, the applicant is requesting a Planned
Development Overlay for the project site.
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Figure 3
Site Development Plan
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Figure 4
Level One Plan
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Figure 5
Level Two Plan
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Figure 6
Level Three Plan
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Figure 7
Roof Plan
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The project requires approval of the following entitlements:




Zoning Ordinance Amendment for Planned Development Overlay;
Development Agreement; and
Site Plan Review.

Subsequent to the approval of the above entitlements, the applicant will be required to obtain a
Design Review Permit for approval of a site plan, building elevations, and landscape plans.
2.3

Surrounding Land Uses:

Surrounding land uses include the following:
North West East South -

Morgan Hill Community and Cultural Center
Commercial
Single-family residential
Commercial and single-family residential

SECTION 3.

SOURCES

The following documents are referenced information sources used for the analysis within this
Initial Study / Mitigated Negative Declaration (IS/MND):
1. Association of Bay Area Governments. Dam Failure Inundation Hazard Map for
Morgan Hill. 1995. Available at: http://www.mhcert.com/prepare/dam_failure.shtml.
Accessed November 2015.
2. Bay Area Air Quality Management District. Air Quality Plans. Last Updated January 29,
2014. Available at: http://www.baaqmd.gov/Divisions/Planning-andResearch/Plans.aspx. Accessed November 2015.
3. Bay Area Air Quality Management District. Air Quality Standards and Attainment
Status. Last Updated October 31, 2015. Available at: http://www.baaqmd.gov/researchand-data/air-quality-standards-and-attainment-status. Accessed November 2015.
4. Bay Area Air Quality Management District. California Environmental Quality Act Air
Quality Guidelines. May 2011.
5. Bay Area Air Quality Management District. Interactive Data Maps. June 2015. Available
at: http://www.baaqmd.gov/research-and-data/interactive-data-maps. Accessed
November 2015.
6. California Air Resources Board. Air Quality and Land Use Handbook: A Community
Health Perspective. April 2005.
7. California Department of Conservation, Division of Land Resource Protection. Santa
Clara County Important Farmland 2012. August 2014.
8. California Department of Fish and Wildlife. BIOS 5. Accessed November 2015.
9. California Department of Fish and Wildlife. RareFind 5. Accessed November 2015.
10. California Department of Resources Recycling and Recovery (CalRecycle). Facility
Information Toolbox (FacIT), Facility Operations: Johnson Canyon Sanitary Landfill.
Available at:
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http://www.calrecycle.ca.gov/FacIT/Facility/Operations.aspx?FacilityID=18565.
Accessed November 2015.
11. California Department of Transportation. California Scenic Highway Mapping System,
Santa Clara County. Available at:
http://www.dot.ca.gov/hq/LandArch/16_livability/scenic_highways/index.htm. Accessed
November 2015.
12. CIRCA: Historic Property Development. Historic Context Statement for the City of
Morgan Hill. October 2006.
13. City of Morgan Hill. 2010 Urban Water Management Plan. 2010.
14. City of Morgan Hill. City of Morgan Hill Wildland Urban Interface Map. March 18,
2009.
15. City of Morgan Hill. Housing Element. Adopted February 18, 2015.
16. City of Morgan Hill. Morgan Hill General Plan. Updated through February 2010.
17. City of Morgan Hill. Revised Regional Storm Water Management Plan. February 22,
2010.
18. Carollo Engineers, Inc. City of Morgan Hill Sewer System Master Plan. January 2002.
19. EAH, Inc. Phase I Environmental Site Assessment Report. April 2014.
20. Edward L. Pack Associates, Inc. Noise Assessment Study for the Planned “Belle Allori”
Multi-Family Development, East Dunne Avenue, Morgan Hill. November 9, 2015.
21. ENVIRON International Corporation and the California Air Districts. California
Emissions Estimator Model User’s Guide Version 2013.2. July 2013.
22. Institute of Transportation Engineers. Trip Generation Manual, 9th Edition. 2012.
23. MH Engineering Co. Flood Study for “Alori” Dunne Avenue, “Noci” Ciolino Avenenue.
October 21, 2015.
24. Pacific Geotechnical Engineering. Geotechnical Investigation, Morgan Hill Affordable
Housing 40 East Dunne Avenue, Morgan Hill, California. June 4, 2014.
25. PIERS Environmental Services, Inc. Phase I Environmental Site Assessment Report for:
40 E. Dunne Avenue, Morgan Hill, California. April 2014.
26. Salinas Valley Solid Waste Authority. Annual Report 2014-15. 2015. Available at:
http://svswa.org/wp-content/uploads/2014-2015-Annual-Report-Final4.pdf. Accessed
November 2015.
27. Santa Clara Valley Habitat Agency. Final Santa Clara Valley Habitat Plan. August
2012.
28. Santa Clara Valley Habitat Agency. Geobrowser [Property Report for subject property].
Available at: http://www.hcpmaps.com/habitat/. Accessed November 2015.
29. South County Regional Wastewater Authority. Biennial Budget Transmittal – FY 14 &
FY 15. April 3, 2013.
30. Walter B. Windus, Aviation Consultant. Comprehensive Land Use Plan, South County
Airport. 2008.
SECTION 4.

EVALUATION OF ENVIRONMENTAL IMPACTS

This IS/MND identifies and analyzes the potential environmental impacts of the proposed
project. The information and analysis presented in this document is organized in accordance with
the order of Appendix G of the California Environmental Quality Act (CEQA) Guidelines. If the
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analysis provided in this document identifies potentially significant environmental effects of the
project, mitigation measures that should be applied to the project are prescribed.
The City of Morgan Hill adopted their current General Plan in 2001, which has undergone
updates through February 2010. The current General Plan Final Master Environmental Impact
Report (EIR), a program EIR prepared pursuant to Section 15168 of the CEQA Guidelines (Title
14, California Code of Regulations, Sections 15000 et seq.), was prepared in July 2001. It should
be noted that the City is in the process of updating their General Plan; however, the updated
General Plan is not yet adopted and an EIR has not been certified. Therefore, the current General
Plan and EIR have been utilized for this analysis to the extent practicable.
The mitigation measures prescribed for environmental effects identified in this IS/MND will be
implemented in conjunction with the project, as required by CEQA. The mitigation measures
will be incorporated into the project through project conditions of approval. The City will adopt
findings and a Mitigation Monitoring and Reporting Program for the project in conjunction with
approval of the project.
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:
The environmental factors checked below would be potentially affected by this project,
involving at least one impact that is “Less Than Significant with Mitigation Incorporated” as
indicated by the checklist on the following pages.


Aesthetics






Biological Resources
Greenhouse Gas Emissions








Land Use and Planning
Population and Housing
Transportation/Circulation





Agriculture and Forest
Resources
Cultural Resources
Hazards and Hazardous
Materials
Mineral Resources
Public Services
Utilities and Service
Systems
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Air Quality




Geology and Soils
Hydrology and Water Quality





Noise
Recreation
Mandatory Findings of
Significance
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ENVIRONMENTAL CHECKLIST
The following Checklist contains the environmental checklist form presented in Appendix G of
the CEQA Guidelines. The checklist form is used to describe the impacts of the proposed
project. A discussion follows each environmental issue identified in the checklist. Included in
each discussion are project-specific mitigation measures recommended, as appropriate, as part of
the proposed project.
For this checklist, the following designations are used:
Potentially Significant Impact: An impact that could be significant, and for which no
mitigation has been identified. If any potentially significant impacts are identified, an EIR must
be prepared.
Less Than Significant with Mitigation Incorporated: An impact that requires mitigation to
reduce the impact to a less-than-significant level.
Less-Than-Significant Impact: Any impact that would not be considered significant under
CEQA relative to existing standards.
No Impact: The project would not have any impact.
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I. AESTHETICS.
Would the project:
a.

Have a substantial adverse effect on a scenic
vista?
b. Substantially damage scenic resources,
including, but not limited to, trees, rock
outcroppings, and historic buildings within a
State scenic highway?
c. Substantially degrade the existing visual
character or quality of the site and its
surroundings?
d. Create a new source of substantial light or
glare which would adversely affect day or
nighttime views in the area?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

Less-ThanSignificant
Impact

No
Impact

































a.

According to the Morgan Hill General Plan, the hillsides that surround the City to the
east and west are considered scenic. The project site is not located on a hillside or in the
vicinity of a hillside. The project site is located in an urbanized area and is surrounded by
existing development. The project site is currently developed with a former church
building and accessory garage structure. Substantial views of the distant hills to the east
and west of the City are not offered from the project site or surrounding area. Due to the
developed nature of the site and immediate surroundings, as well as the distance to the
scenic hillsides, implementation of the proposed project would not have any substantial
adverse effect on a scenic vista. Therefore, no impact to a scenic vista would occur.

b.

Scenic gateways to the City include Pacheco Pass, Hecker Pass, US 101 south of Gilroy,
and the Coyote greenbelt area north of Morgan Hill. According to the California
Department of Transportation (Caltrans) map of Santa Clara County prepared for the
Scenic Highway Mapping System, officially designated State or County scenic highways
do not occur in the project vicinity. Because the proposed project is not located in the
vicinity of any scenic gateways identified by the City or any officially designated State
scenic highway, the proposed project would not damage any scenic resources within a
State scenic highway. Therefore, no impact related to damaging scenic resources within a
State scenic highway would occur.

c.

The project site is located in an urbanized area and is surrounded by existing
development. The project site is currently developed with a former church building and
accessory garage structure. Accordingly, the existing visual character and quality of the
site and its surrounding would consist of urban development. The project would include
demolition of the existing vacant on-site building and construction of a new mixed-use
development that would include affordable housing and commercial uses. Due to the
currently developed nature of the project site and surrounding area, development of the
proposed uses would not be considered a substantial change from the existing visual
character or quality of the site and surroundings. In addition, the proposed project would
comply with the CC-R zoning requirements, with the exception of the minor deviations
for setbacks and parking spaces described in Section 2.2, Project Components, of this
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IS/MND. The applicant is requesting a Planned Development Overlay for the project site
in order to allow for the minor deviations. Compliance with the CC-R zoning standards
and review of the minor deviations would be verified during the Design Review for the
project as required by Municipal Code Section 18.74.030. Compliance with the City’s
design standards would ensure that the proposed project is compatible with the
surrounding community and is carefully planned and implemented so as to ensure that
substantial degradation of the existing visual character or quality of the site and its
surroundings would not occur. Therefore, a less-than-significant impact would occur.
d.

The project site is located in an urbanized area and is surrounded by existing
development. The project site is currently developed with a former church building and
accessory garage structure. Accordingly, sources of light and glare already occur at the
project site and in the surrounding area. Development of the proposed project would
incrementally increase the amount of light and glare currently associated with the site due
to the introduction of residential units and commercial uses, which would involve indoor
and outdoor lighting, parking areas that would require lighting, an increase in windows,
and an increase in the number of vehicles traveling to and from the site. However, the
lighting and glare that would be associated with the proposed project would be consistent
with that of the surrounding development, which includes commercial and residential
development. In addition, new sources of lighting would be required to comply with the
standards set forth in Section F of the City’s Architectural Review Handbook, which
includes such requirements as cut-off lenses to direct light downward. Compliance with
such would help to ensure that the light and glare created by the proposed project would
be consistent with the levels of light and glare currently emitted in the surrounding
developed environment. Overall, implementation of the project would result in a lessthan-significant impact with respect to creating a new source of substantial light or glare
which would adversely affect day or nighttime views in the area.
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II. AGRICULTURE AND FOREST RESOURCES.
Would the project:
a.

b.
c.

d.
e.

a-e.

Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the
Farmland Mapping Program of the California
Resources Agency, to non-agricultural use?
Conflict with existing zoning for agricultural use, or
a Williamson Act contract?
Conflict with existing zoning for, or cause rezoning
of, forest land (as defined in Public Resources Code
section 12220(g)), timberland (as defined by Public
Resources Code section 4526), or timberland zoned
Timberland Production (as defined by Government
Code section 51104(g))?
Result in the loss of forest land or conversion of
forest land to non-forest use?
Involve other changes in the existing environment
which, due to their location or nature, could
individually or cumulatively result in loss of
Farmland to non-agricultural use?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

Less-ThanSignificant
Impact

No
Impact









































The proposed project site is currently developed and is surrounded by other existing
development. Agricultural land uses, forest land, or timberland are not located on the site
or in the vicinity of the site. Accordingly, the project site is not currently used for
agriculture and is not considered Farmland, forest land, or timberland. The project site is
identified on the Santa Clara County Important Farmland 2012 map as Urban and BuiltUp Land. The project site is zoned CC-R; thus, the site is not zoned for agricultural use,
is not under a Williamson Act contract, and is not zoned for forest land or timberland.
Therefore, the proposed project would not result in the conversion or loss of Farmland,
forest land, or timberland, and would not conflict with existing zoning for such.
Therefore, the proposed project would result in no impact related to agriculture and forest
resources.
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III. AIR QUALITY.
Would the project:
a.

Conflict with or obstruct implementation of the
applicable air quality plan?
b. Violate any air quality standard or contribute
substantially to an existing or projected air quality
violation?
c. Result in a cumulatively considerable net increase
of any criteria pollutant for which the project region
is non-attainment under an applicable federal or
state ambient air quality standard (including
releasing emissions which exceed quantitative
thresholds for ozone precursors)?
d. Expose sensitive receptors to substantial pollutant
concentrations?
e. Create objectionable odors affecting a substantial
number of people?
a-c.

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

LessThanSignificant
Impact

No
Impact









































The City of Morgan Hill is within the jurisdiction of the Bay Area Air Quality
Management District (BAAQMD), which regulates air quality in the San Francisco Bay
Area, and located in the San Francisco Bay Area Air Basin (SFBAAB). The SFBAAB
area is currently designated as a nonattainment area for the State and federal ozone, State
and federal particulate matter 2.5 microns in diameter (PM2.5), and State particulate
matter 10 microns in diameter (PM10) standards. The SFBAAB is designated attainment
or unclassified for all other ambient air quality standards (AAQS). It should be noted that
on January 9, 2013, the U.S. Environmental Protection Agency (USEPA) issued a final
rule to determine that the Bay Area has attained the 24-hour PM2.5 federal AAQS.
Nonetheless, the Bay Area must continue to be designated as nonattainment for the
federal PM2.5 AAQS until such time as the BAAQMD submits a redesignation request
and a maintenance plan to the USEPA, and the USEPA approves the proposed
redesignation.
In compliance with regulations, the BAAQMD periodically prepares and updates air
quality plans that provide emission reduction strategies to achieve attainment of the
AAQS, including control strategies to reduce air pollutant emissions via regulations,
incentive programs, public education, and partnerships with other agencies. The current
air quality plans are prepared in cooperation with the Metropolitan Transportation
Commission (MTC) and the Association of Bay Area Governments (ABAG). The most
recent federal ozone plan is the 2001 Ozone Attainment Plan, which was adopted on
October 24, 2001 and approved by the California Air Resources Board (CARB) on
November 1, 2001. The plan was submitted to the USEPA on November 30, 2001 for
review and approval. The most recent State ozone plan is the 2010 Clean Air Plan (CAP),
adopted on September 15, 2010. The 2010 CAP was developed as a multi-pollutant plan
that provides an integrated control strategy to reduce ozone, PM, toxic air contaminants
(TACs), and greenhouse gases (GHGs). Although the a plan for achieving the State PM10
standard is not required, the BAAQMD has prioritized measures to reduce PM in
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developing the control strategy for the 2010 CAP. The control strategy serves as the
backbone of the BAAQMD’s current PM control program.
The aforementioned air quality plans contain mobile source controls, stationary source
controls, and transportation control measures (TCMs) to be implemented in the region to
attain the State and federal standards within the SFBAAB. The plans are based on
population and employment projections provided by local governments, usually
developed as part of the General Plan update process.
In order to evaluate ozone and other criteria air pollutant emissions and support
attainment goals for those pollutants designated as nonattainment in the area, the
BAAQMD has established significance thresholds associated with development projects
for emissions of the ozone precursors reactive organic gases (ROG) and oxides of
nitrogen (NOx), as well as for PM10, and PM2.5. The BAAQMD’s significance thresholds,
expressed in pounds per day (lbs/day) for project-level and tons per year (tons/yr) for
cumulative, listed in Table 1, are recommended for use in the evaluation of air quality
impacts associated with proposed development projects.1
Table 1
BAAQMD Thresholds of Significance
Pollutant
ROG
NOx
PM10
PM2.5

Construction
(lbs/day)
54
54
82
54

Operational
(lbs/day)
54
54
82
54

Cumulative
(tons/year)
10
10
15
10

Source: BAAQMD, CEQA Guidelines, May 2010.

In addition, the BAAQMD identifies screening criteria for development projects, which
provide a conservative indication of whether a development could result in potentially
significant air quality impacts. If all of the screening criteria are met by a project, a
1

It should be noted that the BAAQMD resolutions adopting and revising the 2011 significance thresholds were set
aside by the Alameda County Superior Court on March 5, 2012. The Alameda Superior Court did not determine
whether the thresholds were valid on the merits, but found that the adoption of the thresholds was a project under
CEQA, necessitating environmental review. The BAAQMD appealed the Alameda County Superior Court’s
decision. The Court of Appeal of the State of California, First Appellate District, reversed the trial court's decision.
The Court of Appeal's decision was appealed to the California Supreme Court, which granted limited review, and
the matter is currently pending there. The California Supreme Court has indicated that it will address the question
whether CEQA review is confined to an analysis of a proposed project’s impacts on the existing environment, or
does it also require analysis of the existing environment’s impacts on the proposed project. The California Supreme
Court has not indicated that it will review the underlying question whether adoption of the thresholds is a project
under CEQA, and no court has indicated that the thresholds lack evidentiary support. In May of 2012, BAAQMD
updated its CEQA Air Quality Guidelines to continue to provide direction on recommended analysis methodologies,
but without recommended quantitative significance thresholds. The May 2012 BAAQMD CEQA Air Quality
Guidelines state that Lead agencies may reference the Air District’s 1999 Thresholds of Significance available on
the Air District’s website. Lead agencies may also reference the Air District’s CEQA Thresholds Options and
Justification Report developed by staff in 2009. The CEQA Thresholds Options and Justification Report, available
on the District’s website, outlines substantial evidence supporting a variety of thresholds of significance. The air
quality and GHG analysis in this IS/MND uses the previously-adopted 2011 thresholds of the BAAQMD to
determine the potential impacts of the project, as the thresholds are supported by substantial evidence.
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detailed air quality assessment of that project’s air pollutant emissions would not be
required.
The operational screening criteria for a mid-rise apartment development (i.e., apartments
in rental buildings that have between three and 10 levels) is if the development is less
than or equal to 494 dwelling units. Accordingly, if a mid-rise apartment development is
less than or equal to the screening size for operational criteria pollutants, the development
would not be expected to result in potentially significant air quality impacts associated
with operations, and a detailed operational air quality assessment would not be required.
The proposed project would involve the construction of 14 units, which is well below the
BAAQMD operational screening criteria for a mid-rise apartment development. The
proposed project would also involve 1,200 square feet of commercial uses. An
operational screening criterion for a general commercial development is not available.
Because the proposed commercial space is intended to be leased, the specific use is not
known at this time. Using the most conservative BAAQMD operational screening level
available for a commercial use, which would be five (5) thousand square feet (ksf) (for a
24-hour convenience market), the project would still be far below the operational
screening level. Because the proposed project would be well below the applicable
BAAQMD screening criteria for operational criteria air pollutant emissions, the project
would not result in a significant air quality impact during operations, and a detailed
operational air quality assessment is not required.
For construction-related impacts, BAAQMD provides screening criteria that provide a
conservative indication of whether a development could result in the generation of
construction-related criteria air pollutants that exceed the thresholds of significance
shown in Table 1. The BAAQMD construction screening criteria include whether a
development would be below the applicable screening level size, would implement the
BAAQMD Basic Construction Mitigation Measures, and would not involve any atypical
construction activities such as demolition, overlapping of more than one construction
phase, simultaneous construction of more than one land use type on the same site,
extensive site preparation, and extensive material transport. The proposed project must
meet all of the aforementioned screening criteria in order to be considered to not result in
a significant air quality impact during construction; otherwise, a detailed construction air
quality assessment would be required.
The construction-related screening level size for a mid-rise apartment development is if
the development is less than or equal to 240 dwelling units. The project’s proposed 14
units would be well below the screening level size. Using the most conservative
BAAQMD screening level available for a commercial use, which would be 277 ksf (for a
24-hour convenience market), the project’s proposed 1.2 ksf would still be far below the
construction screening level.
All projects under the jurisdiction of the BAAQMD are required to implement all of the
BAAQMD’s Basic Construction Mitigation Measures, which include the following:
1. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas,
and unpaved access roads) shall be watered two times per day.
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2. All haul trucks transporting soil, sand, or other loose material off-site shall be
covered.
3. All visible mud or dirt track-out onto adjacent public roads shall be removed
using wet power vacuum street sweepers at least once per day. The use of dry
power sweeping is prohibited.
4. All vehicle speeds on unpaved roads shall be limited to 15 mph.
5. All roadways, driveways, and sidewalks to be paved shall be completed as soon
as possible. Building pads shall be laid as soon as possible after grading unless
seeding or soil binders are used.
6. Idling times shall be minimized either by shutting equipment off when not in use
or reducing the maximum idling time to 5 minutes (as required by the California
airborne toxics control measure Title 13, Section 2485 of California Code of
Regulations [CCR]). Clear signage shall be provided for construction workers at
all access points.
7. All construction equipment shall be maintained and properly tuned in accordance
with manufacturer‘s specifications. All equipment shall be checked by a certified
visible emissions evaluator.
8. Post a publicly visible sign with the telephone number and person to contact at the
lead agency regarding dust complaints. This person shall respond and take
corrective action within 48 hours. The Air District‘s phone number shall also be
visible to ensure compliance with applicable regulations.
Although the proposed project would be below the screening level size and would
implement the BAAQMD’s Basic Construction Mitigation Measures, the proposed
project would involve atypical construction activities, including demolition and
simultaneous construction of more than one land use type on the same site. Therefore, the
proposed project would not meet all of the screening criteria and a detailed construction
air quality assessment is required.
The proposed project’s construction emissions were quantified using the California
Emissions Estimator Model (CalEEMod) software version 2013.2.2 - a statewide model
designed to provide a uniform platform for government agencies, land use planners, and
environmental professionals to quantify air quality emissions, including GHG emissions,
from land use projects. The model applies inherent default values for various land uses,
including construction data, trip generation rates based on the Institute of Transportation
Engineers (ITE) Manual, vehicle mix, trip length, average speed, etc. However, where
project-specific information is available, such information should be applied in the
model. Project haul truck trips were accounted for in the construction modeling. Other
project-specific construction data (e.g., construction phases and/or timing) is not
available at this time. As such, the default construction phases and durations within
CalEEMod were used. The modeling assumed that construction would commence in June
2016 and the project would be fully operational by 2017.
According to the CalEEMod results, the proposed project would result in construction
criteria air pollutant emissions as shown in Table 2. As shown in the table, the proposed
project’s construction emissions would be well below the applicable thresholds of
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significance. Therefore, the proposed project would not result in a significant air quality
impact during construction.
Table 2
Unmitigated Construction Emissions (lbs/day)
Pollutant
ROG
NOx
PM10
PM2.5

Project Construction
Emissions
3.92
16.35
2.14
1.31

Thresholds of
Significance
54
54
82
54

Exceeds
Threshold?
NO
NO
NO
NO

Source: CalEEMod, November 2015.

As stated previously, the applicable regional air quality plans include the 2001 Ozone
Attainment Plan and the 2010 CAP. According to BAAQMD, if a project would not
result in significant and unavoidable air quality impacts, after the application of all
feasible mitigation, the project may be considered consistent with the air quality plans.
Because the proposed project would be expected to be below the result in operational
emissions below the applicable thresholds of significance based on the BAAQMD
screening criteria, and construction emissions would be below the applicable thresholds
of significance, the project would not be considered to conflict with or obstruct
implementation of regional air quality plans.
Because the proposed project would not conflict with or obstruct implementation of the
applicable air quality plans, violate any air quality standards or contribute substantially to
an existing or projected air quality violation, or result in a cumulatively considerable net
increase in any criteria air pollutant, impacts would be considered less than significant.
d.

The major pollutant concentrations of concern are localized CO emissions and TAC
emissions, which are addressed in further detail below.
Localized CO Emissions
Localized concentrations of CO are related to the levels of traffic and congestion along
streets and at intersections. High levels of localized CO concentrations are only expected
where background levels are high, and traffic volumes and congestion levels are high.
Emissions of carbon monoxide (CO) are of potential concern, as the pollutant is a toxic
gas that results from the incomplete combustion of carbon-containing fuels such as
gasoline or wood. CO emissions are particularly related to traffic levels.
In order to provide a conservative indication of whether a project would result in
localized CO emissions that would exceed the applicable threshold of significance, the
BAAQMD has established screening criteria for localized CO emissions. According to
BAAQMD, a proposed project would result in a less-than-significant impact related to
localized CO emission concentrations if the following screening criteria are met:
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The project is consistent with an applicable congestion management program
established by the county congestion management agency for designated roads or
highways, regional transportation plan, and local congestion management agency
plans;
The project traffic would not increase traffic volumes at affected intersections to
more than 44,000 vehicles per hour; and
The project traffic would not increase traffic volumes at affected intersections to
more than 24,000 vehicles per hour where vertical and/or horizontal mixing is
substantially limited (e.g., tunnel, parking garage, underpass, etc.).

The proposed project includes the development of 14 multi-family residential units and a
1,200-square-foot commercial space, which is consistent with the existing land use and
zoning designations for the site; thus, the project would be consistent with any
established congestion management program, because such programs are based on land
use designations.
According to the CalEEMod results for the proposed project, which are based on the ITE
Manual, 9th Edition, trip rates for the applied land uses (i.e., a mid-rise apartment and a
24-hour convenience market were applied for the proposed project), the project could
result in approximately 978 average daily weekday trips. The Noise Assessment Study
prepared for the proposed project states that East Dunne Avenue currently carries an
average daily traffic volume of 13,995 vehicles. Monterey Road currently carries an
average daily traffic volume of volume of 20,857 vehicles. Because the total average
daily traffic volume along the nearby roadways are well below the hourly traffic volumes
set forth in the BAAQMD’s localized CO screening criteria, even with the proposed
project’s increase in trips, the traffic volumes on local roadways and at nearby
intersections would not exceed the hourly volumes presented above. Furthermore, as
discussed in further detail in Section XVI, Transportation/Circulation, of this IS/MND,
the estimated amount of trips would not be expected to result in any new significant
impacts or an increase in the severity of any existing impacts to nearby roadways or
intersections. As such, a substantial increase in levels of CO at surrounding intersections
would not occur. Therefore, the proposed project would not be expected to result in
substantial levels of localized CO at surrounding intersections or generate localized
concentrations of CO that would exceed standards.
TAC Emissions
Another category of environmental concern is TACs. Typically, the sources of TACs of
concern are any sources located within 1,000 feet of a sensitive receptor or proposed
project site. The CARB has identified DPM from diesel-fueled engines as a TAC; thus,
high volume freeways, stationary diesel engines, such as construction equipment, and
facilities attracting heavy and constant diesel vehicle traffic are identified as having the
highest associated health risks from DPM. The proposed project is located nearly 5,000
feet from US 101, and is not in the vicinity of any other high volume freeway or other
facilities attracting heavy or constant diesel vehicle traffic. As such, new on-site sensitive
receptors would not be exposed to substantial emissions of DPM associated with such
Initial Study
SR-15-12; ZA-15-09; DA-15-08: Dunne – EAH (Belle Allori)

Page 23 of 78

uses. In addition, the proposed project, being primarily a residential development, would
not involve long-term operation of any stationary diesel engine or other major on-site
stationary source of TACs. Thus, the proposed project would not expose any existing
sensitive receptors to substantial TAC emissions.
Construction-related activities could result in the generation of TACs, specifically DPM,
from on-road haul trucks and off-road equipment exhaust emissions. However,
construction is temporary and occurs over a relatively short duration in comparison to the
operational lifetime of the proposed project. Methodologies for conducting health risk
assessments are associated with long-term exposure periods (e.g., over a 70-year
lifetime). Only portions of the site would be disturbed at a time during construction, with
operation of construction equipment regulated by federal, State, and local standards,
including BAAQMD rules and regulations, and occurring intermittently throughout the
course of a day. Considering the short amount of time and intermittent nature of
construction equipment operating on the site, the likelihood that any one sensitive
receptor would be exposed to high concentrations of DPM for any extended period of
time would be low. For the aforementioned reasons, project construction would not be
expected to expose existing sensitive receptors to substantial pollutant concentrations.
The CARB recommends siting new sensitive land uses more than 300 feet of any dry
cleaning operation using perchloroethylene, and more than 500 feet of dry cleaning
operations using perchloroethylene involving two or more machines. Perchloroethylene
(commonly referred to as perc) is the solvent most commonly used by the dry cleaning
industry to clean clothes or other materials. The CARB and other public health agencies
have identified perc as a potential cancer-causing compound. Perc persists in the
atmosphere long enough to contribute to both regional air pollution and localized
exposures. Perc dry cleaners statewide are required to comply with CARB and local air
district regulations to reduce emissions. It should be noted that dry cleaners are starting to
phase out the use of perc for other non-toxic alternatives.
An existing dry cleaning facility, Morgan Hill Discount Cleaners, which is identified on
the BAAQMD’s Facility Data Maps,2 is located on the adjacent property to the west of
the site at 16990 Monterey Street, Suite 130. However, Morgan Hill Discount Cleaners
has converted to a petroleum solvent system that no longer necessitates the use of perc.
Although the proposed project would be located within 300 feet of the existing dry
cleaning facility, because the nearby facility does not involve operations using perc, the
proposed project would not expose sensitive receptors to substantial pollutant
concentrations associated with the nearby dry cleaning operations.
Two additional facilities are identified by the BAAQMD’s Facility Data Maps, which are
the gas stations located along Monterey Street to the west of the project site. The closer
of the two is located approximately 374 feet to the west of the site, at the southwest
corner of the intersection of Monterey Road and Dunne Avenue (16995 Monterey Street).
The other gas station is located approximately 400 feet to the west of the site, at the
2

Bay Area Air Quality Management District. Interactive Data Maps. June 2015. Available at:
http://www.baaqmd.gov/research-and-data/interactive-data-maps. Accessed November 2015.
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northwest corner of the intersection of Monterey Road and Dunne Avenue (17015
Monterey Road). The CARB recommends siting new sensitive land uses more than 300
feet of a large gas station (defined as a facility with a throughput of 3.6 million gallons
per year or greater). A 50-foot separation is recommended for typical gas dispensing
facilities. Both of the nearby gas stations are considered typical gas dispensing facilities
(involving less than 3.6 million gallons per year), and are located more than 300 feet
from the project site. As such, the gas stations are not expected to result in substantial
pollutant concentrations at the project site.
It should be noted that the project site is located approximately 600 feet west of the
Caltrain rail lines; however, CARB does not consider train tracks to be a significant
source of TAC emissions and is only concerned with rail yards due to the substantial
amount of trains and idling. The project site is not located near an existing rail yard, thus,
the project would not be affected by DPM emissions associated with a rail yard.
Conclusion
The proposed project would not be expected to result in localized CO concentrations that
would exceed standards and would not expose sensitive receptors to such. In addition,
future sensitive receptors on-site would not be exposed to substantial levels of pollutant
concentrations associated with existing or future sources. Furthermore, construction or
operation of the proposed project would not be expected to expose existing or future
sensitive receptors to substantial emissions associated with stationary diesel engines or
other major on-site stationary source of TACs. Therefore, the proposed project would
result in a less-than-significant impact associated with exposure of sensitive receptors to
substantial levels of pollutant concentrations.
e.

Due to the subjective nature of odor impacts, the number of variables that can influence
the potential for an odor impact, and the variety of odor sources, quantitative
methodologies to determine the presence of a significant odor impact do not exist.
Typical odor-generating land uses include, but are not limited to, wastewater treatment
plants, landfills, and composting facilities. The proposed project would not introduce any
such land uses and is not located in the vicinity of any existing or planned such land uses.
Residential land uses are not typically associated with the creation of substantial
objectionable odors. Because the proposed commercial space is intended to be leased, the
specific use is not known at this time; however, according to the project applicant the
commercial space would likely be used for retail or office uses. Typical retail and office
uses are not associated with the creation of substantial objectionable odors. Odors could
be generated if the commercial space is leased for a restaurant use. Restaurants could
generate sources of odors as a result of cooking processes and waste disposal. Char
broilers, deep-fryers, and ovens tend to produce cooking exhaust and smoke. As odors are
highly subjective, one receptor may consider cooking exhaust and related smoke an
acceptable odor, while another receptor may find such odors objectionable. Nonetheless,
the restaurant uses would be required to comply with all State and local regulations
associated with cooking equipment and controls such as grease filtration and removal
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systems, exhaust hood systems, and blowers to move air into the hood systems, through
air cleaning equipment, and then outdoors. Such equipment would ensure that pollutants
associated with smoke and exhaust from cooking surfaces would be captured and filtered,
allowing only filtered air to be released into the atmosphere. As a result, odors associated
with cooking exhaust would be minimized and would not be considered a major source of
objectionable odors that would affect a substantial number of people, should the
commercial space be leased as a restaurant use.
Decomposition of biological materials, such as food waste and other trash, could create
objectionable odors if not properly contained and handled. The proposed project would
include enclosed outdoor trash dumpsters with lids, which would be picked up regularly
during normal solid waste collection operating hours within the City. The dumpster lids
are intended to contain odors emanating from the dumpsters. The enclosure of the
dumpsters would provide screening for further protection from potential objectionable
odors. The garbage collected on-site and stored in the outdoor dumpsters would not be
on-site long enough to cause substantial odors. Thus, the outdoor, enclosed, and covered
trash dumpsters that would be picked up regularly would provide proper containment and
handling of the trash generated on-site, even if the commercial space is leased for a
restaurant.
Diesel fumes from construction equipment are often found to be objectionable; however,
construction is temporary and operation of equipment is regulated by federal, State, and
local standards, including BAAQMD rules and regulations. The proposed project would be
required to comply with all applicable BAAQMD rules and regulations, which would
help to control construction-related odorous emissions. Therefore, construction of the
proposed project would not be expected to create objectionable odors affecting a
substantial number of people.
It should be noted that BAAQMD regulates objectionable odors through Regulation 7,
Odorous Substances, which does not become applicable until the Air Pollution Control
Officer (APCO) receives odor complaints from ten or more complainants within a 90day period. Once effective, Regulation 7 places general limitation on odorous
substances and specific emission limitations on certain odorous compounds, which
remain effective until such time that citizen complaints have been received by the
APCO for one year. The limits of Regulation 7 become applicable again when the
APCO receives odor complaints from five or more complainants within a 90-day
period. Thus, although not anticipated, if odor complaints are made after the proposed
project is developed, the BAAQMD would ensure that such odors are addressed and
any potential odor effects reduced to less than significant.
For the aforementioned reasons, construction and operation of the proposed project
would not create objectionable odors, nor would the project site be affected by any
existing sources of substantial objectionable odors, and a less-than-significant impact
related to objectionable odors would result.
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IV. BIOLOGICAL RESOURCES.
Would the project:
Have a substantial adverse effect, either directly or
through habitat modifications, on any species
identified as a candidate, sensitive, or special status
species in local or regional plans, policies, or
regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service?
b. Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies, and
regulations or by the California Department of Fish
and Game or US Fish and Wildlife Service?
c. Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of the
Clean Water Act (including, but not limited to,
marsh, vernal pool, coastal, etc.) through direct
removal, filling, hydrological interruption, or other
means?
d. Interfere substantially with the movement of any
resident or migratory fish or wildlife species or with
established resident or migratory wildlife corridors,
or impede the use of wildlife nursery sites?
e. Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?
f. Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Conservation
Community Plan, or other approved local, regional,
or state habitat conservation plan?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

LessThanSignificant
Impact

No
Impact

















































a.

a.

The project site is currently developed and is surrounded by other existing development.
The site does not currently contain any vegetation. Water features do not exist on the
project site or in the vicinity of the site. Overall, the project site is entirely disturbed and
natural habitats do not exist on-site. In addition, the Santa Clara Valley Habitat Plan
identifies the project site as Urban-Suburban, and the site is not within a fee zone area.3
Due to the entire lack of natural habitats, the project does not have the potential to impact
special-status species, or birds protected under the federal Migratory Bird Treaty Act.
Therefore, development of the proposed project would not have a substantial adverse
effect, either directly or through habitat modifications, on any species identified as a
candidate, sensitive, or special status species in local or regional plans, policies, or

3

Santa Clara Valley Habitat Agency. Santa Clara Valley Habitat Agency Geobrowser.
http://www.hcpmaps.com/habitat/; accessed November 23, 2015.
Initial Study
SR-15-12; ZA-15-09; DA-15-08: Dunne – EAH (Belle Allori)

Page 27 of 78

regulations, or by the CDFW or U.S. Fish and Wildlife Service, and impacts would be
less than significant.
b,c.

The project site is currently developed and is surrounded by other existing development.
The site does not currently contain any vegetation. Water features do not exist on the
project site or in the vicinity of the site. Accordingly, riparian habitat, wetlands, or other
sensitive natural communities are not located on or in the vicinity of the proposed project.
Therefore, the proposed project would not have any substantial adverse effects on any
riparian habitat or other sensitive natural community, or on federally protected wetlands,
and impacts would be less than significant.

d.

The project site is currently developed and is surrounded by other existing development.
The site does not currently contain any vegetation. Water features do not exist on the
project site or in the vicinity of the site. As such, resident or migratory wildlife corridors
or wildlife nursery sites are not located on the project site or in the surrounding area.
Therefore, the proposed project would not interfere with the movement of any resident or
migratory fish or wildlife species or with established resident or migratory wildlife
corridors, or impede the use of wildlife nursery sites, and a less-than-significant impact
would occur.

e.

The project site is currently developed and is surrounded by other existing development.
The site does not currently contain any vegetation. Therefore, the proposed project would
not conflict with any local policies or ordinances protecting biological resources, such as
a tree preservation policy or ordinance, and impacts would be less than significant.

f.

The project site is located within the Santa Clara Valley Habitat Conservation Plan/Natural
Communities Conservation Plan (HCP/NCCP) area. The HCP/NCCP was developed by the
County of Santa Clara, the Cities of Gilroy and Morgan Hill, the Santa Clara Valley
Water District, and the Santa Clara Valley Transportation Authority (collectively the
"local partners") under the guidance of the U.S. Fish and Wildlife Service and the
California Department of Fish and Game. The HCP/NCCP provides take authorization
for 18 listed and non-listed species (i.e. covered species). The HCP/NCCP also includes
conservation measures to protect all 18 species and a conservation strategy designed to
mitigate impacts on covered species and to contribute to the recovery of these species in
the study area.

Under the HCP/NCCP, the project is considered a private development activity occurring
in an Urban Development/Private Development Area. The HCP/NCCP has classified the
land cover type on the proposed project site as “Urban – Suburban (0.6 acres)”. The
HCP/NCCP assumes a certain amount of urban development within the City of Morgan
Hill and HCP/NCCP plan area, which have both permanent, direct impacts and indirect
impacts. Although the private development activity would permanently alter the land, the
project’s land cover type as identified in the plan is not considered habitat where covered
species and plants are known to occur or would likely occur in the future.
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The Santa Clara Valley Habitat Plan also considers covered activities to result in a certain
amount of indirect impacts from urban development, including the effects of nitrogen
deposition. Urban development results in increased air pollutant emissions from
passenger and commercial vehicles and other industrial and nonindustrial sources.
Emissions from these sources are known to increase airborne nitrogen, of which a certain
amount is converted into forms that can fall to earth as depositional nitrogen. It has been
shown that increased nitrogen in serpentine soils can favor the growth of nonnative
annual grasses over native serpentine species and these nonnative species, if left
unmanaged, can overtake the native serpentine species, which are host plants for larval
Bay checkerspot butterfly.
As such, all projects within the Habitat Plan area are subject to paying a “Nitrogen
Deposition Impact Fee,” which would be calculated based on the number of daily vehicle
trips attributed to the activity and collected prior to the commencement of the use. In
summary, the project applicant would comply with the Santa Clara Valley Habitat Plan;
therefore, the proposed project would not conflict with the provisions of an adopted
Habitat Conservation Plan, Natural Conservation Community Plan, or other approved
local, regional, or state habitat conservation plan, resulting in a less-than-significant
impact.
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V. CULTURAL RESOURCES.
Would the project:
Cause a substantial adverse change in the
significance of a historical resource as defined in
Section 15064.5?
b. Cause a substantial adverse change in the
significance of a unique archaeological resource
pursuant to Section 15064.5?
c. Directly or indirectly destroy a unique
paleontological resource on site or unique geologic
features?
d. Disturb any human remains, including those
interred outside of formal cemeteries?
e. Cause a substantial adverse change in the
significance of a tribal cultural resource as defined
in Public Resources Code 21074?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

LessThanSignificant
Impact

No
Impact









































a.

a.

The project site is currently developed and surrounded by other existing development,
including commercial and residential uses. Known historical resources are not located on
or in the vicinity of the project site. The existing development on the site consists of a
vacant building formerly used as a church and a small accessory garage structure. The
structures would be demolished as part of the proposed project. The actual date of
construction of the on-site structures is not known; however, according to the Phase I
Environmental Site Assessment prepared for the proposed project, based on historical
aerial photographs of the project site, the church was constructed after 1956 but prior to
1965. The church building has been vacant for approximately 10 years.
CEQA requires lead agencies to carefully consider the potential effects of a project on
historical resources. “Historical resources” include, but are not limited to, any object,
building, structure, site, area, place, record, or manuscript that is historically or
archaeologically significant (Public Resources Code Section 5020.1). Section 15064.5 of
the CEQA Guidelines specifies criteria for evaluating the importance of historical
resources, including:





The resource is associated with events that have made a significant contribution to
the broad patterns of California history;
The resource is associated with the lives of important persons from our past;
The resource embodies the distinctive characteristics of a type, period, region or
method of construction, or represents the work of an important creative individual
or possesses high artistic values; or
The resource has yielded, or may be likely to yield, important information in
prehistory or history.

The existing church building is not identified by the City as a historical resource. In
addition, the existing on-site structures are not associated with events that have made a
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significant contribution to the broad patterns of California history or with the lives of
important persons from our past. The structures do not embody any distinctive
characteristics of a type, period, region or method of construction, or represent the work
of an important creative individual or possesses high artistic values. The existing
structures have not yielded and are not likely to yield any important information in
prehistory or history. As such, per CEQA Guidelines, the existing on-site structures are
not considered historical resources. Therefore, the proposed project would not cause a
substantial adverse change in the significance of a historical resource as defined in
Section 15064.5, and impacts would be less than significant.
b-d.

The project site is disturbed due to the existing on-site development. In addition, the
project site is surrounded by other existing development. Given the disturbed and built
out nature of the project site, the likelihood for previously unknown archaeological or
paleontological resource, unique geologic feature, or human remains to be encountered
on-site during grading and excavation associated with construction is very low. In
addition, the proposed project would comply with the City’s standard conditions of
approval related to the protection of cultural resources. The project would be conditioned
per Chapter 18.75.110(B) of the City’s Municipal Code to comply with the following
measures, which “…shall be conclusively deemed to reduce potentially significant
impacts on archaeological resources to a less than significant level”:
1. An archaeologist shall be present on-site to monitor all ground-disturbing activities.
Where historical or archaeological artifacts are found, work in areas where remains or
artifacts are found will be restricted or stopped until proper protocols are met, as
described below:
a. Work at the location of the find will halt immediately within thirty feet of the
find. If an archaeologist is not present at the time of the discovery, the applicant
shall contact an archaeologist for evaluation of the find to determine whether it
qualifies as a unique archaeological resource as defined by this chapter;
b. If the find is determined not to be a Unique Archaeological Resource,
construction can continue. The archaeologist will prepare a brief informal
memo/letter that describes and assesses the significance of the resource,
including a discussion of the methods used to determine significance for the find;
c. If the find appears significant and to qualify as a unique archaeological resource,
the archaeologist will determine if the resource can be avoided and will detail
avoidance procedures in a formal memo/letter; and
d. If the resource cannot be avoided, the archaeologist shall develop within fortyeight hours an action plan to avoid or minimize impacts. The field crew shall not
proceed until the action plan is approved by the community development
director. The action plan shall be in conformance with California Public
Resources Code 21083.2.
2. The following policies and procedures for treatment and disposition of inadvertently
discovered human remains or archaeological materials shall apply. If human remains are
discovered, it is probable they are the remains of Native Americans,
a. If human remains are encountered they shall be treated with dignity and respect
as due to them. Discovery of Native American remains is a very sensitive issue
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and serious concern. Information about such a discovery shall be held in
confidence by all project personnel on a need to know basis. The rights of Native
Americans to practice ceremonial observances on sites, in labs and around
artifacts shall be upheld.
b. Remains should not be held by human hands. Surgical gloves should be worn if
remains need to be handled.
c. Surgical mask should also be worn to prevent exposure to pathogens that may be
associated with the remains.
3. In the event that known or suspected Native American remains are encountered or
significant historic or archaeological materials are discovered, ground-disturbing
activities shall be immediately stopped. Examples of significant historic or archaeological
materials include, but are not limited to, concentrations of historic artifacts (e.g., bottles,
ceramics) or prehistoric artifacts (chipped chert or obsidian, arrow points, groundstone
mortars and pestles), culturally altered ash-stained midden soils associated with precontact Native American habitation sites, concentrations of fire-altered rock and/or
burned or charred organic materials and historic structure remains such as stone-lined
building foundations, wells or privy pits. Ground-disturbing project activities may
continue in other areas that are outside the exclusion zone as defined below.
4. An "exclusion zone" where unauthorized equipment and personnel are not permitted shall
be established (e.g., taped off) around the discovery area plus a reasonable buffer zone by
the contractor foreman or authorized representative, or party who made the discovery and
initiated these protocols, or if on-site at the time or discovery, by the monitoring
archaeologist (typically twenty-five to fifty feet for single burial or archaeological find).
5. The exclusion zone shall be secured (e.g., twenty-four hour surveillance) as directed by
the city or county if considered prudent to avoid further disturbances.
6. The contractor foreman or authorized representative, or party who made the discovery
and initiated these protocols shall be responsible for immediately contacting by telephone
the parties listed below to report the find and initiate the consultation process for
treatment and disposition:
a.
b.
c.
d.
e.

The city of Morgan Hill Community Development Director,
The contractor's point(s) of contact,
The coroner of the county of Santa Clara (if human remains found),
The Native American Heritage Commission (NAHC) in Sacramento, and
The Amah Mutsun Tribal Band.

7. The coroner has two working days to examine the remains after being notified of the
discovery. If the remains are Native American, the Coroner has twenty-four hours to
notify the NAHC.
8. The NAHC is responsible for identifying and immediately notifying the Most Likely
Descendant (MLD) from the Amah Mutsun Tribal Band. (Note: NAHC policy holds that
the Native American Monitor will not be designated the MLD.).
9. Within twenty-four hours of their notification by the NAHC, the MLD will be granted
permission to inspect the discovery site if they so choose.
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10. Within twenty-four hours of their notification by the NAHC, the MLD may recommend
to the City's community development director the recommended means for treating or
disposing, with appropriate dignity, the human remains and any associated grave goods.
The recommendation may include the scientific removal and non-destructive or
destructive analysis of human remains and items associated with Native American
burials. Only those osteological analyses or DNA analyses recommended by the Amah
Mutsun Tribal Band may be considered and carried out.
11. If the MLD recommendation is rejected by the City of Morgan Hill the parties will
attempt to mediate the disagreement with the NAHC. If mediation fails then the remains
and all associated grave offerings shall be reburied with appropriate dignity on the
property in a location not subject to further subsurface disturbance.

Compliance with the above standard conditions of approval would ensure that
construction of the proposed project would not cause any substantial adverse changes in
the significance of a previously unknown unique archaeological resource, directly or
indirectly destroy a previously unknown paleontological resource or unique geologic
feature, or disturb any human remains. Therefore, impacts related to such would be lessthan-significant.
e.

Tribal cultural resources are generally defined by Public Resources Code 21074 as sites,
features, places, cultural landscapes, sacred places, and objects with cultural value to a
California Native American tribe. A Sacred Lands File search, performed by the Native
American Heritage Commission (NAHC) for the immediate project area on November
30, 2015, failed to indicate the presence of Native American cultural resources in the
immediate project area. The project site is currently developed and within an existing
urban, developed environment. As such, given the results of the NAHC sacred lands file
search, and the existing disturbed, developed environment of the project site, the project
would result in a less-than-significant impact to tribal cultural resources.
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VI. GEOLOGY AND SOILS.
Would the project:
Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or
death involving:
i.
Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the
State Geologist for the area based on other
substantial evidence of a known fault?
ii.
Strong seismic ground shaking?
iii. Seismic-related ground failure, including
liquefaction?
iv. Landslides?
b. Result in substantial soil erosion or the loss of
topsoil?
c. Be located on a geologic unit or soil that is
unstable, or that would become unstable as a result
of the project, and potentially result in on- or offsite landslide, lateral spreading, subsidence,
liquefaction or collapse?
d. Be located on expansive soil, as defined in Table
18-1B of the Uniform Building Code?
e. Have soils incapable of adequately supporting the
use of septic tanks or alternative wastewater
disposal systems where sewers are not available for
the disposal of wastewater?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

LessThanSignificant
Impact

No
Impact

































































a.

ai-iii,
c.
The San Francisco Bay Area is one of the most seismically active areas in the United
States. An earthquake of moderate to high magnitude generated within the San Francisco
Bay region could cause considerable ground shaking at the project site. The degree of
shaking is dependent on the magnitude of the event, the distance to its zone of rupture,
and local geologic conditions. The three major faults in the area are the Calaveras, Monte
Vista-Shannon, and San Andreas faults.
According to the Geotechnical Investigation prepared for the proposed project by Pacific
Geotechnical Engineering in June 2014, the project site is not located within an AlquistPriolo Earthquake Fault Zone or in a County of Santa Clara Earthquake Fault Zone.
Active or potentially active faults are not known to cross the site. As such, the potential
for fault rupture across the site and associated risks are low. However, due to the high
seismicity of the regional area, during the lifetime of the proposed project, the project site
may be subject to at least one severe earthquake (magnitude of 7 or more) that could
cause strong ground shaking at the site. In addition, the site would be anticipated to
periodically experience small to moderate magnitude earthquakes.
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Soil liquefaction is a condition where soils near the ground surface undergo a substantial
loss of strength during seismic events. Loose, water-saturated soils are transformed from
a solid to a liquid state during ground shaking. Soils most susceptible to liquefaction are
loose, uniformly graded, saturated, fine-grained sands that lie close to the ground surface.
According to the Geotechnical Investigation, the project site is not located within a Santa
Clara County Liquefaction Hazard Zone, or State of California Seismic Hazard Zone.
However, based on the Geotechnical Investigation, the upper two to three feet of soil
below ground surface on the site consists of loose clayey sand and firm silty clay, which
have limited bearing capacity for shallow foundations without excessive potential
settlement.
The Geotechnical Investigation prepared for the proposed project includes a number of
recommendations for the design and construction of the proposed project, such as during
earthwork activities, for building foundations, placement of pavements, and surface
drainage. Building design and construction of the proposed project would be completed
in conformance with the recommendations of the Geotechnical Investigation prepared for
the proposed project, as well as with the requirements of the most recent applicable
Building and Fire Codes, as adopted or updated by the City of Morgan Hill. Compliance
with such would ensure that the project would be designed and constructed to withstand
unstable soil and earthquake hazards at the site. Therefore, impacts related to exposure of
people or structures to potential substantial adverse effects involving earthquakes,
including rupture of a fault, ground shaking, and seismic-related ground failure such as
liquefaction, or related to unstable soils would be less than significant.
aiv.

The project site is currently developed and is surrounded by existing development. In
addition, the project area is essentially flat. Therefore, no impact related to landslides
would occur as a result of implementation of the proposed project.

b.

The development of proposed project would cause ground disturbance of mostly top soil
related to construction activity. The ground disturbance would be limited to the areas
proposed for demolition, as well as grading and excavation, including the residential
building pads and drainage, sewer, and water infrastructure alignments. After grading and
excavation and prior to overlaying the disturbed ground surfaces with impervious
surfaces and structures, the potential exists for wind and water erosion to occur, which
could adversely affect downstream storm drainage facilities.
Prior to the approval of improvement plans and issuance of building permits, the
applicant would submit a sediment and erosion control plan to the City of Morgan Hill,
Public Works Department, as a standard condition. The plan would be reviewed by the
City for conformance with City standards, including the standards and guidelines found
in the California Stormwater Quality Association, Stormwater Best Management Practice
Handbook. Compliance with such would ensure that significant sediment and soil erosion
would be prevented during construction of the project. Therefore, impacts related to soil
erosion and loss of topsoil would be less than significant.

d.

With respect to expansive soils, the Geotechnical Investigation found that the upper soil
layer consists of clayey sand and silty clay that are of low plasticity and are anticipated to
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have a low expansion potential. Therefore, the project site is not considered to be located
on expansive soil, as defined in Table 18-1B of the Uniform Building Code, and impacts
would be less than significant.
e.

The proposed project site is currently developed with a former church building and
accessory garage structure. The existing building is connected to the City’s sewer lines.
The proposed project would use the existing sewer connections at the site. As such, septic
tanks or alternative wastewater disposal systems would not be used for the proposed
project. Therefore, no impact would occur related to having soils capable of adequately
supporting the use of septic tanks or alternative wastewater disposal systems.
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VII. GREENHOUSE GAS EMISSIONS.
Would the project:
Generate greenhouse gas emissions, either directly
or indirectly, that may have a significant impact on
the environment?
b. Conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of
greenhouse gasses?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

Less-ThanSignificant
Impact

No
Impact

















a.

a, b.

Emissions of greenhouse gases (GHGs) contributing to global climate change are
attributable in large part to human activities associated with the industrial/manufacturing,
utility, transportation, residential, and agricultural sectors. Therefore, the cumulative
global emissions of GHGs contributing to global climate change can be attributed to
every nation, region, and city, and virtually every individual on earth. An individual
project’s GHG emissions are at a micro-scale level relative to global emissions and
effects to global climate change; however, an individual project could result in a
cumulatively considerable incremental contribution to a significant cumulative macroscale impact. As such, impacts related to emissions of GHG are inherently considered
cumulative impacts.
Implementation of the proposed project would cumulatively contribute to increases of
GHG emissions. Estimated GHG emissions attributable to future development would be
primarily associated with increases of carbon dioxide (CO2) and, to a lesser extent, other
GHG pollutants, such as methane (CH4) and nitrous oxide (N2O) associated with area
sources, mobile sources or vehicles, utilities (electricity and natural gas), water usage,
wastewater generation, and the generation of solid waste. The primary source of GHG
emissions for the project would be mobile source emissions. The common unit of
measurement for GHG is expressed in terms of annual metric tons of CO2 equivalents
(MTCO2e/yr).
The proposed project is located within the jurisdictional boundaries of the BAAQMD.
The BAAQMD threshold of significance for project-level operational GHG emissions is
1,100 MTCO2e/yr or 4.6 MTCO2e/yr per service populations (population + employees).
The City of Morgan Hill has determined that the BAAQMD thresholds of significance
are supported by substantial evidence and are used for the analysis within this IS/MND.
Construction GHG emissions are a one-time release and are, therefore, not typically
expected to generate a significant contribution to global climate change. Neither the City
nor BAAQMD has an adopted threshold of significance for construction-related GHG
requiring quantification.
In addition, the BAAQMD identifies screening criteria for development projects, which
provide a conservative indication of whether a development could result in potentially
significant GHG impacts. If the screening criteria are met by a project, a detailed
assessment of that project’s GHG emissions would not be required. The operational GHG
emissions screening criterion for a mid-rise apartment development (i.e., apartments in
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rental buildings that have between three and 10 levels) is if the development is less than
or equal to 87 dwelling units. If a mid-rise apartment development is less than or equal to
the screening size, the development would not be expected to result in potentially
significant GHG impacts, and a detailed GHG assessment would not be required. The
proposed project would involve the construction of 14 units, which is well below the
BAAQMD screening criteria for a mid-rise apartment development.
However, the proposed project would also involve 1,200 square feet of commercial uses.
Screening criteria for a general commercial development is not available. Because the
proposed commercial space is intended to be leased, the specific use is not known at this
time. Using the most conservative BAAQMD screening level for GHG available for a
commercial use, which would be 1,000 square feet (or 1.0 ksf) (associated with a 24-hour
convenience market or fast food restaurant), the project could potentially exceed the
screening level. Because the proposed project has the potential to exceed the screening
level for a commercial land use, to be conservative, a detailed assessment of the proposed
project’s operational GHG emissions was conducted.
The proposed project’s operational GHG emissions were quantified using CalEEMod.
Because construction GHG emissions are a one-time release and are not typically
expected to generate a significant contribution to global climate change, the proposed
project is under the GHG screening criterion for a mid-rise apartment development and
only slightly over the most conservative GHG screening criterion for a commercial use,
project-specific construction data (e.g., construction phases and/or timing) is not
available at this time, and neither the City nor BAAQMD has an adopted threshold of
significance for construction-related GHG requiring quantification, this analysis focuses
on the proposed project’s operational GHG emissions. The operational year assumed in
the modeling for the proposed project was 2017. The default trip rates for the applied
land uses were used, which are based on the ITE Manual, 9th Edition. A mid-rise
apartment and a 24-hour convenience market were applied for the residential and
commercial portions of the proposed project, respectively. A 24-hour convenience market
is not anticipated for the commercial portion of the site; this use was included in the
model to provide a worst-case analysis of the project’s GHG emissions. The model was
adjusted to reflect the project’s mandatory compliance with the 2013 California Building
Energy Efficiency Standards Code. Results of the CalEEMod modeling are expressed in
MTCO2e/yr, which allows for comparison between the model results and the BAAQMD
significance threshold.
Using CalEEMod, the proposed project’s operational GHG emissions were estimated and
are presented in Table 3.
Table 3
Unmitigated Proposed Project GHG Emissions
Operational GHG Emissions
Threshold of Significance
Exceeds Threshold?

Annual GHG Emissions (MTCO2e/yr)
423.40
1,100
NO

Source: CalEEMod, November 2015.
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As shown in the above table, the project’s total unmitigated annual operational GHG
emissions would be well below the applicable threshold of significance of 1,100
MTCO2e per year. Therefore, the proposed project would not be expected to conflict with
any applicable plan, policy, or regulation adopted for the purpose of reducing the
emissions of GHGs, and impacts associated with the generation of GHG emissions would
be considered less than significant.
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VIII. HAZARDS AND HAZARDOUS
MATERIALS.
Would the project:
a. Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?
b. Create a significant hazard to the public or the
environment through reasonably foreseeable upset
and accident conditions involving the likely release
of hazardous materials into the environment?
c. Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed
school?
d. Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result,
would it create a significant hazard to the public or
the environment?
e. For a project located within an airport land use plan
or, where such a plan has not been adopted, within
two miles of a public airport or public use airport,
would the project result in a safety hazard for people
residing or working in the project area?
f. For a project within the vicinity of a private airstrip,
would the project result in a safety hazard for people
residing or working in the project area?
g. Impair implementation of or physically interfere
with an adopted emergency response plan or
emergency evacuation plan?
h. Expose people or structures to the risk of loss, injury
or death involving wildland fires, including where
wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands?
a,c.

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

Less-ThanSignificant
Impact

No
Impact

































































Projects that involve the routine transport, use, or disposal of hazardous materials are
typically industrial in nature. The proposed project would primarily be a residential
development, with a 1,200-square-foot space for commercial uses, and would not be
industrial in nature. Residential and general commercial land uses do not typically
involve the routine transport, use, disposal, or generation of substantial amounts of
hazardous materials. Construction activities would involve the use of heavy equipment,
which would contain fuels and oils, and various other products such as concrete, paints,
and adhesives. However, the project contractor would be required to comply with all
California Health and Safety Codes and local ordinances regulating the handling, storage,
and transportation of hazardous and toxic materials, as overseen by the California EPA
and California Department of Toxic Substance Control.
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The nearest school to the project site is Lewis H. Britton Middle School, which is
approximately one half-mile northwest of the proposed project site. Thus, the project site
is not located within one-quarter mile of an existing or proposed school.
Because project operations would not create a significant hazard to the public or the
environment through the routine transport, use, or disposal of hazardous materials, and
would, thus, not emit hazardous emissions or handle hazardous or acutely hazardous
materials, substances, or waste within one-quarter mile of an existing or proposed school,
impacts would be considered less than significant.
b.

A Phase I Environmental Site Assessment (ESA) was prepared for the proposed project
site by PIERS Environmental Services, Inc. in April 2014, which included a visual survey
of the site, review of historic documents for the site, review of reasonably ascertainable
regulatory agency files concerning hazardous material use, storage, and disposal at the
project site and surrounding sites, review of current environmental sites within the
vicinity of the project site, and interviews with available property contacts, regulatory
officials, and personnel associated with the project site and adjoining properties.
According to the Phase I ESA, the only hazardous materials or other chemicals currently
at the property consist of several partially full pails of paint within the garage structure.
Evidence of storage, use, or disposal of hazardous waste or other chemicals was not
found at the project site. Chemical storage tanks, stained soils, or staining on the exterior
paved surfaces were not observed at the site. Minor oil and grease was observed in some
areas of the site, but did not appear to be of significant environmental concern.
Evidence of water supply, irrigation, oil, injection, or dry wells was not observed on the
site. However, one sealed groundwater monitoring well was observed at the southern
portion of the project site during the site reconnaissance. The location of the well was
consistent with a site plan associated with an investigation for a leaking underground
storage tank (LUST) case, which is now a closed case, on the property adjacent to the
project site to the southwest, located at 16990 Monterey Road. The LUST case closure
letter and summary for 16990 Monterey Road are dated 1994 and indicate that at the time
of closure, little to no residual soil contamination remained and groundwater
contamination had attenuated to non-detectable levels for four consecutive quarters of
soil sampling. As such, the previous LUST conditions at the 16990 Monterey Road site
would not likely be of significant environmental concern to the project site.
Items of obvious environmental concern were not observed on or in the vicinity of the
site, with the exception of the currently operating gasoline service stations located at
16995 and 17015 Monterey Road, and the dry cleaners now located at 16690 Monterey
Road on the adjacent parcel to the southwest. The dry cleaners is not listed as a spill or
release site and is cross-gradient from the project site. As such, the dry cleaners would
not be considered to be of significant environmental concern to the project site at this
time. The gas station at 17015 Monterey Road to the west of the site, across the
intersection of Monterey Road and East Dunne Avenue, is a closed LUST case and is,
therefore, unlikely to be of significant environmental concern to the project site. The gas
station at 16995 Monterey Road, a BP service station, is approximately 374 feet to the
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west of the project site and is an open LUST case. Groundwater contamination was
encountered in two groundwater monitoring wells in the project vicinity in a deeper
aquifer zone and was attributed to the migration from the BP gas service station. The
project site’s property owner was directed to coordinate with BP’s investigation prior to
sealing the on-site monitoring well, and, as noted above, the well was observed to be
sealed at the time of the site reconnaissance conducted as part of the Phase I ESA. While
the potential exists for the project site to have been impacted by hydrocarbons associated
with the nearby fuel leak cases, the Phase I ESA states that such conditions are
considered de minimus conditions that are not the responsibility of the property owner
and do not require any action by regulatory agencies. Thus, according to the Phase I ESA,
further investigation of the property is not recommended.
According to the Phase I ESA, based on historical aerial photographs of the project site,
the existing on-site building was constructed after 1956 but prior to 1965. Due to the age
of the on-site buildings, the potential exists for asbestos-containing materials and leadbased paint to be present. Asbestos is a material that was commonly used in heating and
electrical insulation because of the material’s resistance to fire and heat. However, later
discoveries found that, when inhaled, the material caused serious illness, and, thus,
asbestos-containing materials were banned in the mid-1970s. Accordingly, for buildings
constructed prior to 1980, the Code of Federal Regulations (29 CFR 1926.1101) states
that all thermal system insulation (boiler insulation, pipe lagging, and related materials)
and surface materials must be designated as “presumed asbestos-containing material”
unless proven otherwise through sampling in accordance with the standards of the
Asbestos Hazard Emergency Response Act.
Lead is also a highly toxic material that may cause a range of serious illnesses, and in
some cases death. Lead was most commonly used in paint, but lead-based paints were
phased out of production in the early 1970s. In 1978, the Consumer Product Safety
Commission banned the use of lead as an additive to paint. Lead-based paints could be
present in structures built prior to 1970. Typically, exposure of construction workers to
lead from older vintage paint could occur during renovation, maintenance, or demolition
work. Because the proposed project would involve the demolition of the existing on-site
buildings, the potential exists for construction workers to be exposed to asbestoscontaining materials and lead-based paint.
Overall, based on the Phase I ESA results, evidence of Recognized Environmental
Conditions (RECs) associated with the project site were not observed, and further
investigation of the project site is not recommended. However, due to the age of the onsite buildings, the potential exists for asbestos-containing materials and lead-based paint
to be present. Therefore, the proposed project could create a significant hazard to the
public or the environment through reasonably foreseeable upset and accident conditions
involving the likely release of hazardous materials into the environment, specifically
associated with asbestos-containing materials and lead-based paint during demolition
activities, and impacts would be potentially significant.
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Mitigation Measure(s)
Implementation of the following mitigation measures would reduce the above impacts to
a less-than-significant level.
VIII-1

A lead survey of painted surfaces shall be performed prior to demolition of
structures on-site and submitted to the City of Morgan Hill. If lead-based
paints are not found, no further mitigation measures are necessary. If
found, the project shall comply with the California Occupational Safety
and Health Administration “lead-in-construction” standards (Title 8
CCR, Section 1532.1) to protect workers from exposure to lead.
Requirements include worker training, proper hygiene practices, air
monitoring, and other controls. Any debris or soil containing lead-based
paint or coatings shall be disposed of at landfills that meet acceptance
criteria for the waste being disposed.

VIII-2

An asbestos survey of on-site structures shall be performed prior to
demolition of structures on-site and submitted to the City of Morgan Hill.
If asbestos-containing materials are not found, further mitigation
measures are not necessary. If found, a registered asbestos abatement
contractor shall be retained by the applicant to remove and dispose of all
potentially friable asbestos-containing materials, prior to disturbance
during demolition activities, in accordance with California Occupational
Safety and Health Administration regulations. All demolition activities
shall be undertaken in accordance with Occupational Safety and Health
Administration standards contained in Title 8 of the California Code of
Regulations to protect workers from exposure to asbestos. Specific
measures could include air monitoring during demolition and the use of
vacuum extraction for asbestos-containing materials. Disposal of all
asbestos-containing materials shall be completed in accordance with
applicable laws and regulations.

VIII-3

Materials containing more than one (1) percent asbestos that is friable are
also subject to BAAQMD Regulation 11, Rule 2. Removal of materials
containing more than one (1) percent friable asbestos shall be completed
in accordance with BAAQMD Regulation 11, Rule 2, Section 303,
Demolition, Renovation, and Removal.

d.

According to the Phase I ESA prepared for the proposed project, the project site is not
included on a list of hazardous materials sites compiled pursuant to Government Code
Section 65962.5. Accordingly, the proposed project would not create a significant hazard
to the public or the environment associated with such, and no impact would occur.

e,f.

The nearest airport to the project site is the South County Airport (aka “San Martin
Airport”), which is located approximately 3.8 miles southeast of the project site at 13030
Murphy Avenue. The project site is located well outside of the Airport Influence Area
(AIA) identified in the South County Airport Comprehensive Land Use Plan. In addition,
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the project site is not located within the vicinity of a private airstrip. Therefore, no impact
would occur.
g.

Implementation of the proposed project site would not result in any modifications to the
existing roadway system and would not interfere with potential evacuation or response
routes used by emergency response teams. The proposed project is consistent with the
land use and zoning designation for the site. The project design includes a fire truck
staging area on-site, which would allow access emergency response vehicles at the site.
Overall, the proposed project would not impair implementation of or physically interfere
with an adopted emergency response plan or emergency evacuation plan, and impacts
would be less than significant.

h.

The project site is currently developed and is surrounded by other existing development.
Fuel sources for wildfires, such as natural wooded areas and dry vegetation, are not
located on or in close proximity to the project site. In addition, according to the City of
Morgan Hill Wildland Urban Interface map the project site is not located in a fire hazard
severity zone.4 Therefore, the proposed project would not expose people or structures to
the risk of loss, injury or death involving wildland fires, including where wildlands are
adjacent to urbanized areas or where residences are intermixed with wildlands, and a lessthan-significant impact would occur.

4

City of Morgan Hill. City of Morgan Hill Wildland Urban Interface Map. March 18, 2009.
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IX. HYDROLOGY AND WATER QUALITY.
Would the project:
a.
b.

c.

d.

e.

f.
g.

h.
i.
j.
a,f.

Violate any water quality standards or waste
discharge requirements?
Substantially deplete groundwater supplies or
interfere substantially with groundwater recharge
such that there would be a net deficit in aquifer
volume or a lowering of the local groundwater table
level (i.e., the production rate of pre-existing nearby
wells would drop to a level which would not
support existing land uses or planned uses for
which permits have been granted)?
Substantially alter the existing drainage pattern of
the site or area, including through the alteration of
the course of a stream or river, in a manner which
would result in substantial erosion or siltation onor off-site?
Substantially alter the existing drainage pattern of
the site or area, including through the alteration of
the course of a stream or river, or substantially
increase the rate or amount of surface runoff in a
manner which would result in flooding on- or offsite?
Create or contribute runoff water which would
exceed the capacity of existing or planned
stormwater drainage systems or provide substantial
additional sources of polluted runoff?
Otherwise substantially degrade water quality?
Place housing within a 100-year floodplain, as
mapped on a federal Flood Hazard Boundary or
Flood Insurance Rate Map or other flood hazard
delineation map?
Place within a 100-year floodplain structures which
would impede or redirect flood flows?
Expose people or structures to a significant risk of
loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or dam?
Inundation by seiche, tsunami, or mudflow?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

Less-ThanSignificant
Impact

No
Impact

















































































The proposed project’s potential to result in water quality impacts during construction
and operations are discussed in further detail separately below.
Construction Water Quality Impacts
Construction would require grading, excavation, and other construction-related activities
that could cause soil erosion at an accelerated rate during storm events. All of these
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activities have the potential to affect water quality and contribute to localized violations
of water quality standards if stormwater runoff from construction activities enters
receiving waters.
Construction activities such as grading, excavation, and trenching for site improvements
would result in the disturbance of on-site soils. The exposed soils have the potential to
affect water quality in two ways: 1) suspended soil particles and sediments transported
through runoff; or 2) sediments transported as dust that eventually reach local water
bodies. Spills or leaks from heavy equipment and machinery, staging areas, or building
sites also have the potential to enter runoff. Typical pollutants include, but are not limited
to, petroleum and heavy metals from equipment and products such as paints, solvents,
and cleaning agents, which could contain hazardous constituents. Sediment from erosion
of graded or excavated surface materials, leaks or spills from equipment, or inadvertent
releases of building products could result in water quality degradation if runoff
containing the sediment or contaminants should enter receiving waters in sufficient
quantities. Impacts from construction-related activities would generally be short-term and
of limited duration.
Water quality degradation is regulated by the federal National Pollutant Discharge
Elimination System (NPDES) Program, established by the Clean Water Act, which
controls and reduces pollutants to water bodies from point and non-point discharges. In
California, the NPDES permitting program is administered by the State Water Resources
Control Board (SWRCB) through nine Regional Water Quality Control Boards
(RWQCBs). Projects disturbing more one or more acres of soil or disturb less than one
acre but are part of a larger common plan of development that in total disturbs one or
more acres are required to obtain coverage under the State NPDES General Permit for
Discharges of Storm Water Associated with Construction Activity (General Permit). A
Notice of Intent must be filed with the RWQCB and the General Permit requires that a
Storm Water Pollution Prevention Plan (SWPPP) be prepared. The proposed project
would disturb less than one acre of soil (0.584-acre) and, thus, would not be subject to the
State NPDES General Permit conditions.
However, the proposed project would be subject to all regional and local water quality
regulations. In order to meet water quality objectives for the region, the City of Morgan
Hill, City of Gilroy, and County of Santa Clara have prepared and are implementing a
Revised Regional Storm Water Management Plan (SWMP).5 The SWMP incorporates
the efforts of the City of Morgan Hill, the City of Gilroy, and the unincorporated portion
of Santa Clara County, within the watershed of the Pajaro River and Monterey Bay, to
meet the Phase II Storm Water Permit requirements for small municipal separate storm
sewer systems (MS4s). The Upper Pajaro River Watershed is located within the
jurisdiction of the Central Coast Regional Water Quality Control Board (CCRWQCB).
The City of Morgan Hill implements the SWMP through an extensive program that
entails: 1) the establishment of SWMP goals for the City; 2) public education and
outreach; 3) public involvement and participation; 4) illicit discharge control; 5)
5

City of Morgan Hill. Revised Regional Storm Water Management Plan. February 22, 2010.
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construction site storm water runoff control; 6) post-construction storm water
management in development; and 7) pollution prevention.
For construction activities, the SWMP presents Best Management Practices (BMPs) that
are required for the control of storm water runoff quality during construction. The
project’s required compliance with the SWMP would ensure that construction activities
would not result in degradation of downstream water quality.
Operational Water Quality Impacts
After project completion, impervious surfaces on the project site could contribute
incrementally to the degradation of downstream water quality during storm events.
During the dry season, vehicles and other urban activities may release contaminants onto
the impervious surfaces, where they would accumulate until the first storm event. During
the initial storm event, or first flush, the concentrated pollutants would be transported via
stormwater runoff from the site to the stormwater drainage system and eventually a
downstream waterway. Typical urban pollutants that would likely be associated with the
proposed project include sediment, pesticides, oil and grease, nutrients, metals, bacteria,
and trash. It should be noted that the proposed project site is currently developed. As
such, the aforementioned contaminants likely currently occur or have occurred in the past
related to the previous uses on the project site. In addition, stormwater runoff could cause
soil erosion if not properly addressed, and provide a more lucrative means of transport for
pollutants to enter the waterways.
The City’s SWMP requires BMPs to be provided for the control of runoff quality from
new projects and redeveloped properties. The City has also adopted an Ordinance,
codified in Chapter 18.71 of the City’s Municipal Code, which requires certain
development projects to incorporate permanent, post-construction stormwater pollution
prevention measures. Per Section 18.71.030A of the City’s Municipal Code, the proposed
project would be subject to the City’s Post Construction Stormwater Pollution Prevention
Ordinance. As such, the proposed project would be required to comply with the design
standards set forth in Section 18.71.110, and select and implement BMPs to the
satisfaction of the City in accordance with the requirements contained in the most recent
versions of the following documents:
1. City of Morgan Hill Stormwater Post Construction BMPs Development Standards
for new development and redevelopment;
2. California Storm Water Quality Association BMPs Handbooks;
3. City of Gilroy, City of Morgan Hill and County of Santa Clara Regional SWMP,
as approved by the CCRWQCB; and
4. City of Morgan Hill Hydro-modification Management Plan, as approved by the
CCRWQCB.
The proposed project includes a storm drain system that would convey stormwater
generated on-site to the underground “raintank” infiltration system located at the
northwestern corner of the site. The raintank system has been preliminarily sized to
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accommodate the post-project runoff from the project site. The final design of the
proposed drainage system will be reviewed and approved by the City of Morgan Hill
Public Works Department, who will ensure that the proposed system complies with the
City’s Post Construction Stormwater Pollution Prevention Ordinance with respect to
incorporating sufficient permanent stormwater treatment control BMPs. Therefore, water
quality standards or waste discharge requirements would not be violated and water
quality would not be degraded as a result of the proposed project operations.
Conclusion
Based on the above discussions, the proposed project would not violate any water quality
standards or waste discharge requirements or otherwise substantially degrade water
quality during construction or operations. Therefore, impacts would be less than
significant.
b.

The City of Morgan Hill relies on groundwater sources for the public water supply. The
project does not include the installation of groundwater wells or otherwise impact the
groundwater table. The proposed project site is currently developed and is surrounded by
other existing development. Due to the built-up nature of the project site and surrounding
area, the site and area is not considered a major source of groundwater recharge. As
discussed in further detail below, the proposed project would reduce the amount of
impervious surfaces from what currently occurs on the site and introduce landscaping,
which would help to allow for the natural percolation of stormwater through the soil.
Therefore, the proposed project would not substantially deplete groundwater supplies or
interfere substantially with groundwater recharge such that there would be a net deficit in
aquifer volume or a lowering of the local groundwater table level, and impacts would be
less than significant.

c-e.

The proposed project site is currently developed and is surrounded by other existing
development. A stream or river is not located on the site or in the immediate vicinity of
the site. As shown in Figure 8, Preliminary Grading Plan, the project site currently
consists of 25,422.5 square feet of existing impervious surfaces. With implementation of
the proposed project, the impervious area on the project site would be reduced to
17,857.22 square feet. The remaining 7,565.28 square feet on the project site would
consist of landscaping, which would be pervious.
The reduction in impervious surfaces would result in less stormwater runoff associated
with the site, as the pervious areas would allow for natural percolation of stormwater
through the soil. Thus, the proposed project would not result in any increase in the rate or
amount of surface runoff on- or off-site. Although the proposed project would alter the
existing drainage pattern of the site due to the reduction in impervious surfaces, the
reduction in stormwater runoff associated with the site, as well as the allowance for onsite detention and percolation of stormwater via the proposed landscaping would result in
less potential for erosion or siltation on- or off-site. Due to the reduction of stormwater
runoff associated with the site, the proposed project would not create or contribute runoff
in excess of what currently occurs at the site.
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Figure 8
Preliminary Grading Plan
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Because the project would not increase the amount of stormwater runoff from the site, the
City’s stormwater drainage system would remain capable of adequately handling the
stormwater associated with the proposed project. The proposed project includes a storm
drain system that would convey stormwater generated on-site to the proposed “raintank”
infiltration system located on the northeastern corner of the site.
Based on the above, the proposed project would not substantially alter the existing
drainage pattern of the site or area in a manner that would result in substantial erosion,
siltation, or flooding on- or off-site, create or contribute runoff water which would exceed
the capacity of existing or planned stormwater drainage systems, or provide substantial
additional sources of polluted runoff (as discussed above). Therefore, impacts would be
considered less than significant.
g,h.

According to Federal Emergency Management Agency (FEMA) Flood Insurance Rate
Map (FIRM) Number 06085C0444H, dated May 18, 2009, the proposed project site is
located within flood hazard Zone AE. Areas within Zone AE are subject to inundation
from the one-percent annual chance flood (i.e., within the 100-year floodplain). Such
areas are not subject to high velocity wave action, but are still considered high risk
flooding areas and are subject to flood insurance purchase requirements and flood
management standards. A Flood Study was prepared for the proposed project by MH
Engineering Co. in October 2015 in order to evaluate the effects of development of the
proposed project on the floodplain.
Modeling was conducted for the existing conditions, post-development conditions
(existing plus project), and cumulative post-development conditions (existing plus project
plus approved projects not yet completed). The approved projects assumed for the
cumulative post-development conditions include the following: Gera – Dunne Avenue;
Guidotti – Myrtle Avenue; Latala – Myrtle Avenue; Rancho Del Puablo – Church Street;
Monterey Station – Bysaglia Street; and Colina Vista – San Pedro Avenue. The Flood
Study, including all modeling results, are included as Appendix D to this IS/MND.
Based on the Flood Study, the proposed project would result in a minor increase in the
flood elevation (i.e., a 0.03-foot increase), which would result in an overall level above
the effective base flood elevation (BFE) of 0.33 feet. The BFE is the regulatory
requirement for the elevation of flood-proofing of structures. The relationship between
the BFE and a structure’s elevation determines the flood insurance premium. Cumulative
effects on the BFE were slightly significant for Gera, Monterey Station, and Colina Vista,
which each have separate approved Flood Plain Studies. According to the results of the
Flood Study, the proposed project would have slight to moderate effects on upstream
flooding, as, even under cumulative development conditions, increases in flooding are
less than one foot above the FEMA FIRM BFE. Therefore, development of the proposed
project would still be within allowable tolerances for development in the floodplain.
Nonetheless, the applicant would be required to obtain a FEMA letter of map revision
(LOMR) prior to development. In addition, the proposed project would be subject to the
City of Morgan Hill Flood Damage Prevention Ordinance (Section 18.42, Morgan Hill
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Municipal Code). In accordance with the Flood Damage Prevention Ordinance, a
development permit would be required to be obtained from the City before any
construction or other development begins within any area of special flood hazard.
Application for a development permit shall be made on forms furnished by the City’s
floodplain administrator and may require, but not be limited to: plans in duplicate drawn
to scale showing the nature, location, dimensions, and elevation of the area in question;
existing or proposed structures, fill, storage of materials, and drainage facilities; and the
location of the foregoing. Specifically, the following information would be required:
A. Proposed elevation in relation to mean sea level, of the lowest floor (including
basement) of all structures - in Zone AO, elevation of highest adjacent grade and
proposed elevation of lowest floor of all structures;
B. Proposed elevation in relation to mean sea level to which any structure will be
floodproofed, if required in Section 18.42.160(C)(3);
C. All appropriate certifications listed in Section 18.42.140(D) of this chapter; and
D. Description of the extent to which any watercourse will be altered or relocated as
a result of proposed development.
Because flooding may occur on-site under extreme circumstances during a 100-year
flood, development of the proposed project could have a potentially significant impact
related to placing housing or structures within a 100-year floodplain.
Mitigation Measure(s)
Implementation of the following mitigation measure would reduce the above impact to a
less-than-significant level.
IX-1.

i.

Prior to occupancy of the project, the plan(s) shall indicate that the first
floor of all structures proposed within areas designated as Zone AE on the
FEMA FIRM shall be a minimum of one foot above the BFE as shown on
the flood map. The applicant shall obtain an elevation certificate and
respective FEMA letter of map revision based on fill (LOMR-F) for each
building, or group of buildings, prior to occupancy.

The Association of Bay Area Governments (ABAG) has compiled dam failure inundation
hazard maps submitted to the State Office of Emergency Services by dam owners
throughout the Bay Area. The map for the City of Morgan Hill shows that the project site
is within the dam failure inundation hazard zone for Anderson Reservoir.6
The dams in Santa Clara County are managed by the Santa Clara Valley Water District
(SCVWD). The dams are inspected twice each year and are continuously monitored for
seepage and settling and inspected immediately following significant earthquakes. A
seismic stability evaluation performed in 2007 on Anderson Dam indicated that the
downstream and upstream embankments could become unstable during a very large
magnitude earthquake and the rupture of faults underlying the dam may have adverse

6

Association of Bay Area Governments. Dam Failure Inundation Hazard Map for Morgan Hill. 1995. Available at:
http://www.mhcert.com/prepare/dam_failure.shtml. Accessed November 2015.
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impact on the outlet pipes and intake structure. The SCVWD has initiated a capital
project, the Anderson Dam Seismic Retrofit Project (ADSRP), to complete the planning,
design, and construction of the seismic retrofit of the dam. Construction work for the
ADSRP is planned to start in 2017.
In order to protect the public from potential effects until the ADSRP is complete, a
storage restriction of approximately 45 feet below the dam crest has been put in place,
with a reduced storage capacity of 61,810 acre-feet. The SCVWD and regulatory
agencies (California Division of Safety of Dams and the Federal Energy Regulatory
Commission) have approved the restriction and believe that the restriction would be
sufficient to prevent the uncontrolled release of water in case of dam failure after a major
earthquake.
Therefore, the proposed project would not expose people or structures to a significant risk
of loss, injury or death involving flooding, including flooding as a result of the failure of
a levee or dam, and impacts would be less than significant.
j.

A seiche is defined as a wave generated by rapid displacement of water within a reservoir
or lake, due to an earthquake that triggers land movement within the water body or land
sliding into or beneath the water body. The project site is not located close enough to a
large reservoir or lake to be susceptible to inundation by a seiche. In addition, because the
project site is generally flat and is located within a developed area, inundation by
mudflow would not pose a threat to the project site. Due to the distance of the site to the
nearest coastline, the project site would not be subject to inundation due to a tsunami.
Therefore, no impact related to inundation by seiche, tsunami, or mudflow would occur.
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X. LAND USE AND PLANNING.
Would the project:
a. Physically divide an established community?
b. Conflict with any applicable land use plans,
policies, or regulations of an agency with
jurisdiction over the project (including, but not
limited to the general plan, specific plan, local
coastal program, or zoning ordinance) adopted for
the purpose of avoiding or mitigating an
environmental effect?
c. Conflict with any applicable habitat conservation
plan or natural communities conservation plan?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

Less-ThanSignificant
Impact

No
Impact

























a.

The proposed project site is currently developed and is surrounded by other existing
development. In addition, the proposed project would be consistent with the City’s land
use and zoning designation for the site. Therefore, the project would not physically divide
an established community and no impact would occur.

b.

The project site has a City General Plan designation of Mixed Use and a City zoning
designation of Central Commercial/Residential District (CC-R). The proposed project
would be an allowed use in accordance with the land use and zoning designations for the
site. As presented in the Project Description section of this IS/MND, the proposed project
would comply with the CC-R zoning requirements, with the exception of the following
minor deviations for setbacks and parking spaces:





Residential front yard setback would be 16.7 feet, rather than the required 25 feet
(applies to the second floor units; first floor would be commercial);
Residential rear yard setback would be 17 feet, rather than the required 20 feet
(applies to the first floor units; second floor unit setbacks would be 24 feet or
more);
Carport rear yard setback would be five feet, rather than the required 20 feet; and
Project would provide 27 parking spaces, rather than the required 38 spaces.

The applicant is requesting a Planned Development Overlay for the project site in order
to allow for the minor deviations. Compliance with the CC-R zoning standards and
review of the minor deviations would be verified during the Design Review for the
project as required by Municipal Code Section 18.74.030. Compliance with the City’s
design standards and any additional requirements made by the City upon review of the
minor deviations would ensure that the proposed project would not conflict with any
applicable City land use plans, policies, or regulations adopted for the purpose of
avoiding or mitigating an environmental effect.
The timing and amount of residential growth in Morgan Hill is ultimately controlled by
the Residential Development Control System (RDCS), which was adopted for the
purpose of managing growth in Morgan Hill. The RDCS generally limits development
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allotments to 250 residential units a year according to a point system based on a variety
of factors including provision of public services, site planning, and architectural design
considerations. The project has been awarded 14 allocations.
With respect to the project’s compatibility with surrounding land uses, residential and
commercial land uses currently exist adjacent to the project site. The proposed project
would consist of a mixed-use development of residential and commercial uses, which
would be consistent with the adjacent uses. Therefore, common incompatibility issues,
such as locating residential uses adjacent to agricultural or heavy industrial uses, would
not occur with implementation of the proposed project.
Based on the above, the proposed project would not be considered to conflict with any
applicable land use plans, policies, or regulations of an agency with jurisdiction over the
project (including, but not limited to the general plan, specific plan, local coastal
program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect. Therefore, impacts would be less than significant.
c.

The project site is located within the Santa Clara Valley HCP/NCCP area. A detailed
discussion regarding the proposed project’s consistency with the applicable HCP/NCCP
is included in the Biological Resources section of this IS/MND. As discussed in the
Biological Resources section, all projects within the HCP/NCCP area, including the
proposed project, are subject to paying a “Nitrogen Deposition Impact Fee” which is
calculated based on the number of daily vehicle trips attributed to the activity and
collected prior to the commencement of the use. To ensure that the project complies with
the conditions of Chapter 18.69, Habitat Conservation Plan, of the City of Morgan Hill
Municipal Code and the HCP/NCCP, the applicable conditions to the project will be
verified as part of the entitlement approval conditions and/or through permits (i.e.
building permits, grading permits, etc.).
Therefore, the proposed project would have a less-than-significant impact regarding a
conflict with any applicable habitat conservation plan or natural communities
conservation plan.
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XI. MINERAL RESOURCES.
Would the project:
a.

b.

a,b.

Result in the loss of availability of a known mineral
resource that would be of value to the region and
the residents of the state?
Result in the loss of availability of a locallyimportant mineral resource recovery site delineated
on a local general plan, specific plan or other land
use plan?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

LessThanSignificant
Impact

No
Impact

















According to the City’s General Plan, regionally or locally important mineral resources
are not identified within the City of Morgan Hill. In addition, the project site is currently
developed and is surrounded by existing development. Therefore, the proposed project
would not result in the loss of availability of a known regionally or locally important
mineral resource or mineral resource recovery site. Therefore, no impact to mineral
resources would occur as a result of the proposed project.
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XII. NOISE.
Would the project result in:
Exposure of persons to or generation of noise levels
in excess of standards established in the local
general plan or noise ordinance, or applicable
standards of other agencies?
b. Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels?
c. A substantial permanent increase in ambient noise
levels in the project vicinity above levels existing
without the project?
d. A substantial temporary or periodic increase in
ambient noise levels in the project vicinity above
levels existing without the project?
e. For a project located within an airport land use plan
or, where such a plan has not been adopted, within
two miles of a public airport or public use airport,
would the project expose people residing or
working in the project area to excessive noise
levels?
f. For a project within the vicinity of a private airstrip,
would the project expose people residing or
working in the project area to excessive noise
levels?

Potentially
Significant
Impact

Less Than
Significant
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a.

a,c.

The following discussion is based on a Noise Assessment Study prepared for the
proposed project by Edward L. Pack Associates, Inc. in November 2015.
Noise Standards and Criteria
The noise exposure associated with the site were evaluated against the noise standards
and criteria described below.
City of Morgan Hill Noise Element
The noise exposures presented in this section were evaluated against the standards of the
City of Morgan Hill Noise Element, which uses the Day-Night Level (DNL) 24-hour
descriptor to define acceptable noise exposures for various land uses. The standards
specify a limit of 65 decibels (dB) DNL at common areas of multi-family developments
if mitigation to achieve 60 dB DNL is not feasible. The exterior noise standards are
typically not applied to small, limited use areas such as balconies and decks; however, a
limit of 65 dB DNL is used herein as the criterion for the proposed patio areas.
A limit of 45 dB DNL is specified for interior living spaces. In addition, the Noise
Element specifies that when the exterior noise exposure is greater than 60 dB DNL, the
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maximum instantaneous noise levels shall not exceed 50 dBA in bedrooms and 55 dBA
in other living spaces.
California Code of Regulations, Title 24
The Title 24 standards use the DNL descriptor and specify a limit of 45 dB DNL or lower
for interior living spaces from exterior noise sources. The Title 24 standards also specify
minimum sound insulation ratings for common partitions separating different dwelling
units and dwelling units from interior common spaces. The standards specify that
common walls and floor/ceiling assemblies must have a design Sound Transmission
Class (STC) rating of 50 or higher. As design details for the interior partitions of the
project were not available at the time the Noise Assessment Study was prepared, an
evaluation of the interior partitions was not made.
Summary of Analysis Methodology
The full methodology used for the preparation of the Noise Assessment Study, as well as
detailed calculations and results, are available within Appendix E to this IS/MND.
However, a brief summary of the methodology is described below.
Existing Noise Levels
According to the Noise Assessment Study, the existing on-site noise environment is
controlled primarily by traffic sources on East Dunne Avenue and Monterey Road. East
Dunne Avenue currently carries an average daily traffic volume of 13,995 vehicles.
Monterey Road carries an average daily traffic volume of 20,857 vehicles. The
aforementioned traffic volumes were interpolated from the reported 2009 and 2030
volumes shown in the City of Morgan Hill Circulation Element.
To determine the existing noise environment at the project site, continuous recordings of
the sound levels were made at two locations. Location 1 was 56 feet from the centerline
of East Dunne Avenue. Location 2 was 194 feet from the centerline of Monterey Road,
corresponding to the planned building setback from the roadway. Figure 9 shows the
measurement locations. The Location 2 sound meter was placed on a mast 15 feet above
the ground due to an existing eight-foot-high noise barrier located along the westerly
property line. The measurements were made on October 29 and 30, 2015. The
measurements were made for a total period of 24 hours and included recordings of the
noise levels during representative hours of the daytime and nighttime periods of the DNL
index. Also measured were the maximum and minimum levels, and the continuous
equivalent-energy levels (Leq), which are used to calculate the DNL.
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Figure 9
Noise Measurement Locations

The highest hourly maximum noise level during the daytime hours of 7:00 AM to 10:00
PM was calculated for the interior living spaces and evaluated against the 55 dBA limit
for other living spaces (other than bedrooms). The highest hourly maximum noise level
during the nighttime hours of 10:00 PM to 7:00 AM was calculated for the bedrooms and
was evaluated against the 50 dBA limit for bedrooms.
Future Noise Levels
The future (2030) traffic volume data for Monterey Road were reported in the City of
Morgan Hill Circulation Element. The 2030 Current General Plan and Recommended
Roadway Forecast for East Dunne Avenue predict an increase from the 2009 volume of
12,950 vehicles to 17,900 vehicles for 2030. The increase from the interpolated 2015
volume of 13,985 vehicles to 17,900 vehicles yields a one dB increase in the traffic noise
levels. The prediction for Monterey Road is an increase from the 2009 volume of 19,330
vehicles to 26,600 vehicles. The increase from the calculated 2015 volume of 20,857
vehicles to the 2030 volume of 26,600 vehicles yields a one dB increase in the traffic
noise levels.
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Exterior Noise Calculations
The DNL for the survey location were calculated by decibel averaging of the Leq's as they
apply to the daily time periods of the DNL index. The DNL is a 24-hour noise descriptor
that uses the measured Leq values to calculate a 24-hour time-weighted average noise
exposure. A description of the formula used to calculate the DNL is included in
Appendix E to this IS/MND. Adjustments were applied to the measured noise levels to
account for the various setback distances from the measurement location using methods
established by the Highway Research Board.
Interior Noise Calculations
To determine the interior noise exposures in project living spaces, a 15 dB reduction was
applied to the exterior noise exposures at the building setbacks to represent the
attenuation provided by a typical building shell under an annual-average condition. The
annual-average condition assumes that windows are comprised of standard dual-pane
thermal insulating glass and are kept open up to 50 percent of the time for natural
ventilation.
To determine in the interior maximum noise levels, a 25 dB reduction factor was applied
to the measured maximum noise levels at the building setback to account for the noise
reduction provided by the building shell under a closed window condition. As the
maximum noise levels are produced by singular noise sources, increases in future traffic
volume do not affect the maximum noise levels.
Analysis Results
The proposed project would include the construction of a three-story, 14-unit, multifamily, affordable apartment complex, a private community space, and approximately
1,200 square feet of commercial space. The commercial space would be located on the
first floor of the building along East Dunne Avenue. A common courtyard would be
located near the center of the project site. Parking would be at-grade. Ingress and egress
to the project site would be by way of a new project driveway off of East Dunne Avenue.
The noise environment at the project site, with implementation of the proposed project, is
discussed in further detail below.
Exterior Noise Exposures and Noise Levels
Based on the measurements taken for the existing environment, the Leq's at measurement
Location 1, 56 feet from the centerline of East Dunne Avenue, ranged from 64.4 to 69.2
dBA during the daytime, and from 54.8 to 65.1 dBA at night. The Leq's at measurement
Location 2, at the southwest corner of the site, 194 feet from the centerline of Monterey
Road and with a view over the property line barrier, ranged from 58.4 to 64.5 dBA during
the daytime, and from 49.1 to 59.2 dBA at night. The maximum noise levels at the
planned building setback from East Dunne Avenue ranged from 73 to 76 dBA during the
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daytime, and from 67 to 75 dBA at night. The maximum noise levels at the building
setback at the southwest corner of the site ranged from 68 to 72 dBA during the daytime,
and from 59 to 72 dBA at night. It should be noted that traffic noise dissipates at the rate
of 3 to 6 dB for each doubling of the distance from the source to the receiver. Therefore,
other locations on the site at greater distances from the roadway would have lower noise
levels.
The existing exterior noise exposure at the common area of the proposed residential
portion of the project site, which would be the planned courtyard area, was measured at
59 dB DNL. Under future traffic conditions, and with implementation of the proposed
project, the noise exposure at the same location is expected to increase to 60 DNL. Thus,
the noise exposures would be below the 65 dB DNL standard of the City of Morgan Hill
Noise Element.
Because the exterior noise exposures at the most impacted planned areas on the project
site would be below the City of Morgan Hill Noise Element’s applicable exterior noise
standards limit of 65 dB DNL, the proposed project would not be considered to expose
persons to or generate noise levels in excess of the applicable standard for exterior noise
levels.
Interior Noise Exposure
For interior noise exposure, both the City’s Noise Element and Title 24 use a limit of 45
dB DNL for interior living spaces.
Based on the exterior noise exposure at the most impacted planned residential building
setback from East Dunne Avenue, the interior noise exposures in the most impacted
living spaces closest to East Dunne Avenue would be 53 and 54 dB DNL under existing
and future traffic conditions, respectively. Thus, the noise exposures would be up to 9 dB
in excess of the 45 dB DNL limits of the City of Morgan Hill Noise Element and Title 24
standards. In addition, based on the exterior noise exposure at the most impacted planned
residential building setback from Monterey Road, the interior noise exposures under
existing traffic conditions would be up to 44 dB DNL at the first floor, 48 dB DNL at the
second floor, and 48 dB DNL at the third floor. Under future traffic conditions and with
implementation of the proposed project, the interior noise exposures are expected to
increase to 45 dB DNL at the first floor, 49 dB DNL at the second floor, and 49 dB DNL
at the third floor. Thus, the interior noise exposures would be up to 4 dB in excess of the
45 dB DNL limits of the City of Morgan Hill Noise Element and Title 24 standards.
Because the exterior noise exposures at the planned building facades along East Dunne
Avenue and Monterey Road would be higher than 60 dB DNL under existing and future
conditions, the interior maximum instantaneous noise limits of the Noise Element are
also applicable, which are 50 dBA for bedrooms and 55 dBA for other living spaces. The
noise study determined that the interior maximum noise levels would be below the 55
dBA daytime limit applied to living spaces, and below the 50 dBA nighttime limit
applied to bedrooms.
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Increase in Traffic Noise
According to Edward L. Pack & Associates, a project would have to add approximately
15 percent to the existing traffic volumes in order to increase the noise environment by
one decibel.7 An increase in three decibels, which amounts to doubling the existing traffic
volumes, would be considered significant. Given the minimal amount of units being
proposed by the proposed project, the project would not likely add 15 percent, nor double
the existing traffic volumes along East Dunne Avenue or Monterey Road. As such, a
significant increase in traffic noise would not occur as a result of the proposed project.
Conclusion
The exterior noise exposures at the common area of the proposed residential portion of
the project site would be below the City of Morgan Hill Noise Element’s applicable
exterior noise standards limit of 65 dB DNL. Although the maximum instantaneous
interior noise levels would be below the applicable City of Morgan Hill Noise Element
maximum noise limits for living spaces and bedrooms, the interior noise levels would
still exceed the 45 dB DNL limit of per the City of Morgan Hill Noise Element and Title
24. Consequently, the proposed project could expose persons to or generate noise levels
in excess of the applicable standard for exterior noise levels and cause a substantial
permanent increase in ambient noise levels in the project vicinity above levels existing
without the project. Therefore, impacts would be considered potentially significant.
Mitigation Measure(s)
Implementation of the following mitigation measure would reduce the above impact to a
less-than-significant level.
XII-1.

Prior to issuance of a building permit, the project applicant shall show on
building plans, subject to review and approval by the Planning Division,
that the following window and door controls are included in the project
design:






7

All windows and glass doors of living spaces within 130 feet of the
centerline of East Dunne Avenue, and with a direct or side view of
the roadway (north, east and sound facades), shall be rated
minimum Sound Transmission Class (STC) 32 at first, second, and
third floor elevations.
All windows and glass doors of living spaces between 130 feet and
200 feet of the centerline of East Dunne Avenue, and with a direct
or side view of the roadway (north and east facades), shall be
rated minimum Sound Transmission Class (STC) 28 at first,
second, and third floor elevations.
All windows and glass doors of living spaces at the south and west
facades of the two E unit stack (second and third floor) at the

Personal email communication from Jeffrey Pack of Edward L. Pack Associates, Inc., dated December 4, 2015.

Initial Study
SR-15-12; ZA-15-09; DA-15-08: Dunne – EAH (Belle Allori)

Page 61 of 78








southwest corner of the site, shall be rated minimum Sound
Transmission Class (STC) 28.
Provide some type of mechanical ventilation at living spaces with
the closed window condition.
All remaining windows of the project, including bathroom
windows, may be fitted with any type of glass and may be kept
open as desired, with the exception of bathroom windows that are
in integral part of a noise impacted living space and not separated
by a closeable door.
All windows must be of good quality and provide tight seals to
prevent sound infiltration. To achieve an acoustically-effective
window construction, the operable window panels must form an
air-tight seal when in the closed position. In addition, the window
and door frames must be caulked to the wall opening around their
entire perimeter with a non-hardening caulking compound or
acoustical sealant.
When windows are maintained closed for noise control, they are to
be operable, as the requirement does not imply a "fixed" condition.
Also, under the closed window requirement some type of
mechanical ventilation should be provided to assure a habitable
environment, as specified by the Uniform Building Code (UBC). In
addition, the ventilation methods or equipment shall not
compromise the acoustical integrity of the building shell.

It should be noted that many dual-pane window assemblies have inherent
noise reduction problems in the traffic noise frequency spectrum due to
resonance that occurs within the air space between the window lites, and
the noise reduction capabilities vary from manufacturer to manufacturer.
Therefore, the acoustical test report of all sound rated windows and doors
should be reviewed by a qualified acoustician to ensure that the chosen
windows and doors will adequately reduce traffic noise to acceptable
levels. The project applicant shall obtain a letter of compliance for the
window and door controls listed above prior to issuance of a building
permit from the Planning Division.
b.

Similar to noise, vibration involves a source, a transmission path, and a receiver.
However, noise is generally considered to be pressure waves transmitted through air,
whereas vibration usually consists of the excitation of a structure or surface. As with
noise, vibration consists of an amplitude and frequency. A person’s perception to the
vibration depends on their individual sensitivity to vibration, as well as the amplitude and
frequency of the source and the response of the system which is vibrating.
Vibration is measured in terms of acceleration, velocity, or displacement. A common
practice is to monitor vibration measures in terms of peak particle velocities in inches per
second (in/sec). Standards pertaining to perception as well as damage to structures have
been developed for vibration levels defined in terms of peak particle velocities.
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Human and structural response to different vibration levels is influenced by a number of
factors, including ground type, distance between source and receptor, duration, and the
number of perceived vibration events. Table 4, which was developed by Caltrans, shows
the vibration levels which would normally be required to result in damage to structures.
The vibration levels are presented in terms of peak particle velocity in in/sec. Table 4
indicates that the threshold for architectural damage to structures is 0.20 in/sec peak
particle velocity (p.p.v.) and continuous vibrations of 0.10 in/sec p.p.v., or greater, would
likely cause annoyance to sensitive receptors.
Table 4
Effects of Vibration on People and Buildings
Peak Particle Velocity
inches/second mm/second

Human Reaction
Threshold of perception;
possibility of intrusion

0.15 - 0.30

0.006 - 0.019

2.0

0.08

Vibrations readily perceptible

2.5

0.10

Level at which continuous
vibrations begin to annoy
people

0.20

Vibrations annoying to people
in buildings (this agrees with
the levels established for people
standing on bridges and
subjected to relative short
periods of vibrations)

0.4 - 0.6

Vibrations considered
unpleasant by people subjected
to continuous vibrations and
unacceptable to some people
walking on bridges

5.0

10 - 15

Effect on Buildings
Vibrations unlikely to cause
damage of any type
Recommended upper level of the
vibration to which ruins and
ancient monuments should be
subjected
Virtually no risk of “architectural”
damage to normal buildings
Threshold at which there is a risk
of “architectural” damage to
normal dwelling - houses with
plastered walls and ceilings.
Special types of finish such as
lining of walls, flexible ceiling
treatment, etc., would minimize
“architectural” damage
Vibrations at a greater level than
normally expected from traffic, but
would cause “architectural”
damage and possibly minor
structural damage

Source: Caltrans. Transportation Related Earthborne Vibrations. TAV-02-01-R9601. February 20, 2002.

The proposed project would only cause elevated vibration levels during construction, as
the proposed project would not involve any uses or operations that would generate
substantial groundborne vibration. Although noise and vibration associated with the
construction phases of the project would add to the noise environment in the immediate
project vicinity, construction activities would be temporary in nature and are anticipated
to occur during normal daytime working hours. Because the proposed project would not
cause continuous, long-term vibrations, the project would not be expected to result in
extended annoyance to the nearby sensitive receptors. Construction vibration typically
occurs due to equipment that creates force on the ground, such as pile drivers, vibratory

Initial Study
SR-15-12; ZA-15-09; DA-15-08: Dunne – EAH (Belle Allori)

Page 63 of 78

compactors, or vehicles traveling over rough surfaces. Table 5 shows the typical vibration
levels produced by construction equipment.
Table 5
Vibration Levels for Various Construction Equipment
Type of Equipment
Large Bulldozer
Loaded Trucks
Pile Driving (Impact)
Pile Driving (Sonic)
Small Bulldozer
Auger/drill Rigs
Jackhammer
Vibratory Hammer
Vibratory Compactor/roller

Peak Particle Velocity @ 25
feet (inches/second)
0.089
0.076
1.518
0.734
0.003
0.089
0.035
0.070
0.210

Approximate Velocity Level @
100ft (inches/second)
0.011
0.010
0.190
0.092
0.000
0.011
0.004
0.009
0.026

Source: Federal Transit Administration, Transit Noise and Vibration Impact Assessment Guidelines, May 2006.

The primary vibration-generating activities associated with development of the proposed
project would occur during demolition, grading, placement of infrastructure, and
construction of foundations. According to the Noise Assessment Study, vibrationgenerating equipment is not expected to be used at the site. In addition, as the site is
generally flat, groundborne vibration associated with vehicles traveling over the site
would be expected to be minimal due to fairly smooth surface of the site.
Because pile driving and vibratory compactors would not be necessary during
development of the proposed project, the most significant source of groundborne
vibrations during the project construction would occur from the use of large bulldozers
and auger/drill rigs. Large bulldozers and auger/drill rigs would generate typical vibration
levels of 0.089 in/sec at a distance of 25 feet. The nearest residences would be located
adjacent to the site to the east and south, approximately 100 feet from the project site
boundary. According to Table 5, equipment used at the project site would not generate
vibration levels that would exceed safe levels at the nearby residences to the east or
south. Therefore, construction-related groundborne vibration would not cause
architectural damage to structures or annoyance to nearby sensitive receptors.
Overall, the proposed project would not expose people to or generate excessive
groundborne vibration or groundborne noise levels, and impacts would be less than
significant.
d.

During the construction phase of the project, noise from construction activities would add
to the noise environment in the immediate project vicinity. Because construction is
carried out in several reasonably discrete phases, each phase has a different mix of
equipment and, consequently, different noise characteristics. Generally, the site
preparation phase requires the use of heavy equipment such as bulldozers, loaders,
scrapers, and diesel trucks. Upon completion of the project, the area's sound levels would
reduce to the predicted noise exposure levels discussed above.
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According to the Noise Assessment Study, construction equipment generates noise levels
in the range of 75 to 95 dBA at a distance of 30 feet from the source. Noise from
construction equipment dissipates at the rate of 6 dB per doubling of the distance from
the source to the receiver. At receptor locations adjacent to the east, construction noise
would be in the range of 85 to 105 dBA during construction of the parking lot, which
would result in high, but short-term noise conditions. The noise levels during the majority
of the project construction would range from 66 to 86 dBA. Over the course of a typical
construction day, the noise exposure is expected to be up to 61 dB DNL at the existing
residences adjacent to the east.
Chapter 8.28 of the Morgan Hill Municipal Code prohibits construction activities
between 8:00 PM and 7:00 AM, Monday through Friday, and between 6:00 PM and 9:00
AM on Saturdays. Construction activities may not occur on Sundays or federal holidays.
The Morgan Hill Municipal Code does not specify any short-term noise level limits.
Given the limited duration of on-site construction activities, enforcement of time
restrictions specified in the Morgan Hill Noise Ordinance would be adequate to ensure
that the temporary or periodic increase in ambient noise levels in the project vicinity
associated with construction of the proposed project would not be considered substantial.
Therefore, impacts would be considered less than significant.
e,f.

The nearest airport to the project site is the South County Airport (aka “San Martin
Airport”), which is located approximately 3.8 miles southeast of the project site at 13030
Murphy Avenue. The project site is located well outside of the Airport Influence Area
(AIA) and the noise contours identified in the South County Airport Comprehensive Land
Use Plan. In addition, the project site is not located within the vicinity of a private
airstrip. Therefore, the proposed project would not expose people residing or working in
the project area to excessive noise levels associated with air traffic noise, and no impact
would occur.
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XIII. POPULATION AND HOUSING.
Would the project:
a.

b.
c.

Induce substantial population growth in an area,
either directly (for example, by proposing new
homes and businesses) or indirectly (e.g., through
projects in an undeveloped area or extension of
major infrastructure)?
Displace substantial numbers of existing housing,
necessitating the construction of replacement
housing elsewhere?
Displace substantial numbers of people,
necessitating the construction of replacement
housing elsewhere?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

Less-ThanSignificant
Impact

No
Impact

























a.

As mentioned previously, residential development within the City of Morgan Hill is
controlled by the Residential Development Control System (RDCS). By approving
Measure C in 2004 and Measure F in 2006, Morgan Hill voters extended the City’s
RDCS to 2020. RDCS establishes a population ceiling for the City of 48,000 as of
January 1, 2020. The RDCS system was adopted for the purpose of controlling impacts
from rapid growth in Morgan Hill. The RDCS generally limits 250 units to be built each
year according to a competitive process involving a criteria and point system that address
a variety of factors of the proposed project including provision of public services, site
planning, and architectural design considerations. Population growth resulting from the
proposed 14 units would be part of the 250 new units allowed through the RDCS in a
given year. In addition, the proposed residential density for the project is consistent with
the current land use and zoning designations for the project site. As a result, the project
would have a less-than-significant impact with respect to inducing population growth in
the area.

b,c.

The project site currently contains a vacant building that was previously used as a church
and an accessory garage structure. Housing is not currently located on the project site;
thus, implementation of the proposed project would not result in displacement of housing
or people. Instead, the proposed project would involve the creation of new residential
units, which would help to provide additional housing opportunities within the City.
Therefore, the proposed project would have a less-than-significant impact regarding the
displacement of substantial numbers of housing or people.
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XIV. PUBLIC SERVICES.
Would the project result in substantial adverse physical
impacts associated with the provision of new or
physically altered governmental facilities, need for new
or physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times or other performance
objectives for any of the public services:
a. Fire protection?
b. Police protection?
c. Schools?
d. Parks?
e. Other Public Facilities?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

LessThanSignificant
Impact

No
Impact

























a-c,e. The project site is located in an urban area, is currently developed, and is surrounded by
other existing developments. As such, the project site is already currently provided fire
and police protection services, and the proposed project would only incrementally
increase the demand for such services due to the slight increase in permanent residents in
the area. The incremental increase in demand associated with the proposed project would
not necessitate new or physically altered facilities and would not be substantial enough
that the current response times could not be maintained.
The Morgan Hill Unified School District (MHUSD) operates public education facilities
that serve the project site and surrounding area. The City of Morgan Hill is served by
eight elementary schools, two middle schools, two high schools, one continuation school,
and one community adult school. Utilizing the MHUSD student generation rate of 0.475
students per household, the project is only anticipated to add approximately seven new
students to the District’s schools. The increase in students to the local schools associated
with the proposed project would not be expected to necessitate new or physically altered
facilities and would not be substantial that current performance objectives could no
longer be met.
In addition, the City of Morgan Hill and MHUSD collect development impact fees to
help pay for fire and police protection capital improvements and finance additional
school facilities, respectively. In general, payment of these fees is considered adequate to
mitigate the project’s impact on these services to a less-than-significant level.8 In
addition, the City’s Residential Development Control System provides more direct
assurance that any new residential development, including future residential development
on the project site, would not cause significant adverse impacts on these and other public
services and facilities, including park facilities. Development allotments are awarded
based on the number of points scored for all development proposals for each year and the
point scale takes into account the impact of the proposed development on the following
8

For example, State Law (Government Code Section 65996) specifies an acceptable method of offsetting a
project’s effect on the adequacy of school facilities is payment of a school impact fee prior to issuance of a building
permit.
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public services: schools, fire and police protection, and other municipal services.
Therefore, development allotments are not awarded to any development proposals until
adequate services are available.
Overall, the proposed project would have a less-than-significant impact with respect to
creating adverse physical environmental impacts associated with the provision of new or
physically altered governmental facilities in order to maintain acceptable service ratios,
response times or other performance objectives related to fire and police protection
services, school facilities, and other public facilities.
d.

The proposed project would generate 43 additional residents (based on 3.08 persons per
household) in the City of Morgan Hill.9 The City of Morgan Hill has adopted a parkland
dedication/parkland in-lieu fee ordinance (Municipal Code Chapter 17.28) that requires
parkland dedication or in-lieu fees for residential developments. This ordinance requires
residential developers to dedicate public parkland or pay in-lieu fees, or both, to offset the
demand for neighborhood parkland created by their housing developments. The acreage
of parkland or amount of the in-lieu fee required is based upon criteria outlined in
Chapter 17.28 of the City’s Municipal Code. The proposed project is required to comply
with the City’s parkland dedication or in-lieu fees for residential developments, which
will ensure that the project has a less-than-significant impact on parks.

9

According to the persons per household demographic projection for Morgan Hill for the year 2015 (see Table 1-1
of City of Morgan Hill Housing Element, adopted February 18, 2015.
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XV. RECREATION.
Would the project:
Would the project increase the use of existing
neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of
the facility would occur or be accelerated?
b. Does the project include recreational facilities or
require the construction or expansion of recreational
facilities which might have an adverse physical effect
on the environment?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

Less-ThanSignificant
Impact

No
Impact

















a.

a,b.

The proposed project would generate 43 additional residents (based on 3.08 persons per
household) in the City of Morgan Hill.10 Given the City’s parkland goal of five acres per
1,000 residents, the future residential development on-site would create the need for a
minor amount of additional parkland (0.215 acres). As explained previously, the City of
Morgan Hill has adopted a parkland dedication/parkland in-lieu fee ordinance (Municipal
Code Chapter 17.28) that requires parkland dedication or in-lieu fees for residential
developments. This ordinance requires residential developers to dedicate public parkland
or pay in-lieu fees, or both, to offset the demand for neighborhood parkland created by
their housing developments. The acreage of parkland or amount of the in-lieu fee
required is based upon criteria outlined in Chapter 17.28 of the City’s Municipal Code.
The project is not proposing to construct or dedicate any land for recreational facilities;
therefore, the applicant will pay in-lieu fees for residential developments, which will
ensure that the project has a less-than-significant impact on recreation facilities.

10

According to the persons per household demographic projection for Morgan Hill for the year 2015 (see Table 1-1
of City of Morgan Hill Housing Element, adopted February 18, 2015.
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XVI. TRANSPORTATION/CIRCULATION.
Would the project:
Cause an increase in traffic which is substantial in
relation to the existing traffic load and capacity of
the street system (i.e., result in a substantial
increase in either the number of vehicle trips, the
volume to capacity ratio on roads, or congestion at
intersections)?
b. Exceed, either individually or cumulatively, a level
of service standard established by the county
congestion management agency for designated
roads or highways?
c. Result in a change in air traffic patterns, including
either an increase in traffic levels or a change in
location that results in substantial safety risks?
d. Substantially increase hazards due to a design
features (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?
e. Result in inadequate emergency access?
f. Conflicts with adopted policies supporting
alternative transportation (e.g., bus turnouts, bicycle
racks)?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

LessThanSignificant
Impact

No
Impact

















































a.

a,b.

According to the City of Morgan Hill Guidelines for Preparation of Transportation
Impact Reports, a transportation impact analysis is required for projects that add between
50 and 99 net new peak hour trips to the roadway system where nearby intersections are
operating at LOS D or worse, or projected to operate at LOS D or worse with traffic
added by approved developments, or when a project generates 100 or more net new peak
hour trips (consistent with the Valley Transportation Authority [VTA] policy).
Using the AM and PM peak hour trip rates for a mid-rise apartment development
according to the ITE Manual, 9th Edition (i.e., 0.3 AM peak hour trips per dwelling unit,
and 0.39 PM peak hour trips per dwelling unit), the residential portion of the proposed
project would be anticipated to result in a total of five (5) AM peak hour trips, and six (6)
PM peak hour trips. Because the proposed commercial space is intended to be leased, the
specific use is not known at this time. Using the ITE shopping center trip rate, the
commercial portion of the project would generate a total of 52 weekday trips, two AM
peak hour trips, and five PM peak hour trips. Under these assumptions, the entirety of the
project would result in approximately 145 average daily trips, seven AM peak hour trips,
and 11 PM peak hour trips.11

11

Even under a worst-case hypothetical analysis, where the commercial space is assumed to be a 24-hour
convenience market land use, the proposed project would not generate 100 or more net new AM or PM peak hour
trips to the roadway network.
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According to the Noise Assessment Study prepared for the proposed project, East Dunne
Avenue currently carries an average daily traffic volume of 13,995 vehicles. Monterey
Road currently carries an average daily traffic volume of volume of 20,857 vehicles. In
addition, according to the Noise Assessment Study, the City’s General Plan indicates that
future (2030) traffic volumes along East Dunne Avenue and Monterey Road in the
vicinity of the proposed project site are predicted to increase in volume to 17,900
vehicles and 26,600 vehicles, respectively. Furthermore, the major nearby intersection of
Monterey Road and Dunne Avenue is projected to operate at an LOS D or better upon
buildout of the City’s General Plan, which is below the City’s threshold for this
intersection of LOS E.12 The proposed project is considered consistent with the existing
land use and zoning designation for the site and, thus, with what has been anticipated for
buildout of the site per the General Plan.
Both East Dunne Avenue and Monterey Road are considered four-lane divided arterials
that are capable of accommodating an average daily traffic volume of 35,400 while still
operating at a level of service (LOS) D, which is considered the LOS threshold for
planning purposes.13 The project’s daily trips would not exceed these roadway capacities.
Overall, the proposed project’s increase in traffic to the nearby transportation and
circulation network would not be considered substantial in relation to the existing traffic
load or capacity of the street system or exceed any LOS standards. Therefore, impacts
would be considered less than significant.
c.

The proposed project would not involve any uses or operations that would cause any
changes in air traffic patterns, including increases in traffic levels or changes in location,
that would result in any safety risks. Therefore, no impact would occur as a result of the
proposed project.

d,e.

Construction of new or alteration of existing roadways or intersections are not included as
part of the proposed project. Therefore, the proposed project would not increase any
hazards due to a design feature, such as a sharp curve or dangerous intersection. The
proposed project would be consistent with the City’s land use and zoning designation for
the site, and would be compatible with the surrounding land uses, which include
commercial and residential. In addition, the proposed project design includes fire truck
access from East Dunne Avenue and a staging area on-site. Access would also be
provided from East Dunne Avenue via a new entry driveway. Because the proposed
project would not increase hazards due to a design feature or incompatible use, and would
provide adequate emergency access, impacts would be less than significant.

f.

Bus stations currently exist at Monterey Street and Dunne Avenue, within walking
distance of the project site. In addition, the project site is approximately one quarter-mile
from the nearest Caltrain station (the Morgan Hill station). The proposed project would

12

Fehr & Peers Transportation Consultants. Butterfield Boulevard General Plan Amendment – Draft Transportation
Impact Analysis [pg. 56]. August 2012.
13
Fehr & Peers Transportation Consultants. City of Morgan Hill General Plan Circulation Element Network and
Policy Revisions Transportation Impact Analysis [pg. 18]. July 29, 2009.
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include a 10-foot-wide sidewalk along the project frontage. Bike racks and bike storage
would be provided at the project site. Given the existing and proposed alternative
transportation options at the project site and in the surrounding vicinity, impacts related
to conflicts with adopted policies supporting alternative transportation (e.g., bus turnouts,
bicycle racks) would be less than significant.

Initial Study
SR-15-12; ZA-15-09; DA-15-08: Dunne – EAH (Belle Allori)

Page 72 of 78

XVII. UTILITIES AND SERVICE SYSTEMS.
Would the project:
a.

Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control
Board?
b. Require or result in the construction of new water
or wastewater treatment facilities or expansion of
existing facilities, the construction of which could
cause significant environmental effects?
c. Require or result in the construction of new storm
water drainage facilities or expansion of existing
facilities, the construction of which could cause
significant environmental effects?
d. Have sufficient water supplies available to serve
the project from existing entitlements and
resources, or are new or expanded entitlements
needed?
e. Result in a determination by the wastewater
treatment provider which serves or may serve the
project that it has adequate capacity to serve the
project’s projected demand in addition to the
provider’s existing commitments?
f. Be served by a landfill with sufficient permitted
capacity to accommodate the project’s solid waste
disposal needs?
g. Comply with federal, state, and local statutes and
regulations related to solid waste?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

Less-ThanSignificant
Impact

No
Impact

























































a,b,d,e. The proposed project site is currently developed and is surrounded by other existing
development. The existing church building on the project site is currently connected to
the City’s water and sewer lines. As such, the site is already currently provided
wastewater treatment services and water supply from the City. The proposed introduction
of residential uses to the site would result in an increase in the amount of wastewater
generation associated with the site, as well as in the water supply demand associated with
the site. The proposed project’s potential impacts associated with wastewater treatment
services and water supply and treatment services are discussed in separately in further
detail below.
Wastewater
The City of Morgan Hill sewer collection system consists of approximately 135 miles of
6-inch through 30-inch diameter sewers, and includes 15 sewage lift stations and
associated force mains. The “backbone” of the system consists of the trunk sewers,
generally 12-inches in diameter and larger, that convey the collected wastewater flows
through an outfall that continues south to the Wastewater Treatment Facility (WWTF) in
Gilroy. The WWTF is owned and operated by the South County Regional Wastewater
Initial Study
SR-15-12; ZA-15-09; DA-15-08: Dunne – EAH (Belle Allori)

Page 73 of 78

Authority (SCRWA), under a Joint Powers Agreement with the cities of Morgan Hill and
Gilroy. The WWTF has capacity to treat an average dry weather flow (ADWF) of 8.5
million gallons per day (mgd). Both the cities of Gilroy and Morgan Hill have growth
control systems in place that limit unexpected increases in sewage generation. The
ADWF for combined flows from Morgan Hill and Gilroy were approximately 6.8 mgd in
2010. Based on combined population projections for both cities, the current capacity of
8.5 mgd is anticipated to be reached in approximately 2019, with expansion needed in
2020.14
The proposed project would use the existing sewer connection to the sewer line located
along East Dunne Avenue to the north. According to the City’s Sewer System Master
Plan, the City’s current design criteria dictates calculating average residential flows on a
per capita basis using a minimum of flow rate is 90 gallons per day per capita.
Commercial designations should be calculated based on 1,500 gallons per gross acre per
day.15 The proposed project would generate 43 residents (based on 3.08 persons per
household)16 and consist of approximately 0.028 gross acres (1,200 square feet) of
commercial space. Thus, the proposed project could generate approximately 3,912
gallons per day (or 0.0039 MGD) of wastewater. Applying the same commercial flow
rate of 1,500 gallons per day per gross acre to the existing on-site 4,154-square-foot
church (0.095 gross acres), the previous use would have had an associated wastewater
generation of approximately 142.5 gallons per day (or 0.0001 MGD). As such, the
proposed project would result in an increase in wastewater generation from what has
occurred at the site of 0.0038 MGD. Based on the current and projected sewage flows
associated with the WWTF described above, the incremental increase in wastewater
generation associated with implementation of the proposed project could be
accommodated at the WWTF. Therefore, the proposed project would not exceed any
wastewater treatment requirements, or require or result in the construction of new
wastewater treatment facilities or expansion of existing facilities, and adequate capacity
exists at the WWTF to serve the project.
Water
The City of Morgan Hill provides potable water service to its residential, commercial,
industrial, and institutional customers within the City limits. The City’s water system
facilities include 14 groundwater wells, 10 potable water storage tanks, 10 booster
stations, and over 160 miles of pressured pipes ranging from two to 14 inches in
diameter. The City’s water distribution system meets the needs of existing customers.
The City has planned and constructed water projects in conjunction with new street
construction in anticipation of future growth and water needs.
The proposed project would use the existing connection to the water main located along
East Dunne Avenue to the north. According to the City’s Urban Water Management Plan,
14

South County Regional Wastewater Authority. Biennial Budget Transmittal – FY 14 & FY 15. April 3, 2013.
Carollo Engineers, Inc. City of Morgan Hill Sewer System Master Plan. January 2002.
16
According to the persons per household demographic projection for Morgan Hill for the year 2015 (see Table 1-1
of City of Morgan Hill Housing Element, adopted February 18, 2015.
15
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the City’s projected water supply far exceeds the water demand for normal, single-dry,
and multiple-dry years until at least 2030.17 For example, during a normal year in 2015,
the anticipated supply exceeds the anticipated demand by 6,923 acre-feet per year.
Furthermore, during a normal dry year in 2030, the anticipated supply exceeds the
anticipated demand by 6,309 acre-feet per year. As mentioned above, the proposed
project site is currently developed and has had an associated water supply demand. Based
on the proposed land uses, the proposed project would result in an increase in demand for
water supply from what has occurred at the site. However, based on information in the
City’s Urban Water Management Plan, the City has adequate water supply to serve the
proposed project. Therefore, the proposed project would not require or result in the
construction of new water treatment facilities or expansion of existing facilities, and
sufficient water supplies would be available to serve the project from existing
entitlements and resources.
Conclusion
Based on the above, the project would have less-than-significant impacts to water and
wastewater facilities.
c.

As discussed in the Hydrology and Water Quality section of this IS/MND, the project site
currently consists of 25,422.5 square feet of existing impervious surfaces. With
implementation of the proposed project, the impervious area on the project site would be
reduced to 17,857.22 square feet. The remaining 7,565.28 square feet on the project site
would consist of landscaping, which would be pervious. The reduction in impervious
surfaces would result in less stormwater runoff associated with the site, as the pervious
areas would allow for natural percolation of stormwater through the soil. Thus, the
proposed project would not result in any increase in the rate or amount of surface runoff
on- or off-site.
Because the proposed project would not increase the amount of stormwater currently
associated with the site, the project would not require or result in the construction of new
storm water drainage facilities or expansion of existing facilities. Therefore, impacts
would be less than significant.

f,g.

Recology South Valley provides solid waste and recycling services to the businesses and
residents of the cities of Morgan Hill and Gilroy. Recology South Valley has contracted
through 2017 with the Salinas Valley Solid Waste Authority to dispose of municipal solid
waste at Johnson Canyon Sanitary Landfill. The average annual solid waste disposed at
the Johnson Canyon Sanitary Landfill is between 100,000 and 250,000 tons per year
(approximately 173,971 tons in 2014),18 and the average annual capacity for the landfill

17

City of Morgan Hill. 2010 Urban Water Management Plan [pg. 5-23 to 5-24]. 2010.
Salinas Valley Solid Waste Authority. Annual Report 2014-15. 2015. Available at: http://svswa.org/wpcontent/uploads/2014-2015-Annual-Report-Final4.pdf. Accessed November 2015.
18
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is between 500,000 and 750,000 tons per year.19 Therefore, sufficient permitted capacity
exists at the Johnson Canyon Sanitary Landfill to accommodate the proposed project’s
incremental increase in solid waste disposal needs.
The proposed project would involve the generation of typical household solid waste and
would not require specialized solid waste disposal needs. The proposed project would
include enclosed outdoor trash dumpsters, which would be picked up regularly during
normal solid waste collection operating hours within the City. As such, the proposed
project would be considered to comply with applicable federal, State, and local statutes
and regulations related to solid waste.
Overall, the proposed project would have a less-than-significant impact related to solid
waste.

19

California Department of Resources Recycling and Recovery (CalRecycle). Facility Information Toolbox (FacIT),
Facility Operations: Johnson Canyon Sanitary Landfill. Available at:
http://www.calrecycle.ca.gov/FacIT/Facility/Operations.aspx?FacilityID=18565. Accessed November 2015.
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XVIII. MANDATORY FINDINGS OF
SIGNIFICANCE.
Does the project have the potential to degrade the
quality of the environment, substantially reduce the
habitat of a fish or wildlife species, cause a fish or
wildlife population to drop below self-sustaining
levels, threaten to eliminate a plant or animal
community, reduce the number or restrict the range
of a rare or endangered plant or animal or eliminate
important examples of the major periods of
California history or prehistory?
b. Does the project have impacts that are individually
limited, but cumulatively considerable?
("Cumulatively considerable" means that the
incremental effects of a project are considerable
when viewed in connection with the effects of past
projects, the effects of other current projects, and
the effects of probable future projects)?
c. Does the project have environmental effects which
will cause substantial adverse effects on human
beings, either directly or indirectly?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation
Incorporated

Less-ThanSignificant
Impact

No
Impact

























a.

a.

Due to the developed nature of the project site and surrounding area, the project site has a
low sensitivity for biological and cultural resources. The proposed uses on the project site
would be consistent with the surrounding commercial and residential uses. Therefore, as
discussed throughout this IS/MND, the proposed project would not have the potential to
substantially degrade the quality of the environment, reduce the habitat of a fish or
wildlife species, cause a fish or wildlife population to drop below self-sustaining levels,
threaten to eliminate a plant or animal community, reduce the number or restrict the
range of a rare or endangered plant or animal, or eliminate important examples of the
major periods of California history or prehistory. Therefore, impacts associated with such
would be less than significant.

b.

The proposed project site is currently developed and is surrounded by other existing
developments. The proposed uses would be consistent with the City’s land use and
zoning designation for the site, as well as the existing surrounding land uses. Due to the
currently developed nature of the site and surrounding area, the relative size of the
proposed project, and the fact that this IS/MND has concluded that all project-level
impacts would be less than significant with incorporation of mitigation measures, where
necessary, the incremental effect of the proposed project would not be cumulatively
considerable when viewed in connection with the effects of other past, present, and future
projects in the City of Morgan Hill. Therefore, the proposed project’s impacts would not
be cumulatively considerable and would be less than significant.

c.

The proposed project site is located in an urbanized and built-up area of the City of
Morgan Hill, is currently developed, and is surrounded by existing development. The
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proposed uses would be consistent with the City’s land use and zoning designation for the
site, as well as the existing surrounding land uses. The potential for the proposed project
to have environmental effects that would cause substantial adverse effects on human
beings, either directly or indirectly, has been addressed throughout this IS/MND. All
associated impacts have been identified as no impact or less-than-significant impact, with
the exception of impacts associated with asbestos-containing materials and lead-based
paint being released during demolition activities and exposure to interior noise levels in
excess of standards. However, this IS/MND includes mitigation measures sufficient to
reduce such impacts to less-than-significant levels. Therefore, the proposed project would
not have environmental effects which will cause substantial adverse effects on human
beings, either directly or indirectly, and impacts would be less than significant.
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