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Orcutt Key Site 3 SEIR
Executive Summary

EXECUTIVE SUMMARY

This section summarizes the characteristics and environmental impacts of the proposed project,

and the project alternatives, the-envirenmental-impaets-associated-with-the project-and

alternatives;-and required and recommended mitigation measures.

PROJECT SYNOPSIS

Lead Agency

County of Santa Barbara

Planning & Development Department
624 W. Foster Road

Santa Maria, CA 93455

Project Applicant

John Franklin

Franklin Real Estate Development, LLC
3159 Eaglewood Avenue

Thousand Oaks, California 91362

Project Description

The proposed project involves a Vesting Tentative Tract Map, Comprehensive Plan
Amendment, Rezone, and Development Plan entitlements to subdivide an existing 138.6-acre
parcel into 138 lots and develop 125 single-family residential units on the northern portion of
the site. Approximately 106 acres (76%) of the site is proposed as open space. The property is
identified as Assessor’s Parcel Number (APN) 129-151-026. It is within the Orcutt Community
Plan (OCP) area and is referred to as Key Site 3.

ALTERNATIVES

Seven alternatives to the proposed project have been analyzed in this SEIR. The future
development of the Key Site 3 project under the Orcutt Community Plan (OCP) and three
alternatives were previously analyzed in the OCP EIR (1995). This SEIR also addresses three
additional alternatives to the currently-proposed Key Site 3 development project. The seven
alternatives are:

OCP EIR Alternatives
1. Key Site 3 Project Evaluated in OCP EIR
2. OCP EIR No Project (OCP EIR Alternative #1)
3. Low Buildout Alternative (OCP EIR Alternative #2)
4. High Buildout Alternative (OCP EIR Alternative #3)

County of Santa Barbara
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Additional Alternatives Considered in this SEIR

5. Revised No Project Alternative (MR-O Only)
6. Reduced Project Alternative
7. Shifted Project Alternative

Alternative 5, the New No Project Alternative, is considered environmentally superior overall,
since any future development proposed for this site would be expected to adhere to the land
use designation and zoning within the Orcutt Community Plan, as well as any pertinent
development standards. This alternative avoids several impacts that were noted as significant
and unavoidable (Class I) for the proposed project including: visual character, scenic resources,
cumulative visual resources, cumulative wastewater, and cumulative solid waste impacts. This
alternative would also avoid development of detention basins and bridges near Orcutt Creek;
however, it would not dedicate public open space nor satisfy project objectives.

Among the remaining alternatives, the Reduced Project Alternative (Alternative 6) would result
in the fewest significant and unavoidable impacts as compared to both the proposed project and
to the original alternatives analyzed in the OCP EIR, and hence would be considered
environmentally superior among the remaining alternatives. As described in the analysis above,
the Reduced Project Alternative avoids the project’s significant and unavoidable project-specific
impact (visual character), and this alternative’s significant and unavoidable cumulative impacts
are limited to cumulative aesthetics and solid waste impacts. The Reduced Project Alternative
also avoids potentially significant Highway 101-related noise exposure and substantially
reduces air toxics risk impacts through the application of a 200-foot setback from the Highway
101 right of way. It also results in reduced GHG emissions and reduced regional impacts on
public services and facilities and would generate less operational traffic and noise. In the
Reduced Project Alternative, the Highway 101-related impacts would be less than significant
without mitigation; however, the use of Mitigation Measures to reduce exposure to health risks
would still be recommended to further reduce impacts related to vehicle emissions.

Development of the Reduced Project Alternative would avoid the following project-specific
significant impacts identified for the proposed project:

e Visual/Aesthetic Resources: The significant and unavoidable (Class I) impact on visual
character would become significant but mitigable (Class II).

¢ Greenhouse Gas Emissions: There would be no need for mitigation to reduce
greenhouse gas emissions below the applicable threshold of significance.

¢ Noise: There would be no need for mitigation (i.e., sound walls) to reduce exterior noise
levels from freeway noise (however, Mitigation Measure N-2(b) may still be required to
ensure that interior noise levels are reduced to 45 dBA or less).

The Reduced Project Alternative would avoid one of the identified significant and unavoidable
impacts of the project, and it would reduce two of the identified significant but mitigable
impacts while still providing benefits such as a mix of new housing types, MR-O screening, and
the dedication of public open space and trails.

County of Santa Barbara
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Furthermore, the Reduced Project Alternative does not present any new significant impacts that
were determined to be less than significant in the analysis of the proposed project nor would it
increase the severity of impacts identified for the proposed project.

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Table ES-1 summarizes the identified environmental impacts for each issue area studied in the
EIR, required mitigation measures (if any), and the level of significance after mitigation. Table
ES-1 contains the project-specific impacts organized by impact level, followed by the
cumulative impacts. Class I impacts are defined as significant and unavoidable adverse
impacts, which require a statement of overriding considerations to be made per Section 15093 of
the State CEQA Guidelines if the project is approved. Class Il impacts are significant, adverse
impacts that can be feasibly mitigated to a less than significant level, and which require findings
to be made under Section 15091 of the State CEQA Guidelines. Class III impacts are considered
less than significant impacts. Potential project-specific and cumulative impacts are listed below
in summary form.

Class I - Significant and Unavoidable Impacts

e Visual character

o  Cumulative visual character impacts

o Cumulative impacts to sensitive habitats and habitat loss
o Cumulative wastewater impacts

e Cumulative solid waste impacts

Class II - Significant Impacts that Can Be Mitigated to Less than Significant Levels

e Hazardous air pollutant emissions from Highway 101
o Loss of sensitive habitat, incl. riparian vegetation
e Potential impacts to Orcutt Creek

e Wildlife corridors

o Vegetation removal

e Special status plants

e Special status animals

e Known cultural resources

e Unknown cultural resources

e Paleontological resources

o Wildland fire hazards

o Cumulative wildland fire hazards

e Soil erosion

e Operational greenhouse gas emissions

e Quality of Life

o  Construction noise impacts

e Roadway noise exposure

e Operational/intersection level of service impacts
e Cumulative traffic impacts

County of Santa Barbara
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Construction water quality
Drainage

Class III - Less than Significant Impacts

Scenic views

Light and glare

Cumulative impacts to scenic views and light and glare
Construction air quality emissions
Operational air quality emissions
Clean Air Plan consistency
Cumulative air quality impacts
Cumulative cultural resources impacts
Fire protection services

Local fire flow requirements
Groundshaking

Slope stability

Soil stability and settlement
Cumulative fire protection services
Cumulative geological impacts
Cumulative greenhouse gas emissions
Orcutt Community Plan Consistency
Cumulative land use impacts
Roadway noise

Cumulative noise impacts

Schools

Water Supply

Wastewater

Solid Waste

Cumulative impacts to water supply
Flood hazards

Cumulative hydrology and water quality impacts
Cumulative flood hazard impacts

ES-4
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Table ES-1 Summary of Potentially Significant Environmental Impacts,
Mitigation Measures and Significance after Mitigation

Impact

Mitigation Measures

Significance After Mitigation

CLASS | PROJECT-SPECIFIC IMPACTS (Significant and Unavoidable)

4.1 Aesthetics/Visual Resources

Impact AES-1. The proposed
residential development of the
upper mesa would alter the
predominantly rural aesthetic
character of the project site, which
serves as a prominent “Gateway
Parcel” to the community of Orcultt.

AES-1(a). Architectural and Landscape Guidelines. The owner/applicant shall develop and
implement Architectural and Landscape Guidelines that include the components listed below.
The Guidelines shall incorporate the guidance from the applicable OCP Development Standards
(DevStds VIS-0-1.1, VIS-0.3.1, VIS-0-3.4, KS3-14 through KS3-17, KS3-19 through KS3-21,
etc.) and include clear criteria and requirements to guide the design, layout, and landscaping of
all residential development. All future development shall comply with the Guidelines.
Enforcement of compliance with the Guidelines shall be the responsibility of the Planning and
Development Department (P&D).

e Tract landscaping. Landscaping installed as part of tract improvements shall be consistent
with approved landscape plans. Landscaping guidelines shall describe the following
elements:

o0 Landscaping shall consist of drought-tolerant native and/or Mediterranean type species,
and shall provide screening along the project perimeters;

o Only natural fiber, biodegradable materials shall be used;

o Fuel management techniques shall be used, including, but not limited to, fire resistive
landscaping, defensible space features, and strictly controlled vegetation within
defensible space;

o Fire-resistant vegetation shall be used in tract landscaping.

¢ Individual House Landscaping. Landscaping Plans for the front yards of individual houses
shall be prepared by a qualified Landscape Architect, and shall be designed to screen and
blend the proposed development into the surrounding area while preserving identified
viewsheds. Individual lot landscaping plans shall incorporate plants that are drought-tolerant
native and/or Mediterranean type species. Only natural fiber, biodegradable materials shall
be used for plantings.

e Architectural Guidelines. Natural building materials and colors compatible with surrounding
terrain (earth-tones and non-reflective paints) shall be used on exterior surfaces of all
structures, including fences and walls. Color combinations used on individual home roofs,
walls, and facias shall be selected as to avoid high contrast, such as very dark brown
adjacent to white. Roof vents shall be the same earthtone shade as the surrounding roof
surface. Materials shall be denoted on building plans.

Plan Requirements and Timing. The owner/applicant shall submit Design Guidelines to P&D
and the Board of Architectural Review for review and approval prior to final map recordation.
Guidelines shall be recorded with the final map for the tract. A copy of the Guidelines shall be
submitted with grading, building, and landscaping plans prior to zoning clearance approval for

individual lot development. Common area/tract landscaping shall be installed prior to

Potential impacts to the project site
under the current development
proposal are greater than those
analyzed in the OCP EIR, even after
the application of all feasible
mitigation, and cumulative impacts
related to change in visual character
would remain significant and
unavoidable (Class ).

ES-5
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Table ES-1 Summary of Potentially Significant Environmental Impacts,

Mitigation Measures and Significance after Mitigation

Impact

Mitigation Measures

Significance After Mitigation

occupancy clearance for the first single family dwelling. A landscape plan in conformance
with the approved Guidelines shall be reviewed and approved prior to issuance of Zoning
Clearance for individual lot development. The Guidelines shall be included in Covenants,
Conditions and Restrictions (CC&Rs), and monitored by a Homeowners Association (or similar
entity) with oversight by County P&D.

Monitoring. For both common area/tract and individual house projects, P&D compliance
monitoring staff shall ensure compliance prior to occupancy clearance upen-completion-of
tract improvements,-and-as-needed.

AES-1(b). Graffiti Control. A Homeowner's Association, owner/applicant or successor shall
clean up any graffiti on sound walls in the project site within 72 hours. If the problem persists, as
determined by P&D, a plan for preventing recurrence shall be submitted to P&D for review and
approval, and shall be implemented as approved. Suggested anti-graffiti measures include the
use of vertical landscaping or vines along affected wall surfaces and/or the use of anti-graffiti
paint.

Plan Requirements and Timing. This condition shall be printed on final subdivision
improvement plans and included in the project's CC&Rs. A graffiti prevention plan shall be
submitted by the owner/applicant or Homeowners Association upon determination of need by
P&D.

Monitoring. P&D shall review plans and CC&Rs for conformance prior to final map clearance
and confirm compliance prior to issuance of zoning clearance building-permits. P&D shall also
site inspect and respond to complaints.

CLASS | CUMULATIVE IMPACTS (Significant and Unavoidable)

4.1 Aesthetics/Visual Resources

Cumulative Impacts to
Aesthetics (Visual Character)

Mitigation Measures AES-1(a) and AES -1(b) would apply.

Potential impacts to the project site
under the current development proposal
are greater than those analyzed in the
OCP EIR, even after the application of
all feasible mitigation, and cumulative
impacts related to change in visual
character would remain significant and
unavoidable (Class I).

ES-6
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Table ES-1 Summary of Potentially Significant Environmental Impacts,
Mitigation Measures and Significance after Mitigation

Impact

Mitigation Measures

Significance After Mitigation

4.3 Biological Resources

Cumulative Biological
Resources Impacts

Cumulative development in the Orcutt area has permanently eliminated tracts of native plant
communities, and some native plant communities are now classified as rare or threatened. The
proposed project, including development of the MR-O zone, would contribute incrementally to
habitat loss within the Orcutt area, particularly in southern Orcutt where a number of key sites
feature important sensitive resources. Native habitats support native wildlife species, many of
which cannot survive in, or do not adapt to, the noise and disturbance associated with residential
and urban developments. Species that do tolerate developed, landscaped, and disturbed sites
include aggressive, non-native species that further displace native plants and wildlife, or may
prey upon native species. The proposed project, both directly and indirectly, will contribute to the
gradual reduction and fragmentation of native habitats (including sensitive habitats), loss of
native plant species diversity and populations, and reduction in and potential loss of native
wildlife diversity and populations. While many of the impacts to specific special status species
are mitigated to a level less than significant in this SEIR, the project’s contribution to cumulative
impacts to sensitive habitats and to habitat loss in general would be potentially significant.

Cumulative impact of development of
the key site in the broader OCP area
was already addressed in the OCP EIR
and determined to be significant and
unavoidable (Class I).

4.10 Public Services and Facilities

Cumulative Wastewater Impacts

Although the required payment of impact mitigation fees would ensure that the project’s
contribution to wastewater demands would be less than significant at a project level,
development on the project site would have an average wastewater demand of 0.028 MGD,
which is approximately 10% of the projected Orcutt area residential demand, and approximately
4% of the projected total demand. This would be a cumulatively considerable contribution.

The project’s contribution to cumulative
impacts would be significant and
unavoidable (Class I).

Cumulative Solid Waste Impacts

Cumulative development of Key Site 3 would exceed the 40-ton per year cumulative County
threshold for solid waste. Hence, cumulative development in the Orcutt area would exacerbate
the exceedances anticipated from cumulative development of Key Site 3.

Cumulative development would result in
a significant and unavoidable impact
(Class |) to solid waste generation and
the project’s contribution to this impact
would be cumulatively considerable.

ES-7
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Table ES-1 Summary of Potentially Significant Environmental Impacts,
Mitigation Measures and Significance after Mitigation

Impact

Mitigation Measures

Significance After Mitigation

CLASS Il PROJECT-SPECIFIC IMPACTS (Less than Significant with Mitigation)

4.2 Air Quality

Impact AQ-3. Sensitive receptors
on the proposed project site would
be exposed to hazardous air
pollutants at levels that may cause
acute and chronic health risks. The
proposed residences closest to
Highway 101 would be exposed to
air pollutants that exceed
significance thresholds.

AHRAQ-3. Indoor Air Pollution. The mitigation actions listed below would apply to all residences
within 300 feet of the centerline of U.S. 101:

e Forced air ventilation with filter screens on outside air intake ducts shall be provided for all
residences within 300 feet of the centerline of U.S. 101. The filter screens shall be capable of
removing at least 85% of the particulate matter including fine particulate matter (PM<2.5
micron).

e A brochure notifying the future residents of the need for maintaining the filter screens shall
be prepared and provided at the time of ownership exchange. In addition, a notice of the
diesel particulates risk hazard and the need for screen maintenance shall be placed in the
property title.

e Windows and doors shall be fully weatherproofed with caulking and weather-stripping that is
rated to last at least 20 years.

Plan Requirements and Timing. The above-noted emissions avoidance measures shall be
incorporated into the project and shown on the plans submitted for zoning clearance. The
brochure and the specifications for the filter screens shall also be submitted to Planning and
Development (P&D) for review prior to zoning clearance approval.

Monitoring. P&D shall review the hazard avoidance measures and confirm acceptable wording

in the brochure and the suitability of the proposed screens prior to issuance of zoning clearance.
County building inspectors shall check for installation of the filter screens and adequate weather-
proofing in the appropriate units prior to issuance of certificate of occupancy.

These mitigation actions would provide
for the removal of particulates prior to
entering into the indoor environment,
thereby reducing the overall exposure
of individual residents. With this
reduction in exposure to hazardous air
pollutants HAPRs, the combined
exposure from time spent both indoors
and outdoors would be below
significance thresholds. With
implementation of the required
mitigation measures, impacts to
sensitive receptors due to proximity to
U.S. 101 would be reduced to less than
significant (Class II).

4.3 Biological Resources

Impact BIO-1. Construction and
development activities, together
with multi-use paths and
construction of the span bridge for
secondary access, as well as the
proposed amendment to the OCP
associated with residential
development of Key Site 3 could
result in direct loss of sensitive
habitats, including riparian
vegetation.

Mitigation KS3-BIO-2 requires mitigation focused on coast live oak trees. Mitigation KS3-BIO-3,
which was incorporated into the Final OCP as DevStd KS3-5, requires that the location of the
bike path, hiking trails, and rest area be sited to minimize vegetation removal. In addition, the
following mitigation measures would also be required to mitigate impacts to sensitive habitats on-
site (primarily) Central Dune Scrub.

Bl10-1(a)Sensitive Habitat Restoration Plan. (modification of OCP EIR Mitigation Measures
BIO-3 and BIO-3.2) To mitigate for effects on sensitive vegetation from the project, from
development of Key Site 3, including the span bridge and multi-use trail, the owner/applicant
shall hire a qualified biologist to develop a Habitat Restoration Plan with the goal of restoring up

to 0.12 acre of Central Coast Live Oak Riparian Forest and 0.02 acre of Central Dune Scrub at a

The above mitigation measures would
protect native habitats through inclusion
of setbacks, native landscape buffers,
and restoration of degraded areas and
the selective placement of the multiuse
trail and span bridge to minimize loss of
significant vegetation. Mitigation
Measure BIO- 1(a) would require
restoration of disturbed sensitive
habitats, while Mitigation Measure BIO-
1(d) would protect native habitats from

ES-8
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Table ES-1 Summary of Potentially Significant Environmental Impacts,
Mitigation Measures and Significance after Mitigation

Impact

Mitigation Measures

Significance After Mitigation

minimum ratio of 2:1 (habitat restored to habitat impacted). The Habitat Restoration Plan shall be

implemented for a period of not less than five years, or until restoration has been completed

successfully as determined by P&D. Off-site habitat acquisition and off-site restoration and/or
enhancement may be considered if onsite restoration is not feasible as long as the off-site
proposals result in equal compensatory value. Replacement ratios for off-site mitigation may be

different than those required for onsite mitigation. The Habitat Restoration Plan shall include, at a

minimum, the following components:

e Description of the project/impact site (i.e.: location, responsible parties, areas to be impacted
by habitat type);

e Goal(s) of the compensatory mitigation project [type(s) and area(s) of habitat to be
established, restored, enhanced, and/or preserved; specific functions and values of habitat
type(s) to be established, restored, enhanced, and/or preserved];

e Description of the proposed compensatory mitigation-site (location and size, ownership
status, existing functions and values of the compensatory mitigation-site);

e Implementation plan for the compensatory mitigation-site (rationale for expecting
implementation success, responsible parties, schedule, site preparation, planting plan);

e Maintenance activities during the monitoring period, including weed removal as appropriate
(activities, responsible parties, schedule);

e Monitoring plan for the compensatory mitigation-site, including no less than quarterly
monitoring for the first year (performance standards, target functions and values, target
acreages to be established, restored, enhanced, and/or preserved, annual monitoring
reports);

e Success criteria based on the goals and measurable objectives; said criteria to be, at a
minimum, at least 80 percent survival of container plants and 30 percent relative cover by
vegetation type;

e An adaptive management program and remedial measures to address negative impacts to
restoration efforts;

e Noatification of completion of compensatory mitigation and agency confirmation; and
Contingency measures (initiating procedures, alternative locations for contingency
compensatory mitigation, funding mechanism).

Plan Requirements and Timing. The Habitat Restoration Plan shall be submitted to P&D for
review and approval prior to issuance of Zoning Clearance Land-UsePermits. If habitat
restoration is to take place off-site, the above requirements shall also apply, and, in addition,
proof of purchase or an easement controlling off-site acreage shall also be submitted to P&D

prior to issuance of Zoning Clearance Land-Use-permits.

Monitoring. The restoration shall be monitored by a P&D qualified biologist for five years. P&D

invasion by non-natives by requiring
locally native species in landscaping
adjacent to open space areas. Taken
together, these mitigation measures
would offset the small amounts of
acreages potentially lost due to the
proposed development. With the above
mitigation measures, impacts to
sensitive habitats due to construction
would be less than significant (Class II).

ES-9
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Table ES-1 Summary of Potentially Significant Environmental Impacts,
Mitigation Measures and Significance after Mitigation

Impact

Mitigation Measures

Significance After Mitigation

shall oversee implementation of the Habitat Restoration Plan threugh-periedic-monitoring to
ensure that monitoring by a P&D qualified biologist is conducted on a yearly basis, and a
final restoration site inspection is conducted upon completion of the Habitat Restoration Plan.

BIO-1(b) Oak Tree Avoidance. (Modification of Mitigation KS3-BIO-2 in OCP EIR). The
owner/applicant shall modify the proposed development to either incorporate and/or avoid oak
trees or their driplines. The following shall be graphically depicted on all final grading and
building plans:

e The location and extent of driplines for all trees and the type and location of any fencing.

o Development shall be located 25 feet outside of the driplines of all preserved oak trees.
Equipment storage and staging areas shall be designated on approved grading and building
plans outside of dripline areas.

e Paving over soil shall be a pervious material (i.e., gravel, brick without mortar) where access
roads or driveways encroach within 25 feet of the dripline of an oak tree, except on bridges
over Orcutt Creek.

e Permanent tree wells or retaining walls shall be specified on approved plans and shall be
installed prior to the issuance of Zoning Clearance approvalofLand-Use-Permits. A
County-approved arborist/biologist shall oversee such installation.

o Drainage plans shall be designed such that oak tree trunk areas are properly drained to
avoid ponding.

o All utilities shall be placed in development envelopes or within or directly adjacent to
roadways and driveways or in a designated utility corridor in order to minimize impacts to
trees.

The following shall be printed as conditions on all final grading, zoning clearance, and building

plans:

¢ No grading or development shall occur within the driplines of oak trees that occur in the
construction area.

o Allindividual oak trees or groups of trees within 50 feet of proposed ground disturbances
shall be temporarily fenced with bright orange construction fencing prior to and throughout all
grading and construction activities. The fencing shall be installed 25 feet outside the dripline
of each oak tree or group of trees, and shall be staked every six feet.

e No construction equipment shall be parked, stored, or operated within 25 feet of any oak tree
dripline.

o No fill soil, rocks, or construction materials shall be stored or placed within 25 feet of the
dripline of a specimen oak tree.

o No artificial surface, pervious or impervious, shall be placed within 25 feet of the dripline of
any oak tree, except for County-approved project access roads.

e Any roots encountered that are one inch in diameter or greater shall be cleanly cut. This shall

ES-10
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Table ES-1 Summary of Potentially Significant Environmental Impacts,
Mitigation Measures and Significance after Mitigation

Impact

Mitigation Measures

Significance After Mitigation

be done under the direction of a County-approved arborist/biologist.

e Any construction activity required within three feet of an oak tree's dripline shall be done with
hand tools.

e No permanent irrigation shall occur within the dripline of any existing oak tree.
Only designated trees shall be removed. All grading and construction plans shall clearly
delineate those trees to be removed and those to remain.

e Maintenance of oak trees shall be accomplished through water-conserving irrigation
techniques.

Plan Requirements and Timing. Final grading, zoning clearance, and building plans
submitted to P&D for review and approval shall include the above protection measures.

Monitoring. P&D shall ensure that final plans include this measure prior to zoning clearance
issuance fand-use-clearance for grading and subdivision improvements. Permit compliance staff
shall site inspect and verify installation of protective barriers prior to the commencement of
grading activities. Thereafter, site inspections shall be conducted at a minimum of once per week
through all phases of development to ensure compliance with the above measures.

BIO-1 (c) Central Dune Scrub and Central Coast Live Oak Riparian Forest Avoidance
(modification of Mitigation Measure BIO-23 from the OCP EIR). Unnecessary impacts to Central
Dune Scrub and Central Coast Live Oak Riparian Forest shall be avoided through installation of
bright orange construction fencing placed a minimum of 30 feet outside the edge of these
habitats to prevent additional impacts. The fencing shall be installed prior to initiation of ground
disturbance activities and shall remain in place until construction is complete. These areas shall
be considered Environmentally Sensitive Areas (ESA) in which no vehicles, people, materials, or
equipment will be allowed while fencing is in place. Grading and zoning clearance plans shall
show the location of these habitats and protective fencing.

Plan Requirements and Timing. Grading and zoning clearance plans showing the location of
Central Dune Scrub and Central Coast Live Oak Riparian Forest and protective fencing ; shall be
submitted to P&D for review and approval prior to zoning clearance issuance land-use
clearanee for grading and subdivision improvements.

Monitoring. P&D compliance monitoring staff shall inspect the site prior to initiation of ground
disturbance and shall inspect the site a minimum of once per week to ensure protective fenrce
fencing is in place. P&D shall oversee implementation of the Habitat Restoration Plan.

BIO-1(d) Landscaping Plan. The project landscape plan shall indicate the locations and
species of plants to be installed throughout the development, including areas adjacent to open

space. Drought tolerant, locally native plant species shall be selected in consultation with a

ES-11
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Table ES-1 Summary of Potentially Significant Environmental Impacts,
Mitigation Measures and Significance after Mitigation

Impact Mitigation Measures Significance After Mitigation

qualified biologist. Invasive non-native plant species that occur on the California Invasive Plant
Council Lists shall not be permitted. Species selected for planting in setbacks shall be similar to
those species found in adjacent native habitats.

Plan Requirements and Timing. The landscape plan shall be submitted to P&D for review and
approval prior to final map clearance.

Monitoring. P&D compliance monitoring staff shall inspect the site prior to occupancy to
ensure compliance.

County of Santa Barbara
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Table ES-1 Summary of Potentially Significant Environmental Impacts,
Mitigation Measures and Significance after Mitigation

Impact

Mitigation Measures

Significance After Mitigation

Impact BIO-2. Construction and
development of Key Site 3 as well
as the proposed amendment to the
OCP would result in potential
impacts to Orcutt Creek.

Mitigation Measure KS3-BIO-1 included a restriction on development within 150 feet of the
northern bank of Orcutt Creek and anywhere south of the creek, with the exception of a bike
path. KS3-BIO-7 would also prevent contamination of Orcutt Creek from urban run-off. In
addition, KS3-BIO-6 requires adherence to standards for lighting adjacent to open space areas.

Mitigation Measures BIO-1(a), BIO-1(b), BIO-2(b), BIO-3(a), BIO-3(b), and BIO-3(c) would apply.
Increased storm water run-off is not expected to result in impacts to Orcutt Creek as they are
anticipated to be directed towards various drainage basins on-site. The following additional
mitigation measures are also required to mitigate impacts to wetland habitats.

BlO-2(a)Avoidance of Impacts to Orcutt Creek. The owner/applicant shall design bridge
crossings over Orcutt Creek such that impacts to the stream channel are minimized. No
permanent structures shall be placed within the stream channel. Construction of the bridge shall
occur during the low-flow period of the year when water within the creek is minimal or absent. In
addition, all utilities shall either be attached to the underside of the bridge or shall be drilled
under the creek bed such that trenching through the creek is avoided. A County-approved
biologist shall be present during bridge construction as well as when drilling beneath the creek
bed to ensure that frac-out (excessive drilling pressure causing drilling mud to breach the
surface) does not occur. Storm water drain outfalls shall incorporate energy dissipaters to reduce
the speed at which storm water flows into Orcutt Creek. Removal of riparian habitat shall be
avoided to the greatest extent feasible. Where riparian habitat cannot be avoided, a Streambed
Alteration Agreement (SAA) may be required from the CDFW, and a restoration plan shall be
developed in accordance with Mitigation Measure BIO-1(a) above. Restoration shall occur on-
site at a minimum of 2:1 (acres of habitat restored for acres of habitat impacted).

Plan Requirements and Timing. The owner/applicant shall submit bridge designs and copies
of the SAA (if applicable) and restoration plan (if applicable) to P&D prior to zoning clearance
issuance of-fand-use-clearance for grading and subdivision improvements.

Monitoring. P&D shall oversee implementation of the SAA Streambed Alteration Agreement
and restoration plan as well as shall inspect the bridge to ensure compliance. P&D and/or a
County-approved biologist shall be present during all bridge construction and utility installation
activities.

BlO-2(b)Agency Coordination. Impacts to Orcutt Creek may require permits from the United
States Army Corps of Engineers (USACE), Regional Water Quality Control Board
(RWQCB), and California Department of Fish and Wildlife (CDFW). The owner/applicant
shall obtain correspondence from applicable state and federal agencies regarding compliance of
the proposed development with state and federal laws.

Implementation of the Policy BIO-O-2.1
would reduce lighting impacts, and
Mitigation Measure BIO-1(d) would
ensure that only native species are
used for landscaping near riparian
(open space) areas. Mitigation
Measures BIO-1(a) and BIO-2(a) would
minimize permanent loss of riparian
habitat by requiring restoration for
disturbed areas, and Mitigation
Measures BIO-1(b) and (c) would
provide for avoidance and minimization
of impacts to oak trees, which are
common within the riparian habitat on-
site. Mitigation Measure BIO-2(a) and
BIO-2(c-d) would prescribe measures
that avoid impacts to Orcutt Creek.
Mitigation Measure BIO-2(b) would
require consultation with regulatory
agencies to ensure that applicable
federal and state laws are followed.
Taken together, implementation of the
above mitigation measures would
reduce impacts to Orcutt Creek and
riparian habitat to a less than significant
level (Class II).
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Plan Requirements and Timing. The owner/applicant shall submit copies of correspondence
and/or permits (as applicable) from with applicable agencies to P&D prior to zoning clearance
issuance for ef grading and subdivision improvements permits.

Monitoring. P&D compliance monitoring staff shall review agency correspondence and shall
ensure that the project meets any requirements outlined by the agencies.

B1O-2(c)Outlet Structures. Outlet structures for energy dissipation shall minimize disturbance
to the natural drainage and avoid the use of unnatural materials, such as concrete, grouted rock,
and asphalt rubble. Where hard bank materials must be used, natural rock, gabions, crib wall or
other more natural means of energy dissipation shall be preferred. Rock grouting shall only be
used if no other feasible alternative is available as determined by P&D and Flood Control.

Plan Requirements and Timing: Plans shall be submitted for review and approval by P&D and
Flood Control. Plans shall be submitted prior to Zoning Clearance issuance

Use-Permit for grading and subdivision improvements. Structures shall be installed during
grading operations.

Monitoring: P&D compliance monitoring staff and/or Building & Safety inspectors shall ensure
construction according to plan.

BIO-2(d)Equipment Storage-Construction. The owner/applicant shall designate one or more
construction equipment filling and storage areas within the designated development to contain
spills, facilitate clean-up and proper disposal and prevent contamination from discharging to the
storm drains, street, drainage ditches, creeks, or wetlands. The areas shall be no larger than 50
x 50 foot unless otherwise approved by P&D and shall be located at least 100 feet from any
storm drain, waterbody or sensitive biological resources.

Plan Requirements and Timing: The Applieant owner/aApplicant shall designate the P&D
approved location on all land use, grading. and building plans Land-Usepermits. The
owner/applicant shall install the area prior to commencement of construction.

Monitoring: P&D compliance monitoring staff shall ensure compliance prior to and throughout
construction.

Impact BIO-3. Development of the
proposed project would result in
impacts to wildlife movement
through direct loss of habitat and
disruption of wildlife corridors.
Further impacts to wildlife

Those mitigation measures above which aim to preserve habitat would apply as well as BIO-
1(a). In addition, the following mitigation measures are also required to mitigate impacts to
wildlife corridors on-site:

B1O-3(a) Development Restriction. The owner/applicant shall restrict trail development within

the Open Space Area to the minimum area necessary. All trails and bicycle paths shall be sited

The

above measures-and-considering
the majority of the site willbe-preserved

as-a-contiguous-pateh-of-open-spaee,
whieh-ineludes including Orcutt Creek,
will be preserved as a contiguous
patch of open space and-aid to
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movement would occur due to
disturbance of habitat by domestic
animals, and increased levels of
noise, light, and human presence.

and designed to minimize erosion and removal of native vegetation and to encourage
sustainable low maintenance. To the maximum extent feasible, trails shall follow existing dirt
roads and trail alignments. Where this is not possible, prior to final trail alignment of these trail
segments, the proposed trail route shall be surveyed by a P&D-qualified botanist. The botanist,
in consultation with P&D, shall reroute the trail alignment to avoid sensitive species. Bicycle path
construction shall avoid removal of riparian vegetation to the maximum extent feasible.

Plan Requirements and Timing: The owner/applicant shall dedicate, through a dedication on
the final map, the open space in fee to the County for open space and public trails purposes, as
identified on the approved Development Plan and Tentative Tract Map, and shall develop the
trail system including fencing and signage and any necessary trail structures to standards and
specifications of the Orcutt Community Plan (Orcutt Multiple Use Trails Plan and Trail Siting and
Design Guidelines) and the County Community Services Department, Parks Division. The
developer shall be responsible for the construction and maintenance of the trail system for two
years, at which time the Orcutt Community Facilities District, would assume maintenance
responsibility. Prior to recordation of the final map i i j

use-clearance for the final development plan: (1) The owner/applicant shall submit trail system
plans, including specific alignment and landscaping, fencing, and signage, and maintenance
funding/responsibility, for review and approval by Planning and Development (P&D) and
Community Services Department - Parks Division; (2) A performance security for trail installation
and maintenance shall be submitted by the owner/applicant to P&D for review and approval.
Timing: The trail system shall be constructed as part of initial tract improvements, prior to the
issuance of occupancy clearance for dwellings along the perimeter of the open space.

Monitoring: P&D Permit Compliance staff and Parks Division staff shall monitor trail and bike
path installation in accordance with the approved plans.

BIO-3(b)Open Space Management Plan. The owner/applicant shall develop an Open Space
Management Plan (OSMP) in consultation with County staff. Areas designated as Open Space
within Key Site 3 shall be described within the OSMP and shall be managed in perpetuity to
ensure long-term protection of native plant communities, as well as wildlife habitat in the open
space areas on site. The OSMP is intended as a tool to guide approved future uses within the
Open Space Area, such as trail development/maintenance and other recreational uses, ensuring
that required on-site mitigation measures are implemented as they relate to the above mentioned
resources. Implementation of applicable measures within the Open Space Area shall remain the
responsibility of the project owner/applicant within the five year monitoring period with the
County’s responsibilities limited to monitoring and enforcement of applicable mitigation measures
embodied in the OSMP. The restoration plan identified in Mitigation Measure BIO-1(a) may also
be incorporated as part of the OSMP if the restoration areas are located in the open space.

maintain regional connectivity.
Preservation of this on-site open
space, in addition to implementation
of; these mitigation measures would
reduce impacts to wildlife movement to
a less than significant level (Class I1).

ES-15

County of Santa Barbara




Orcutt Key Site 3 SEIR
Executive Summary

Table ES-1 Summary of Potentially Significant Environmental Impacts,

Mitigation Measures and Significance after Mitigation

Impact

Mitigation Measures

Significance After Mitigation

Plan Requirements and Timing. The OSMP shall be prepared by a County-approved biologist
and shall include the following:

Introduction, including a summary of applicable conditions of approval that make the Plan
necessary; the stated purpose and Goal of the Plan (usually this will be based on the
mitigation requirements), and a discussion of financial mechanisms and any necessary
agreements required to support the Open Space Management Area;

Survey and Mapping Methods, including habitat type references such as Holland (1986) and
Sawyer, Keeler-Wolf and Evens (2009);

Description of Environmental Setting, including description of project and open space area
(topography, soils, vegetation, wildlife, functions and values of habitats, etc.);

Management Goals and Objectives; (Examples include: (1) to ensure long-term protection of
native plant communities, cultural resources, and wildlife habitat in the open space areas on
site; (2) to establish baseline conditions upon which adaptive management will be
determined and success will be measured; and (3) to provide an overview of the operation,
maintenance, administrative and personnel requirements to implement management goals);
Provisions for Adaptive Management, including remedial actions if necessary;

Monitoring and reporting for 5 years; and

Detailed maps showing locations of resources, trails, fuel management requirements, and
locations of all proposed actions (e.g., restoration areas, weed removal areas, etc.).

The Final OSMP shall be submitted to the County for review prior to zoning clearance
issuance fand-use-clearance for grading and subdivision improvements.

Monitoring. The County will review the Final OSMP to ensure that it meets the specified
purpose and objectives of this mitigation.

B10-3(c)Wildlife Impact Avoidance (includes madification of Mitigation Measures BIO-6 and
KS3-BlO-6 in the OCP EIR). The owner/applicant shall design the development to incorporate
the following measures to reduce impacts to wildlife following occupancy:

Roadway widths adjacent to open space areas shall be reduced to the minimum width
possible while maintaining Fire Department Requirements for emergency access.
Appropriate signage warning residents of the potential presence of wild animals on roadways
and bike paths shall be installed along roads adjacent to open space areas. In addition,
interpretative educational signage discussing sensitive resources on-site (e.g., Orcutt Creek,
central dune scrub, oak woodland, rare plants and animals etc.) shall be installed along all
bike paths, hiking trails and rest areas. Information on educational signage shall be
developed by a County-approved biologist. Such signage shall be maintained by the
developer or HOA for two years, at which time the Orcutt Community Facilities district
would assume maintenance responsibility.
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e Utilities, such as electrical, water and sewer, shall be installed under paved roads and
sidewalks wherever possible.

o Information brochures shall be provided to potential buyers and included as an attachment to
the subdivision’s CC&Rs outlining the impacts associated with non-native animals,
(especially feral cats and dogs), impacts associated with introduction of invasive landscaping
plants, and impacts associated with use of pesticides. The information brochures shall also
inform potential buyers of the potential for wild animals, such as coyotes, to prey upon
domestic animals.

Plan Requirements and Timing. Grading, zoning clearance, and building plans shall include
the above measures and shall be submitted to P&D for review and approval prior to issuance of
zoning land-use-clearance for grading and subdivision improvements. The information brochure
shall be submitted to P&D for review and approval prior to zoning clearance for the first
residence.

Monitoring. P&D shall site inspect upon completion of construction.

BIO-3(d)Fence Design. Project fencing for accessory components (i.e. roads, trail, etc.) shall be

designed to minimize impacts to wildlife. Fencing shall not block wildlife movement. Where

fencing is required for public safety concerns, the fence shall be designed to permit wildlife

movement by incorporating design features such as:

e A minimum of 18 inches between the ground and the bottom of the fence to provide
clearance for small animals;

e A minimum of 12 inches between the top two wires, or top the fence with a wooden rail,
mesh, or chain link instead of wire to prevent animals from becoming entangled; and

o If privacy fencing is required near open space areas, openings at the bottom of the fence
measure at least 16 inches in diameter shall be installed at reasonable intervals to allow
wildlife movement.

Plan Requirements and Timing. Grading, zoning clearance,_and building plans shall include
the above measures and shall be submitted to P&D for review and approval prior to issuance of
zoning land-use clearance for grading and subdivision improvements. The information brochure
shall be submitted to P&D for review and approval prior to zoning clearance for the first
residence.

Monitoring. P&D shall site inspect upon completion of construction.

BIO-3(e)Lighting Plan (modification of OCP EIR Mitigation Measure KS3-BIO-6). The
applicant/owner shall develop a lighting plan for the entire development that shall reduce light

pollution in open space habitat areas. All exterior lighting features within 100 feet of open space
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shall include the installation of hoods so that the lights are fully shielded and full cut-off to
prevent “spill-over” into adjacent habitat. Night lighting of public areas shall be kept at the
minimum necessary for safety purposes. Excessive night lighting shall not be permitted within
100 feet of open space areas. No lighting shall be permitted along the multi-use trail along Orcutt
Creek. Use of high-intensity floodlights on residential lots shall be restricted as stated above, and
all residential lighting shall be fully shielded and full cut-off.

Plan Requirements and Timing. The owner/applicant shall submit the Lighting Plan to
Planning and Development (P&D) and the Board of Architectural Review for review and
approval prior to issuance of Zoning Clearance Land-Use-Permits.

Monitoring. P&D permit compliance monitoring staff shall site inspect all exterior light
fixtures after installation to ensure compliance.
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Impact BIO-4. Construction
activities may permanently
degrade native habitat through
vegetation removal, subsequent
weed invasion, erosion, and
siltation.

BlO-4(a) Construction Best Management Practices (BMPs). in-addition-to-the-BMPs-outlined

m—WR—%(bméeeue%ef—tkuséELR—the The following BMPs shall be implemented:
Installation of construction fencing five (5) feet outside of the disturbance limits of active
grading areas. The disturbance areas and fencing shall not encroach closer than 30 feet to
sensitive habitats.

Designation of a 15 mph speed limit in all construction areas.

e Designation of equipment washout and fueling areas to be located within the limits of grading
at a minimum of 500 feet from Orcutt Creek and/or other sensitive resources. Washout areas
shall be designed to fully contain polluted water and materials for subsequent removal from
the site.

o Mufflers shall be used on all construction equipment and light trucks shall be in good
operating condition.

e Drip pans shall be placed under all stationary vehicles and mechanical equipment.

All trash that may attract predators shall be properly contained, removed from the work site
weekly, and disposed of regularly. Following completion of -construction, all trash and
construction debris shall be removed from the work areas immediately.

e Sensitive vegetation removed by accident during construction shall be restored.

Plan Requirements and Timing. Revised gGrading and construction plans showing all BMPs
shall be submitted to P&D for review and approval prior to zoning clearance issuance approval
ofland-use-clearance for grading and subdivision improvements.

Monitoring. P&D building and safety shall oversee implementation of BMPs through periodic
construction site inspections of at least once per week throughout the duration of construction
activities.

B10-4(b)Invasive Weed Prevention. All disturbed areas shall be hydroseeded with a mix of
locally native species upon completion of work in those areas. In areas where construction is
ongoing, hydroseeding shall occur where no construction activities have occurred within six (6)
months since ground disturbing activities ceased. If exotic species invade these areas prior to
hydroseeding, weed removal shall occur in consultation with a qualified biologist, and in
accordance with the habitat restoration plan.

Plan Requirements and Timing. This measure shall be included on all grading, zoning
clearance, and construction plans. P&D shall review and approve the list of native seed to be
used for hydroseeding, prior to zoning clearance issuance land-use-clearance for grading and
subdivision improvements. P&D shall be notified when hydroseeding occurs.

Monitoring. P&D permit compliance and/or building and safety grading inspector shall

Mitigation Measure BIO-3(a), in
combination with Mitigation Measure
WR-2(b) would protect Orcutt Creek
from increased erosion and
sedimentation that could result from
disturbed surfaces during construction
of the project and would reduce impacts
from prevent wildlife from being harmed
by activities related to the construction
of the project. Mitigation Measure BIO-
4(b) would prevent the establishment of
invasive, non-native plant species in
areas disturbed by construction
activities. Implementation of these
measures would reduce the
construction impacts to less than
significant (Class II).
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ensure disturbed areas are not left barren for greater than six months.

Impact BIO-5. Impacts to special
status plants could occur as a
result of development of Key Site

3.

OCP EIR Mitigation BIO-29 requires a mitigation plan wherever impacts to rare plants occur and
encourages consultation with CDFW. Restoration meeting the requirements of Mitigation
Measure BIO-1(a) (habitat restoration plan) would be applied as a modification of OCP EIR BIO-
29, where special status plants cannot be avoided, and where they occur in an area of sensitive
habitat such as central dune scrub. The following additional mitigation measures are also
required:

BlO-5(a) Special Status Plant Surveys. Prior to any vegetation removal, grubbing, or
construction activities, seasonally timed special status plant surveys shall be conducted by a
County-approved biologist in any building areas no more than two years before initial ground
disturbance. The purpose of the surveys is to document the number, if any, of sensitive plants
within construction areas so that mitigation can be accomplished. The surveys shall coincide with
the bloom periods for each species listed-aboeve and all special status plant species identified on-
site shall be mapped onto a site-specific aerial photograph and topographic map at a scale of no
less than 1"=200'. Surveys shall be conducted in accordance with the most current protocols
established by the CDFW, USFWS, and the local jurisdictions if said protocols exist.

Plan Requirements and Timing. A report of the rare plant survey results shall be submitting to
P&D for review prior to zoning clearance issuance land—us&elea#anee for gradlng and
subd|V|S|0n |mpr0vements

theesta%e—lets Mapped Iocatlons of rare plants shaII be shown on gradlng plans
Monitoring. P&D shall ensure that the rare plant surveys have been completed.

BIO-5(b) Special Status Plant Avoidance and Minimization. If List 1B species are found
during the special status plant species surveys, the owner/applicant shall avoid impacting these
plant species to the greatest extent feasible. If avoidance is not feasible, the project shall
mitigate impacts to special status plans pursuant to Mitigation Measure BIO-6(c). Rare plant
occurrences that are not within the immediate disturbance footprint, but are located within 50 feet
of disturbance limits shall have bright orange protective fencing installed at least 30 feet beyond
their extent to protect them from harm.

Plan Requirements and Timing. The owner/applicant shall submit revised tract and/or
development plans, as applicable, indicating the location of rare plants to P&D for review and
approval prior to zoning clearance issuance land-use-clearanee-for grading and subdivision
improvements. P&D permit compliance monitoring staff shall inspect the site prior to initiation
of ground disturbance activities to ensure the protective fencing is installed properly.

Implementation of restoration per
Mitigation Measure BIO-4(a) and the
above mitigation measures BIO-5(a)
through BIO-5(c) would offset impacts
to special status plant species by
requiring appropriately timed sensitive
plant surveys, avoidance and
minimization of impacts to special
status plant species, and a mitigation
plan for impacts to formally-listed rare
plants. Implementation of these
mitigation measures would effectively
reduce impacts to special status plant
species to a less than significant level
(Class II).
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Monitoring. P&D shall ensure that the proposed development avoids impacts to rare plant
species to the greatest extent feasible. The protective fencing shall be monitored weekly until
construction is complete.

B1O-5(c) Special Status Plant Mitigation. If avoidance of List 1B species is not feasible, seed
shall be collected from on-site rare plants and/or from other local populations of plants, prior to
removal. Seed shall be distributed in areas not destined for development that have the
appropriate habitat characteristics necessary to support the restoration. Permits shall be
obtained by the developer prior to seed collection from the federal and/or state government,
where applicable. Existing occurrences to be protected could also be enhanced to increase the
areal extent and numbers of the occurrence. Topsoil may also be salvaged and distributed over
temporarily disturbed areas following completion of construction activities.

The total number or total acreage for each special status plant species shall be determined prior
to initiation of ground disturbance activities in any areas containing such species and shall be
restored on-site at a County-approved location at a 2:1 ratio for each species. Restoration may
be focused in areas temporarily disturbed by grading activities and may coincide with Central
Dune Scrub and/or Central Maritime Chaparral habitat restoration (if appropriate), but should
occur south of Orcutt Creek to the greatest extent feasible. A restoration plan that includes
monitoring requirements and follow up reporting shall be prepared in accordance with Mitigation
Measure BIO-1(b) above. The plan shall be in place for no less than five years.

Plan Requirements and Timing. The owner/applicant shall submit the mitigation and
monitoring plan to P&D for review and approval prior to zoning clearance issuance land-use
elearanee for grading and subdivision improvements;-and-prior-to-zening-clearancefor

Monitoring. P&D shall ensure that the proposed development avoids impacts to rare plant
species to greatest extent feasible.

B10-5(d)CDFW and USFWS Consultation. If the results of the rare plant surveys indicate that
rare plants listed under CESA or FESA occur on-site, and they cannot feasibly be avoided by the
proposed development, consultation with CDFW and/or USFWS shall be required. If any state or
federally listed plant is identified onsite, and cannot be avoided, then an incidental take permit
from the CDFW will be required which would likely include avoidance and minimization
measures similar to BIO-6(b) A mitigation plan developed in accordance with Mitigation Measure
BIO-2(a) shall be developed and submitted to CDFW as well as the County for approval.

Plan Requirements and Timing. If applicable, a copy of the CESA Incidental Take Permit shall
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be filed with P&D prior to zoning cIearance issuance land—useelea#anee for gradlng and
subdlwsnon |mprovements

Monitoring. P&D shall ensure that all required documentation is received prior to initiation of
construction activities and shall oversee implementation of mitigation plans.

Impact BIO-6. Implementation of
the proposed project would result
in potential impacts to special
status animal species.

B10-6(a) Worker Environmental Awareness Program (WEAP). Prior to initiation of
construction activities (including staging and mobilization), all personnel associated with project
construction shall attend WEAP training, conducted by a County-approved qualified biologist, to
aid workers in recognizing special status resources that may occur in the project area. The
specifics of this program shall include identification of the sensitive species and habitats, a
description of the regulatory status and general ecological characteristics of sensitive resources,
and review of the limits of construction and mitigation measures required to reduce impacts to
biological resources within the work area. A fact sheet conveying this information shall also be
prepared for distribution to all contractors, their employers, and other personnel involved with
construction of the project. All employees shall sign a form documenting provided by the trainer
indicating they have attended the WEAP and understand the information presented to them. The
form shall be submitted to the County to document compliance.

Plan Requirements and Timing. P&D shall be notified by the developer of the date and time
the training is scheduled so that they may attend. Fact sheets shall be reviewed and approved
by P&D prior to conducting the training. All employees shall sign a sheet documenting their
attendance. The WEAP training shall be completed prior to zoning clearance issuance for
grading and tract improvements.

Monitoring. P&D shall ensure that worker trainings occur prior to initiation of ground
disturbance and construction activities as well as during construction as needed.

BIO-6(b)Special Status Bats Avoidance and Minimization. The following measures are

designed to reduce the potential for adverse impacts to bat species.

e To the extent feasible removal of suitable roosting trees should be avoided.

e Surveys for roosting bats shall be conducted by a County-approved qualified biologist in
suitable habitat no more than 14 days prior to the initiation of ground disturbing
activities and/or vegetation removal The surveys shaII focus on trees located within the
disturbance area in
within-the-impaetarea. If active roosts are Iocated the Iocatlons shaII be mapped, and a
buffer ranging in size from 100 to 500 feet around the roost within the project site shall
be determined and demarcated by a County-approved biologist with bright orange
construction fencing. alt All construction work shall be conducted outside of the a buffer

Implementation of these mitigation
measures would reduce direct impacts
to special status animal species to less
than significant (Class II).
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zone until i i i ist—\
\Mthm%us—buﬁer—zenewhen the County- approved quallfled blologlst determlnes that bats
are not OCCUpyIng roostlng trees

Plan Requirements and Timing. The name, qualifications, scope of biological surveys, and
contact information for the surveying biologist must be submitted to P&D in advance of the
surveys. A report of the results of the bat survey shall be submitted to P&D for review and
approval prior to zoning clearance issuance for initiation of ground-disturbing activities. The
above measures shall be included on all grading, building, and zoning clearance plans.

Monitoring. The owner/applicant shall retain a qualified County-approved biologist to
monitor all construction activities as warranted to ensure compliance. P&D will review and
approve the reports. A County-approved qualified biologist shall be present during the initial
ground-disturbing activity within roosting habitat.

BlO-6(c) Nesting Bird Surveys. For construction activities occurring during the nesting season
(generally February 1 to September 15), surveys for nesting birds covered by the California Fish
and Game Code and the Migratory Bird Treaty Act shall be conducted by a County-approved
qualified biologist no more than 14 days prior to vegetation removal. The surveys shall include
the entire area of impact plus a 200-foot buffer around the site. If active nests (nests with eggs
or chicks) are located, all construction work shall be conducted outside a buffer zone from the
nest to be determined by the qualified biologist. The buffer shall be a minimum of 50 feet for non-
raptor bird species and at least 150 feet for raptor species. Larger buffers may be required
depending upon the status of the nest and the construction activities occurring in the vicinity of
the nest. The buffer area(s) shall be closed to all construction personnel and equipment until the
adults and young are no longer reliant on the nest site. A qualified biologist shall confirm that
breeding/nesting is completed and young have fledged the nest prior to removal of the buffer.

Plan Requirements and Timing. Surveys shall be conducted during the time when birds are
active, and shall be sufficient to reliably conclude presence/absence. The name, qualifications,
scope, and contact information for the surveying biologist must be submitted to P&D in advance
of the surveys. A report of the nesting bird survey results, if applicable, shall be submitted to
P&D for review and approval prior to zoning clearance issuance for initiation of ground
disturbance activities.

Monitoring. P&D shall confirm that the owner/applicant has retained a County-approved
biologist to monitor compliance with the above measures and that reports are submitted
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at weekly intervals during construction. Active nests shall be monitored at a minimum of once
per week until it has been determined that the nest is no longer being used by either the young
or adults.

BlO-6(d)American Badger Avoidance and Minimization. A minimum of two weeks prior to
initiation of ground disturbing activities, a survey for badger burrows shall be conducted within
the disturbance footprint by a County-approved biologist. If the project is phased, a survey shall
be required prior to each phase of construction. Dens found within the survey area shall be
mapped and monitored using a tracking medium, remote camera system, and/or spotlighting at
night for a minimum of three days to assess the presence of badgers. Inactive dens shall be
collapsed by hand with a shovel to prevent badgers from re-using them during construction.
Active dens located within the survey area shall be avoided during the breeding season (March 1
through June 30). A minimum buffer of 50 feet around the active den within the project site shall
be demarcated by construction fencing. The fencing shall be installed one foot above ground to
permit movement of badgers in and out of the buffer zone. Once the biologist has determined
that active dens are no longer in use, the den shall be collapsed by shovel. Prior to grading
activities occurring outside of the breeding season, badgers may be discouraged from using
currently active dens by partially blocking the entrance of the den with sticks, debris, and soil for
3to 5 days. Access to the den would be incrementally blocked to a greater degree over this
period. This would cause the badger to abandon the den site and move elsewhere. After
badgers have stopped using active dens within the project study area, the dens would be
collapsed by hand with a shovel.

Plan Requirements and Timing. The name, qualifications, scope, and contact information for
the surveying biologist must be submitted to P&D and CDFW in advance of the surveys. The
above measures shall be included on all grading, building and zoning clearance plans for
grading and tract improvements. A report of the results of the badger survey shall be
submitted to P&D for review and approval prior to zoning clearance issuance for initiation of
ground-disturbing activities.

Monitoring. P&D will review and approve the reports. A County-approved qualified biologist
shall be present during the initial ground-disturbing activity.

BIO-6(e) Legless Lizard, Coast Patch-nosed Snake, and Horned Lizard Relocation. At a
minimum of two weeks prior to initiation of ground disturbing activities and vegetation removal, a
County-approved biologist shall conduct capture and relocation efforts for silvery legless lizards,
coast patch-nosed snakes, and coast horned lizards within the limits of grading. If the project is
phased, a survey shall be required prior to each phase of construction. Designated open space
areas on-site or at County-approved off-site locations shall be identified for release of captured

individuals. Surveys for legless lizards, coast patch-nosed snakes, and horned lizards shall

ES-24

County of Santa Barbara




Orcutt Key Site 3 SEIR
Executive Summary

Table ES-1 Summary of Potentially Significant Environmental Impacts,
Mitigation Measures and Significance after Mitigation

Impact

Mitigation Measures

Significance After Mitigation

include raking of leaf litter and sand under shrub and trees in suitable habitat within the
disturbance footprint to a minimum depth of eight inches. Captured animals shall be placed into
containers with sand or moist paper towels and released in the designated areas within three
hours. In addition to preconstruction surveys, the biologist shall be on-site during initial grading
activities to relocate any California legless lizards that are unearthed during excavation. If in
good health, they shall be immediately relocated to the designated relocation area. If injured, the
animals shall be turned over to a CDFW-approved specialist until they are in a condition suitable
for release into the designated release area, or deposited at an approved vertebrate museum.
During capture and relocation, weekly monitoring reports shall be submitted by the biologist to
P&D.

Plan Requirements and Timing. The name, qualifications, scope, and contact information for
the surveying biologist must be submitted to P&D in advance of the surveys. Proposed relocation
areas shall be identified and approved by P&D prior to beginning the work. A report of the results
of the capture and relocation efforts shall be submitted to P&D for review prior to the issuance
of zoning clearance for initiation of ground-disturbing activities.

Monitoring. P&D shall review the reports for compliance and shall inspect the site during
construction to ensure compliance.

BIO-6(f) Burrowing Owl Avoidance and Minimization. Pre-construction surveys shall be
conducted no more than two weeks prior to ground-disturbing activities by a County-
approved biologist for burrowing owls in accordance with CDFW-adopted survey protocols
(California Burrowing Owl Consortium, 1993). This could entail surveys for winter residents in
December and January, in addition to peak nesting season (April 15 through July 15) surveys.
All suitable habitat, potential or known burrows or burrowing owls identified onsite and within
the 500 foot buffer shall be assessed and mapped. Survey results will be valid only for the
season during which the survey is conducted. Surveys shall cover all suitable habitat on-site plus
a 500-foot buffer where feasible. If no burrowing owls or habitat are detected, no further action is
required.

If, during pre-construction surveys, burrowing owls are detected on-site or within the survey area,
all burrowing owls and occupied burrows shall be counted, mapped as stated above, and
avoided by establishing a buffer around the occupied burrow(s). The buffer shall be a minimum
of 300 feet around nest burrows and 100 feet around non-nest burrows. Buffers shall be
demarcated with highly visible construction fencing and no ground disturbance activities shall
occur within this buffer until the qualified biologist has determined that the burrow is no longer
occupied based on regular monitoring. If an occupied burrow cannot be avoided, passive
relocation may be implemented by the County-approved biologist with guidance from the CDFW.
No burrowing owls may be trapped. Passive relocation shall be limited to the non-breeding
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season (typically between April 15 and July 15). Passive relocation may involve installation of
one-way doors at burrow entrances for a minimum of five days. Once the County-approved
biologist has determined that the burrow is no longer occupied, the burrow may be hand
excavated to prevent re-occupancy.

Plan Requirements and Timing. The name, qualifications, scope of biological surveys, and
contact information for the surveying biologist must be submitted to P&D in advance of the
surveys. The biologist implementing the above mitigation measure must also submit
documentation of coordinating this effort with the CDFW prior to implementation. The above
impact avoidance measure shall be included on all grading, zoning clearance, and construction
plans prior to zoning clearance issuance approval-of-tand-use-permits. A report on the
implementation of impact avoidance measures used shall be submitted to P&D the-Ceunty and
CDFW upon completion of the construction project.

Monitoring. P&D and CDFW will review reports and P&D will approve reports. The
owner/applicant shall retain a qualified County-approved biologist to monitor all construction
activities as warranted to ensure compliance. The County-approved biologist shall submit
monitoring reports to P&D permit compliance monitoring staff.

4.4 Cultural Resources

Impact CR-1. Construction of the
proposed project could adversely
affect known historical and
archeological resources on the
project site.

CR-1(a). Avoidance of CA-SBa-3812H and CA-SBa-3813H. Development within 25 feet of the
boundaries of CA-SBa-3812H and CA-SBa-3813H shall be avoided. If impacts to all or any of
these resources cannot be avoided, as determined by the owner/applicant with concurrence
from P&D staff, then the recommendations presented in the 2006 Heritage Discoveries report
shall be implemented as described in Table 4.4-1 of this EIR and in accordance with Mitigation
Measure CR-1(c) (incorporates OCP EIR ARCH-3 and modification of OCP EIR KS3-HA-1).

Plan Requirements and Timing. Prior to final map clearance, the owner/applicant shall
conduct Extended Phase 1 testing as necessary, (to be determined on a site by site basis in
consultation with P&D the-Ceunty-Archaesologist) to define site boundaries with respect to
proposed development. Prior to final map clearance, the owner/applicant shall submit for P&D
approval a revised site plan that avoids grading and development within the sites and a 25-foot
buffer.

Monitoring. P&D shall review revised grading and improvement plans and verify that avoidance
of the site and the buffer area is achieved. P&D shall field check development operations to
ensure compliance with avoidance requirements.

CR-1(b). Cultural Resources Buffer. For resource sites that are avoided in accordance with

Mitigation Measure CR-1(a), the owner/applicant shall temporarily fence the archaeological site

With the application of the-abeve
mMitigation mMeasures CR-1(a)
through CR-1(d), direct impacts to
known cultural resources would be
reduced to a less than significant level
(Class Il). A buffer of 25 feet for avoided
resource sites was determined to be
effective in the OCP EIR (refer to
Mitigation Measure KS3-ARCH-1). For
sites that cannot be avoided, artifact
collection, recordation and mitigation of
impact excavations would reduce
impacts to less than significant. Note
that potential indirect impacts to cultural
resources are discussed below in
Impact CR-2.
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and a 25-foot buffer area, with chain link fencing flagged with color or other material authorized
by P&D, where ground disturbance is proposed within 100 feet of the site (incorporates OCP EIR
ARCH-6 as modified by OCP EIR KS3-ARCH-1).

Plan Requirements: The fencing requirement shall be shown on zoning clearance, approved
grading, and building plans. Timing: Fencing shall be in place prior to issuance of grading
permits and pre-construction meeting.

Monitoring: P&D compliance monitoring staff shall verify installation of fencing by reviewing
photo documentation or by site inspection prior to approval of grading permits and ensure
fencing remains in place throughout grading and construction through site inspections.

CR-1(c). Artifact Curation. If avoidance cannot be achieved for CA-SBa-3812H and CA-SBa-
3813H, the owner/applicant shall have a P&D approved archaeologist conduct the work
recommended in the 2006 Heritage Discoveries report as described in Table 4.4-1 of this EIR
(additional artifact collection and completion of Phase 3 studies if necessary). All work shall be
consistent with the County Cultural Resource Guidelines and funded by the owner/applicant
(incorporates OCP EIR ARCH-4).

Plan Requirements and Timing. Prior to implementing Mitigation Measure CR-1(c), the
owner/applicant shall submit a work plan to P&D for review and approval. An artifact curation
agreement with an accredited facility shall be submitted to P&D prior to the start of fieldwork. All
fieldwork shall be completed prior to zoning clearance issuance efland-use-permit for grading
and subdivision improvements. All reports shall be received by P&D prior to zoning clearance
issuance of-fand-usepermits for grading and subdivision improvements. Notes and/or depictions
of plan components shall be included on plans prior to zoning clearance issuance of-grading
permits.

Monitoring. P&D shall approve work plans and ensure that a curation agreement is in place
prior to the start of fieldwork. P&D shall ensure that archaeological reports have been received

prior to issuance of zoning clearance land-use-permits for grading.

CR-1(d) Prevention of Damage to Cultural Resources from Other Uses. Off-road vehicle
use, unauthorized collecting of artifacts, and other activities other than development which could
destroy or damage archaeological or cultural sites shall be prohibited. Signs shall be posted on
the property to discourage these types of activities (modification of OCP EIR Mitigation Measure
ARCH-7).

Plan Requirements and Timing. This condition shall be in effect during both the construction

and operational phase of the development. The owner/applicant shall prepare a signage plan for
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P&D review and approval prior to zoning clearance issuance approvatofland-use-permit for
grading and subdivision improvements. The owner/applicant shall install the required signage
prior to issuance of grading permits and shall maintain the signs throughout the construction
phase. Maintenance of the signs throughout the operational phase shall be the responsibility of
the HOA or similar organization.

Monitoring. P&D permit compliance monitoring staff shall verify installation of signs prior to
issuance of grading permits, and shall spot check in the field.
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Impact CR-2. Due to the cultural
sensitivity of the project site,
previously unidentified, subsurface
historical, archeological, or
paleontological resources may be
unearthed during development of
the project.

CR-2(a) Archaeological Monitoring. The owner/applicant shall have all initial earth
disturbances throughout the Key Site, including grading, grubbing, scarification and placement of
fill, monitored by a P&D approved archaeologist in compliance with the provisions of the County
Cultural Resource Guidelines.

Plan Requirements and Timing: Prior to zoning clearance issuance ef-aland-use-permit for
grading and subdivision improvements, the owner/applicant shall submit for P&D review and
approval, a contract or Letter of Commitment between the owner/applicant and the
archaeologist, consisting of a project description and scope of work, and once approved, shall
execute the contract.

Monitoring: The owner/applicant shall provide P&D compliance monitoring staff with the name
and contact information for the assigned onsite monitor(s) prior to zoning clearance grading
permitissuance and pre-construction meeting. P&D compliance monitoring staff shall confirm
monitoring by archaeologist and P&D grading inspectors shall spot check field work.

CR-2(b) Stop Work at Encounter. The owner/applicant and/or their agents, representatives or
contractors shall stop or redirect work immediately in the event cultural remains are encountered
during grading, construction, landscaping or other construction-related activity (incorporates
OCP EIR ARCH-10). Cultural resource remains may include artifacts, shell, bone, features,
foundations, and trash pits, etc. The owner/applicant shall retain a P&D approved archaeologist
and Native American representative to evaluate the significance of the find in compliance with
the County Cultural Resource Guidelines provisions for Phase 2 and Phase 3 investigations. All
work shall be funded by the owner/applicant (incorporates OCP EIR ARCH-1 through ARCH-8).

Plan Requirements and Timing: This condition shall be printed on all building, zoning
clearance, and grading plans.

Monitoring: P&D permit processing planner shall check plans prior to zoning clearance
issuance of-fand-usepermit for grading and subdivision improvements, and P&D compliance
monitoring staff shall spot check in the field throughout grading and construction.

Implementation of the Mitigation
Measures CR-2(a) and CR-2(b) would
reduce impacts associated with the
potential to unearth unknown historical,
archeological, or paleontological
resources during grading and
construction to a less than significant
level (Class II).

Impact CR-3. Development of Key
Site 3 could result in indirect
impacts to identified or unidentified
historical, archeological, or
paleontological resources.

Mitigation Measures CR-2(a), CR-2(b), CR-1(c), and CR-1(d) would be applied, which would
require site monitoring of known sites, contingencies for the discovery of as-yet-undiscovered
cultural resources; temporary construction-phase fencing of known sites including a 25-foot
buffer area; and prohibition of off-road vehicle use and unauthorized collecting of artifacts.

With implementation of the-abeve
mMitigation mMeasures CR-2(a), CR-
2(b), CR-1(c), and CR-1(d), indirect
impacts to identified or unidentified
historical, archeological, or
paleontological resources would be
reduced to a less than significant level
(Class II).
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4.5 Fire Protection

Impact FP-1. The proposed
development would add 125 new
residential units, which would be
located within this high fire hazard
area.

FP-1(a) Fire/Vegetation Management Plan. To address the risk to residential development

within designated high fire hazard areas, the owner/applicant shall prepare fire/vegetation

management plans that meet the County Fire Development Standards. The vegetation

management plan shall describe all actions that will be taken to reduce wildfire risks to the

structure(s) in the high fire hazard areas. The plan shall include:

e A copy of the site plan that indicates topographic reference lines

e A copy of the landscape plan

e Methods and timetables for controlling, changing or modifying areas on the property
(elements of the plan shall include removal of dead vegetation, litter, vegetation that may
grow into overhead electrical lines, certain ground fuels, and ladder fuels as well as the
thinning of live trees)

¢ A maintenance schedule for the landscape/vegetation management plan

Plan Requirements and Timing. A Fire/Vegetation Management Plan that, at a minimum,
contains the above listed components shall be submitted to the Fire Department and Planning
and Development for review and approval prior to Zoning Clearance issuance approval for the
first residential structure. Vegetation management of areas outside the identified building
envelope shall be the responsibility of the Homeowners Association with the maintenance
schedule and responsibilities noted in the CC&Rs.

Monitoring. Permit compliance and/or the Fire Department shall inspect to verify landscaping is
in compliance with the plan enee prior to issuance of occupancy permits and once each year to
monitor landscape maintenance.

FP-1(b) Fire Prevention Construction Techniques. Residential development shall abide by

the following construction standards:

e Structures along the perimeter or exposed to internal open space areas shall have one-hour
rated exterior fire walls, with exteriors being more than 2 inches, and must not contain vinyl
or plastic window frames or rain gutters or down spouts.

e All structures in the development shall have non-wood Class A roofs, with the ends of tile
blocked, spark arresters visible from the street, proper vent screens, and non-combustible
gutters and down spouts. No combustible paper in or on attic insulation shall be allowed.

e Decks, gazebos, patio covers, etc. must not overhang slopes and must be one-hour
construction (e.g., by using 2 x 4s). Front doors shall be solid core, minimally 1 % inch thick.
Garage doors shall be non-combustible. Wooden or plastic fences or vegetation growing on
fences for lots along the project site perimeter shall not be used.

e All new power lines shall be installed underground in order to prevent fires caused by arcing
wires.

Implementation of the-abeve
mMitigation mMeasures FP-1(a) and
FP-1(b) would ensure that fire hazard
impacts would be potentially significant
but mitigable (Class Il). Pertinent
mitigation measures from Sections 4.3,
Biological Resources and 4.4, Cultural
Resources (including BIO-5(a), BIO-
5(b), BIO-6(a-d), BIO-7(a-f), CR-2(b),
OCP EIR ARCH-10) would be applied,
and with the incorporation of these
measures, secondary impacts would be
less than significant. Potential impacts
to biological resources resulting from
vegetation management plans are
discussed in Section 4.3, Biological
Resources.
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Plan Requirements and Timing. Where appropriate, all of the structural safeguards described
above shall be graphically depicted and printed on all building and construction plans.
Accordance with these requirements shall be demonstrated as part of the building inspection
process, and all measures shall be installed prior to occupancy.

Monitoring. Fire Department inspectors shall inspect the site prior to occupancy clearance for
each residence and annually to ensure compliance.

4.6 Geologic Processes

Impact G-4. Cut and fill of soils on
the project site during grading
could result in substantial erosion
or loss of topsoil. Measures to
minimize erosion from cut slopes
would be necessary.

G-4. Reduction of Soil Erosion from Cut Slopes. Grading and construction shall be in
accordance with recommendations by Earth Systems Pacific, dated February 10, 2006. These
recommendations include, but are not limited to, the following measures to minimize impacts
related to soil erosion.

e Cut slopes and fill over cut slopes should be over excavated and rebuilt as compacted fill
slope.

e Compacted fill slopes should not exceed a 2:1 (horizontal to vertical) slope, and any
proposed constructed fill slope exceeding 10 feet shall be evaluated by a qualified
geotechnical engineer with any recommended additional stability measures (retaining walls,
etc.) implemented. Slopes should be vegetated with groundcover, shrubs, and trees which
possess deep, dense root structure and require a minimum of irrigation.

All imported soil should be non-expansive.

o All cut areas shall be over excavated such that a minimum of 3 feet in building in the
Northern Mesa Area (northern third of the property).

e A program of over-excavation, scarification, moisture conditioning, and compaction of the
soils in the building and surface improvement areas is required to provide more uniform soil
moisture and density, and to provide appropriate pavement and foundation support.

e During or soon after the rainy season when on-site soils may be susceptible to temporarily
high soil moisture conditions, the contractor and construction schedule should allow
adequate time during grading for aerating and drying the soil to near optimum moisture
content prior to compaction.

o Voids created by the removal of materials or utilities, and extending below the recommended

over-excavation depth, should be immediately called to the attention of the soils engineer.
No fill should be placed unless the soils engineer has observed the underlying soil.

Plan Requirements and Timing. Elements of the approved study shall be reflected on grading
and building plans as required.

Monitoring. The Owner/Applicant shall demonstrate that the submitted plans conform to

required study components. Grading and building inspectors shall ensure compliance in the field.

Through adherence to the
recommendations in the geotechnical
studies in accordance with Mitigation
Measure G-4 as well as the erosion
control measures required by
implementation of a SWPPP/Erosion
Sediment Control Plan and Mitigation
Measure WR-2(d), the potential for soil
erosion would be reduced to a less than
significant level (Class II).
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4.7 Greenhouse Gas Emissions

Impact GHG-1. The project would
generate short-term as well as
long-term GHG emissions. The
proposed project would exceed the
4.9 MT CO2e/SP/year threshold,
and would incrementally contribute
to climate change. However, these
emissions would not hinder or
delay achievement of state GHG
reduction targets established by
AB 32.

GHG-1. GHG Reduction Plan. The project shall reduce operational GHG emissions through

implementation of one or more of the following measures:

A. Prior to zoning clearance permit issuance, develop a project GHG Reduction Plan that
reduces annual GHG emissions from the project by a minimum of 81.2 MT CO2e (0.24 MT
CO2e per person per year) over the operational life of the project. The plan will be
implemented on site by the project owner/applicant and may include, but is not be limited to,
the following components:

Alternative fuel vehicles

2. Energy conservation policies

3. Energy efficient equipment, appliances, heating and cooling

4. Energy efficient lighting

5. Green building and roofs

6. Water conservation and recycling

7

8

9

=

. Renewable energy production
. Trip reduction
. Carbon sequestration;

or

B. If GHG emissions cannot be reduced through compliance with a Climate Action Plan, other
County GHG reduction plan, or project GHG Reduction Plan, purchase carbon offsets to
reduce GHG emissions below threshold levels.

Plan Requirements and Timing. Applicable elements of the approved Climate Action Plan,
other County GHG reduction plan, or project GHG Reduction Plan shall be reflected on project
site plans prior to zoning clearance issuance permitapproval. If GHG emissions cannot be
reduced through compliance with such a plan, purchased carbon offsets hall be approved by
P&D staff prior to permit approval.

Monitoring: Permit Cendition compliance monitoring staff shall monitor and verify
implementation of measures included in the GHG Reduction Plan to ensure implementation of
mitigation measures included in the plan.

Implementation of Mitigation Measure
GHG-1 would reduce GHG emission
impacts to a less than significant level
(Class Il). Implementation of Mitigation
Measures OCP EIR AQ-3 and AQ-11,
would further reduce GHG emissions.

4.8 Land Use
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Impact LU-1. The proposed
project would result in a change in
character of the site and the scale
of development on the site. This
would present potential quality of
life compatibility issues.

Mitigation measures and OCP development standards related to long-term compatibility conflicts
are discussed in Section 4.10, Noise, and Section 4.1, Aesthetics/ Visual Resources. Mitigation
Measures N-2(a), N-2(b), and AES-1 would apply. No additional mitigation measures are
required, as no additional significant impacts were identified.

Impacts would be less than significant
with the incorporation of the above
mitigation measures (Class Il).

4.9 Noise

Impact N-1. Project construction
could intermittently generate high
noise levels on and adjacent to the
project site. Project construction
would take place adjacent to
existing residences, thereby
temporarily exposing sensitive
receptors to noise levels exceeding
County thresholds.

N-1(a) Construction Timing Limitations. Noise-generating construction activity for site
preparation and for future development shall be limited to the hours between 8:00 A.M. and 5:00
P.M., Monday through Friday. No construction shall occur on weekends or on State or County
holidays (e.g., Thanksgiving, Labor Day). Construction equipment maintenance shall be limited
to the same hours. Non-noise generating construction activities such as plumbing, electrical,
drywall and painting (which does not include the use of compressors, tile saws, or other noise-
generating equipment) are not subject to these restrictions. Any subsequent amendment to the
Comprehensive General Plan, applicable Community or Specific Plan, or Zoning Code noise
standard upon which these construction hours are based shall supersede the hours stated
herein.

Plan Requirements and Timing. The owner/applicant shall provide and post signs stating
these restrictions at all construction site entries. Signs shall be posted prior to commencement of
construction and maintained throughout construction. Violations may result in suspension of
permits.

Monitoring. The owner/applicant shall demonstrate that required signs are posted prior to
grading/building permit issuance and pre-construction meeting. Building inspectors and permit
compliance staff shall spot check and respond to complaints.

N-1(b) Notification of Temporary Construction Noise. The owner/applicant shall provide all
adjacent property owners with a construction activity schedule and construction routes at least
one week in advance of construction activities. Any alterations or additions shall require one
week notification.

Plan Requirements and Timing. The owner/applicant shall submit a copy of the schedule and
mailing list to Permit Compliance staff. Schedule and mailing list shall be submitted 2 weeks prior
to initiation of any earth movement.

Monitoring. Permit Compliance shall perform periodic site inspections to verify compliance with

activity schedules.

With implementation of the required
mitigation measures, short-term
construction noise impacts would be
reduced to less than significant (Class

).
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N-1(c) Construction Noise Attenuation Techniques. Stationary construction equipment that

generates noise which exceeds 65 dBA at the project boundaries shall be shielded to Planning

and Development’s satisfaction. For all construction activity on the project site, noise attenuation

techniques shall be employed as needed to ensure that noise remains within levels allowed by

Santa Barbara County noise standards. At a minimum, such techniques shall include:

o All diesel equipment shall be operated with closed engine doors and shall be equipped with
factory-recommended mufflers.

o Whenever feasible, electrical power shall be used to run air compressors and similar power
tools.

e Air compressors and generators used for construction shall be surrounded by temporary
acoustical shelters if within 300 feet of any sensitive receptor.

Plan Requirements and Timing. The owner/applicant shall designate the equipment area with
appropriate acoustic shielding on building and grading plans. Equipment and shielding shall be
installed prior to construction and remain in the designated location throughout construction
activities. This condition shall be printed on all grading and construction plans.

Monitoring. The owner/applicant shall demonstrate that the acoustic shielding is in place prior
to commencement of construction activities. P&D compliance staff shall perform site inspections

throughout construction to ensure compliance.
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Impact N-2. Development of
residential units adjacent to U.S.
101 would expose future residents
to noise levels exceeding County
standards.

N-2(a) Solid Noise Barriers. Solid noise barriers shall be installed along the eastern property
lines of dwelling units that face U.S. 101. The noise barriers will provide noise protection for side-
yard outdoor areas. Solid noise barriers shall be eight feet in height with reference to finish floor
level of nearby dwelling unit. Acceptable materials for solid barriers are masonry, or stucco, or
any combination consistent with sound wall design standards stated in OCP DevStd KS3-14
(item 3) and Mitigation Measure AES-1. All construction joints of the solid noise barrier shall be
sealed with a resilient acoustical caulking to ensure the noise attenuating integrity of the sound
wall. Gates shall be overlapping design to seal any cracks facing the noise source.

Plan Requirements and Timing. Sound walls shall be shown on site, landscape, grading and
building plans prior to zoning clearance issuance efatand-Use-Permit-for grading. Plans shall
note the location, height, and specifications for all sound walls and shall be installed prior to
occupancy clearance for the first residence.

Monitoring. Permit Compliance and grading and/or building inspectors shall perform site
inspections to ensure compliance.

N-2(b) Noise-Resistant Construction. To ensure that the 45 dBA Ldn interior noise standard
is met, the following noise-resistant construction components shall be incorporated for east-
facing elevations of the proposed dwelling units nearest U.S. 101:

e Vents and roof penetrations: Soffit vents, eave vents, dormer vents and other wall and roof
penetrations shall be located on the walls and roofs facing away from the noise source
(located on the north, west and south elevation) wherever possible. If kitchens or bathrooms
are located on the east side, remote venting to other elevations is required. If vents are
required to be located facing the noise source, a 90 degree bend shall be incorporated in the
design of the ductwork or vent opening. Use of patented foam insulation solutions, such as
Icynene spray foam insulation or equivalent, in walls, floors, and ceiling cavity / roof
construction is required and will allow elimination of soffit vents and gable end vents, thereby
eliminating a significant path for noise penetration.

o Walls: East-facing exterior walls enclosing habitable spaces closest to U.S. 101 shall be
constructed with an STC (Sound Transmission Class) rating of 30 or greater. Metal studs are
preferable to wood studs for noise resistance. Construction of the east-facing walls shall
include the liberal use of non-hardening acoustical sealant at all construction joints, including
the header and footer construction and the edges and corners of gypsum board intersecting
ceiling, walls and floor, especially behind papered joints. Acoustical sealant (Johns Manville
or equivalent) shall be applied to gaps at intersecting walls, ceiling and floor before taping
and spackling Gypsum Board in conventional manner. All peripheries and apertures and
joints around windows shall be properly sealed.

e Acoustical Leaks: Common acoustic leaks, such as electrical outlets, pipes, vents, ducts,

flues and other breaks in the integrity of the wall, ceiling or roof insulation and construction

Implementation of Mitigation Measures
N-2(a) and N-2(b) would reduce sound
levels for outdoor activity areas along
the eastern, noise-exposed portion of
the proposed development below the
County of Santa Barbara maximum
level of 65 dBA Ldn. The
implementation of sound noise barriers
(Mitigation Measure N-2[a]) would
shield exterior areas (yards and other
outdoor activity areas) and first floor
interior spaces, reducing exterior sound
levels below 65 dBA CNEL and
ensuring that interior levels in first floor
interior spaces would not exceed 45
dBA Ldn. In addition, construction
measures associated with Mitigation
Measure N-2(b) would ensure that
interior noise levels, including second
floor interior spaces, would remain
below 45 dBA Ldn. The use of walls for
sound mitigation presents potential
secondary visual impacts related to
deficient design of the sound walls and
improper upkeep. Mitigation Measure
AES-1 in Section 4.1, Aesthetics/Visual
Resources, would apply to solid noise
barriers required by Mitigation Measure
N-2(a). Impacts would be less than
significant (Class Il) with the required
mitigation.
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on the east sides of the dwelling units facing U.S. 101 shall be insulated, sealed and caulked
with putty pads and a resilient, non-hardening caulking material, as appropriate. All such
openings and joints shall be airtight to maintain sound isolation.

¢ Windows: Windows for habitable spaces on all floors of affected east facing elevations for
residences closest to U.S. 101 shall be of double glazed construction and installed in
accordance with the recommendations of the manufacturer. The windows shall be fully
gasketed, with an STC rating of 30 or better, as determined in testing by an accredited
acoustical laboratory.

e Doors: Doors directly facing U.S. 101 shall be solid core with sound dampening and fully
gasketed, sealed jambs and grouted frames, with an overall STC rating of 30 or better, as
determined in testing by an accredited acoustical laboratory. Doors meeting “Double Door
Construction” criteria, the addition of a laminated glazed second door at least 3 inches from
the primary door, shall be considered to meet the STC 30 rating.

Plan Requirements and Timing. All construction techniques shall be incorporated into design
of the residences and detailed on building plans. Plans shall note all noise-resistant construction
measures. If these specifications are altered an acoustical engineering report in conjunction with
submittal of zoning clearance and building permit applications shall be prepared. If alternative
noise reduction techniques are designed for the project, the report shall demonstrate the
achievement of an equivalent mitigation of noise impacts and provide interior Ldn values of 45
dBA or less. If recommendations conflict with other conditions of approval or county standards,
the specification that is most restrictive shall prevail. All construction techniques and
recommendations of the noise analysis shall be incorporated into project design and detailed on
building plans. An acoustic survey shall be submitted to Planning and Development staff prior to
occupancy clearance demonstrating that interior noise levels do not exceed 45 dBA.

Monitoring. Building & Safety shall ensure that all noise control measures have been included
according to the approved plans.

4.11 Transportation and Circulation

Impact T-1. Operation of the
project would result in the addition
of 995 average daily trips (70 A.M.
and 88 P.M. peak hour trips) to the
study area roadways and
intersections. The addition of
project traffic would degrade the
LOS at the Clark Avenue/U.S. 101
southbound ramp intersection
under P.M. peak hour conditions.

T-1 Roadway Improvements. The preject owner/applicant shall either contribute fair

share fees, to be determined by County Public Works staff, towards the following improvements,

or shall construct following the improvements and develop a reimbursement agreement, to be

reviewed and approved by County Public Works staff, for fair share contributions from other

nearby future developments:

1. Widening efthe-seuth-side of Clark Avenue between the realigned Sunny Hills Road and the
U.S. 101 southbound ramps to provide two eastbound lanes.

2. Widening of the Clark Avenue southbound off-ramp to improve the operation of the
southbound free right-turn lane.

With implementation of the-abeve
Mitigation mMeasures T-1, the U.S.
101 southbound ramps intersection
would operate at LOS C (15.8 second
delay) during P.M. peak hour, and

project-specific impacts to the roadway

network would be reduced to a less
than significant level (Class II).

Potential secondary environmental
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3. Restripe the northbound and south bound Clark Avenue efbeth ramp intersections and
the Clark Avenue overpass to maximize eastbound flow to the Clark Avenue northbound
on-ramp as described in the Key Site 3 Residential Project Traffic and Circulation
Study, dated November 18, 2013.

Plan Requirements and Timing. The improvements shall be reviewed and approved by
County Public Works and/or Caltrans prior to zoning clearance issuance. The
owner/application shall construct the improvements prior to occupancy clearance if they
have not yet been constructed by another Key Site project, in which case fair share fees

(|f requnred) shaII be completed appheant—shal#eenstruet—them;emen&sand—deve&epa

pnept&maﬁreeerdaﬁe%r—m—plaee prlor to occupancy clearance

Monitoring. Completion of improvements in accordance with approved plans shall be monitored
by P&D and Public Works.

impacts from these roadway
improvements would include impacts to
biological and cultural resources during
construction of the improvements (refer
to Section 4.3, Biological Resources,
and Section 4.4, Cultural Resources).
However, road widening on Clark
Avenue would occur within the existing
right-of-way, where no significant
cultural or biological resources are
anticipated.
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4.12 Water Resources/Flooding

Impact WR-1. Construction
activities associated with the
proposed project would disturb
more than one acre of land, and
could degrade water quality
through increased rates of erosion
and sedimentation.

WR-1(a) Storm Water Pollution Prevention Plan (SWPPP). The Applicant owner/applicant
shall submit proof of exemption or a copy of the Notice of Intent to obtain coverage under the
Construction General Permit of the National Pollutant Discharge Elimination System issued by
the California Regional Water Quality Control Board.

Plan Requirements and Timing. Prior to zoning clearance issuance approval-of-a-tand-Use
Permit the owner/applicant shall submit proof of exemption or a copy of the Notice of Intent and
shall provide a copy of the required Storm Water Pollution Prevention Plan to P&D’s Building &
Safety Division. The owner/applicant shall keep a copy of the SWPPP on the project site during
grading and construction activities.

Monitoring: P&D permit processing planner shall review the documentation prior to zoning

clearance issuance, apprevalofatand-UsePermit P&D compliance monitoring staff shall site
inspect during construction for compliance with the SWPPP.

WR-1(b) Equipment Washout-Construction. The owner/applicant shall designate a washout
area(s) for the washing of concrete trucks, paint, equipment, or similar activities to prevent wash
water from discharging to the storm drains, street, drainage ditches, creeks, or wetlands. The
area shall be located at least 100 feet from any storm drain, water body or sensitive biological
resources.

Plan Requirements and Timing: The owner/applicant shall designate the P&D approved
location on all zoning clearance, grading, and building permits. The owner/applicant shall install
the area prior to commencement of construction.

Monitoring: P&D compliance monitoring staff shall ensure compliance prior to and throughout
construction.

With implementation of Mitigation
Measures WR-1(a) and WR-1(b) and
adherence to OCP Development
Standards FLD-O-3.1 and FLD-0O-3.2,
construction-related impacts to water
resources would be reduced to a less
than significant level (Class II).
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Impact WR-2. The proposed
project would involve the addition
of impervious surfaces on the
currently undeveloped Key Site 3
property. These impervious
surfaces would alter existing
drainage patterns and increase
stormwater runoff, which could
potentially increase flooding and
degrade water quality,
respectively.

WR-2(a) Low Impact Development (LID) Measures. LID is a site design strategy that uses
natural and engineered infiltration and storage techniques to retain stormwater runoff where it is
generated to mimic a site’s pre-development hydrology and reduce downstream impacts. The
Environmental Protection Agency has determined that the following LID measures are highly
beneficial at protecting receiving waters. In order to further reduce flooding and water quality
impacts, the SWQMP and project design shall include the following LID measures, to the extent
feasible:

Design Measures

o Vegetated swales, buffers and strips throughout the project site;

e Use of permeable pavement to the extent feasible;

o Two-foot permeable pavement strips located at the base of driveways, spanning the width of
the driveway;

e Impervious surface reduction and disconnection;

Structural Measures

o Bioretention facilities to capture and infiltrate street runoff upstream of retention basins;

o Roof leader flows directed to planter boxes, amended soil, or other low-gradient vegetated
areas and/or vegetated swales and buffers;
Soil amendments to increase infiltration rates; and
Rain gardens, rain barrels, and cisterns.

Plan Requirements and Timing. Plans indicating LID techniques to be used shall be submitted
by the owner/applicant for review and approval by the Santa Barbara County Public Works
Department prior to zoning clearance issuance land-use-clearanee for grading and subdivision
improvements. Installation of structural LID technologies shall be performed by the project
owner/applicant per approved plans and completed prior to occupancy clearance of the first
home.

Monitoring. Public Works and Planning and Development staff shall review plans and monitor
compliance.

WR-2(b) Operational Erosion Control Measures. The development shall incorporate and

maintain the following operational erosion control measures into final grading and drainage

plans.

1. Erosion control measures, such as plantings or hard surfaces, shall be incorporated into the
drainage plan for all project drainages as required by the Flood Control District and P&D.

2. Development in areas of high erosion potential shall be sited and designed to minimize

increased erosion and may be required to have a site-specific evaluation of erosion-control

Implementation of Mitigation Measures
WR-2(a) and WR-2(b) would provide
adequate water quality treatment per
Public Works standard conditions and
would reduce impacts associated with
increased impervious surfaces to a less
than significant level (Class ).
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measures. Project approval shall be conditioned to ensure that erosion will be reduced to
acceptable levels.

3. Landscaped areas adjacent to structures shall be graded so that drainage is away from
structures.

4. Irrigation shall be controlled so that overwatering does not occur. An irrigation schedule shall
be reviewed and approved by P&D prior to land use clearance for grading.

Plan Requirements and Timing. This requirement shall be printed on firat grading, drainage,
and landscaping plans and submitted to P&D and Flood Control for review and approval prior to
the issuance approval of zoning clearance Land-Use-Permits-for grading. Compliance with
these measures shall be confirmed by P&D prior to Final Building Inspection Clearance.

Monitoring. The owner/applicant shall demonstrate to P&D compliance monitoring staff and
Building and Safety grading inspector(s) that all components of the required measures are in

place. Compliance monitoring staff will verify compliance including on-going requirements.

CLASS Il CUMULATIVE IMPACTS (Less than Significant with Mitigation)

4.5 Fire Protection

Cumulative Impacts to Wildland
Fire Protection

All new development will be subject to independent environmental review and regulations in
place to minimize any potential health and safety risks. Impacts associated with individual
developments will be addressed on a case-by-case basis as needed, in part by the application of
development standards or mitigation measures for development in high fire hazards to reduce
such risks. Through such development standards and mitigation measures, the proposed
development would be expected to mitigate its contribution to cumulative wildland fire hazards.

Assuming that all hazards are
adequately addressed for each
individual development proposal,
cumulative human health or wildland
fire impacts would be significant but
mitigable (Class II).
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4.11 Transportation and Circulation

Impact T-2. Under cumulative plus
project conditions, project
development would generate
additional traffic that would further
degrade the LOS at the Clark
Avenue/U.S. 101 southbound and
northbound ramps intersections
under P.M. peak hour conditions.

T-2 Offset of Cumulative Impacts. The owner/applicant shall pay transportation fees to
the County to offset project contributions to cumulative Orcutt Transportation Improvement
Plan (OTIP) identified impacts on traffic and circulation for the improvements listed below.
This shall be considered the project’s fair share of offsite OTIP improvements. The fee
amount shall be determined by the County Public Works Transportation Division, based
on adopted fee schedules at the time of payment.

turr-lane:

1. Reconstruction of the Clark Avenue/U.S. 101 northbound ramps intersection. This includes
realignment of the U.S. 101 northbound on-ramp to the east opposite the off-ramp, widening
of the off-ramp to provide two separate turning lanes and widening of the on-ramp to provide
two receiving lanes.

2. Signalization of the Clark Avenue/U.S. 101 northbound ramps intersection. The existing +
project peak hour volumes would satisfy peak hour signal warrants.

Plan Requirements and Timing. Prior to occupancy clearance finalmap-recordation, the
owner/applicant shall submit transportation fees.

Monitoring. Compliance shall be monitored by P&D.

Mitigated cumulative + project LOS at
the Clark Avenue/Southbound U.S. 101
ramps intersection would be 0.49/LOS
A in the A.M. peak hour and 0.46/LOS
A in the P.M. peak hour. Mitigated
cumulative + project LOS at the Clark
Avenue/Northbound U.S. 101 ramps
intersection would be 0.53/LOS A in the
A.M. peak hour and 0.61.LOS B in the
P.M. peak hour. With implementation of
the roadway improvement described in
Mitigation Measure T-1, and the
project’s contribution to the OTIP fee
program pursuant to Mitigation Measure
T-2 would mitigate its contribution on
cumulative impacts at this location to
less than significant (Class II).

As discussed under Impact T-1,
potential secondary environmental
impacts from these roadway
modifications would include impacts to
biological and cultural resources during
construction of the modifications. Road
widening on Clark Avenue would occur
within the existing right-of-way, where
no significant cultural or biological
resources are anticipated. Potential
biological impacts related to the
improvements to the U.S. 101 / Clark
Avenue interchange, including the
preliminary plans for modifications to
the northbound U.S. 101 on- and off-
ramps, were evaluated in the biological
resource studies prepared for the
project (refer to Appendix C), and in
Section 4.4, Biological Resources. The
modifications to the northbound U.S.
101 on- and off-ramps would result in a
loss of approximately 1.63 acres of non-
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native grassland and 0.08 acres of
planted trees, primarily eucalyptus
trees, and would not result in significant
impacts.

CLASS Il PROJECT-SPECIFIC IMPACTS (Less than Significant)

4.1 Aesthetics/Visual Resources

Impact AES-2. Although the
proposed project would convert the
upper mesa from open space to
suburban development, it would
not substantially obstruct scenic
vistas of the Solomon Hills from
the perspective of nearby public
viewing areas including U.S. 101.

No mitigation measures are required.

Class lll (less than significant)

Impact AES-3. Proposed street
lights, security and landscape
lighting, as well as reflective
building materials, could produce
light and glare that would
adversely affect day and nighttime
views in the area.

No mitigation measures are required.

Class Il (less than significant)

4.2 Air Quality

Impact AQ-1. Project construction
would generate temporary
increases in localized air pollutant
emissions. These emissions may
result in temporary adverse
impacts to local air quality.

Implementation of standard dust and emissions control measures required by the SBCAPCD
would ensure that construction-related air quality impacts are less than significant.

Class Il (less than significant)

Impact AQ-2. The project would
result in an increase in operational
air pollutant emissions from the
development of 125 new single-
family residences and the
associated energy use needs and
increased vehicular traffic.

No mitigation measures would be required

Class lll (less than significant)
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Impact AQ-4. The proposed
project would be consistent with
the SBCAPCD 2010 Clean Air
Plan because it would not generate
population in excess of that used in
the CAP to forecast population-
related emissions.

No mitigation measures would be required

Class lll (less than significant)

4.5 Fire Protection

Impact FP-2. The proposed
project would result in a reduction
in the level of fire protection
services.

No mitigation measures would be required

With the payment of the required fire
mitigation fees, this impact would be
Class Il (less than significant without
mitigation)

Impact FP-3. The proposed water
distribution system would be able
to provide fire flow pressure that
meets Santa Barbara County Fire
Department standards.

No mitigation measures would be required

Class Ill (less than significant without
mitigation)

4.6 Geologic Processes

Impact G-1. The project site may
be subject to strong
groundshaking, which has the
potential to cause fill material to
settle, destabilize slopes, and
cause physical damage to
structures, property, utilities, road
access, and people.

No mitigation measures would be required

Class lll (less than significant without
mitigation)

Impact G-2. The proposed project
would not require grading on
slopes exceeding 20 percent
because the project clusters
development on the Northern
Mesa Area and preserves open
space areas consisting of steep
slopes.

No mitigation measures would be required

Class lll (less than significant without
mitigation)
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Impact G-3. Loose alluvial soils
north of Orcutt Creek and loose
dune sands to the south may be
subject to collapse on the project
site, resulting in settlement of the
ground surface. However, the
proposed project would not involve
the placement of structures in
these portions of the site.

No mitigation measures would be required

Class lll (less than significant without
mitigation)

4.8 Land Use

Impact LU-2. The proposed
project would rezone a portion of
the project site from Residential
Ranchette to Planned Residential
Development, but would be
consistent with the applicable
policies and development
standards in the Orcutt Community
Plan.

No mitigation measures would be required

Class Il (less than significant without
mitigation)

4.9 Noise

Impact N-3. Traffic generated by
the project is anticipated to result
in noise level increases along
roadways in the project vicinity.
Traffic-related increases in noise
would not exceed the County’s
threshold at sensitive receptors
along four studied roadway
segments.

No mitigation measures would be required

Class lll (less than significant without
mitigation)

4.10 Public Services and Facilities

Impact PSF-1. The proposed
project could generate
approximately 76 additional
students. Impacts to local
elementary and middle schools
would be less than significant.
Impacts to local high schools could

No mitigation measures would be required

Through the required payment of State-
mandated impact mitigation fees,
potential impacts to public schools
would be adverse, but less than
significant (Class III).
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contribute to the current capacity
exceedance, and payment of fair
share of impact mitigation fees
would be required.

Impact PSF-2. The proposed
project would require an estimated
43.5 acre-feet of water per year
(AFY). An existing long-term
Supplemental Water Purchase
Agreement with the City of Santa
Maria stipulates that the City will
provide 200 AFY for the purposes
of consumptive use for the
proposed project. Adequate water
supply would be available and
groundwater resources would not
be impacted.

Although not required to reduce water demands to a less than significant level, the following
water conservation measures are recommended and would implement OCP EIR Mitigation
Measure WAT-4, which requires the implementation of water conservation measures.

PSF-3(a). Water Conservation-Outdoor. To improve water conservation, the owner/applicant
shall include the following in Landscape and Irrigation Plans to be approved by P&D:
a. Landscaping that reduces water use:

i. Landscape with native and/or drought tolerant species.

ii. Group plant material by water needs.

ii. Turf shall constitute less than 20% of the total landscaped area.

iv. No turf shall be allowed on slopes of over 4%.

v. Extensive mulching (2" minimum) shall be used in all landscaped areas to reduce

evaporation.

b. Install drip irrigation or other water-conserving irrigation.

Plan Requirements and Timing: The owner/applicant shall submit a landscape and irrigation
plan to P&D for review and approval prior to issuance approval of zoning clearance. The
owner/applicant shall implement all aspects of the landscape and irrigation plan in accordance
with the Landscape and Performance Security Conditions.

Monitoring: The owner/applicant shall demonstrate to P&D compliance monitoring staff that all
required conserving landscape and irrigation features are installed prior to Final Building
Inspection Clearance and landscape and irrigation are maintained per approved landscape
plans. Any part of irrigation plan requiring a plumbing permit shall be inspected by building
inspectors.

PSF-3(b). Water Conservation-Indoor. Indoor water use shall be limited through the use of the
following measures:

a. Re-circulating, point-of-use, or on-demand water heaters shall be installed.

b. Water efficient clothes washers and dishwaters shall be installed.

c. Self-regenerating water softening shall be prohibited in all structures.

Plan Requirements and Timing: The owner/applicant shall include all indoor water
conservation measures on plans, including plumbing and electrical plans, as needed subject to
P&D review and approval. Indoor water-conserving measures shall be implemented prior to Final
Building Inspection Clearance.

The Supplemental Water Purchase
Agreement for the project would reduce
impacts to a less than significant level
(Class Ill). The application of OCP EIR
Mitigation Measure WAT-1 and the
project specific Mitigation Measures
PSF-3(a) and PSF-3(b) would further
reduce potential groundwater and water
supply impacts. Impacts to water supply
would be adverse, but less than
significant (Class IlI).
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Monitoring: The owner/applicant shall demonstrate compliance with all required indoor water
conservation measures to P&D compliance monitoring staff prior to Final Building Inspection
Clearance.

Impact PSF-3. The Laguna
County Sanitation District
wastewater treatment plant has
adequate capacity to serve the
proposed project. However,
existing off-site sewer
infrastructure would not be able to
accommodate the wastewater
generated by the project without
upgrades to this infrastructure.

Through the required payment of impact mitigation fees, potential impacts to sewer demand and
infrastructure needs would be less than significant, and no mitigation is required.

Impacts are less than significant without
mitigation (Class IlI).

Impact PSF-4. The proposed
project would generate an
estimated 101 tons of solid waste
per year, which does not exceed
Santa Barbara County’s threshold
of 196 tons per year.

No mitigation measures would be required

Impacts are less than significant without
mitigation (Class IlI).

4.12 Water Resources/Flooding

Impact WR-3. The portion of the
Key Site 3 property where
habitable structures are proposed
is not located in a FEMA-
designated 100-year flood zone.

No mitigation measures are required.

Impacts are less than significant without
mitigation (Class IlI).

CLASS Il CUMULATIVE IMPACTS (Less than Significant)

4.1 Aesthetics/Visual Resources

Cumulative Impact to Aesthetics
(Scenic Views)

No mitigation measures are required.

The proposed project would preserve
the majority of Key Site 3 as natural
open space, retaining the most scenic
public views of the Solomon Hills
across the southern two-thirds of the
site. Therefore, the project would not
substantially contribute to significant
cumulative impacts related to the
impairment of scenic views.
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Cumulative Impact to Aesthetics
(Light and Glare)

No mitigation measures are required.

The project’s potential light and glare
impacts are less than significant. The
Focused Housing Rezone Program EIR
identified mitigation measures for
potential light and glare impacts
resulting from the additional 160 multi-
family units on the MR-O portion of Key
Site 3, and similar mitigation measures
have been identified or would be
expected for the other major
development sites in the area: Key
Sites 1, 2, and 4. Hence, the project’s
contribution to cumulative light and
glare impacts would be adverse, but
less than significant (Class IlI).

4.2 Air Quality

Cumulative Impacts to Air
Quality

No mitigation measures are required.

Based on Santa Barbara County
thresholds, a project would have a
significant cumulative impact if it were
inconsistent with the adopted federal
and state air quality plans of Santa
Barbara County. As discussed in
Impact AQ-4, the proposed project is
consistent with the 2010 CAP. The
2010 CAP is the adopted state air
quality plan for the County and
cumulative development was
determined to be less than significant
without mitigation. Therefore,
cumulative air quality impacts of the
proposed project would be less than
significant (Class Il1).

4.4 Cultural Resources

Cumulative Impacts to Cultural
Resources

Buildout of the Orcutt/Santa Maria area would have the potential to disturb known and unknown
cultural resources. However, potential impacts to cultural resources would be addressed on a
case-by-case basis through site-specific investigations and, if necessary, surveys, assessment,
and documentation or other appropriate mitigation. Project-specific mitigation as discussed
above would ensure that the project’s contribution to cumulative impacts would be less than

significant.

Mitigation applied for each specific
development project in the area would
reduce cumulative impacts to cultural
resources to a less than significant
level. No additional mitigation measures
are required, and cumulative impacts
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are less than significant (Class ).

4.5 Fire Protection

Cumulative Impacts to Fire
Protection Services

On a cumulative basis, payment of fair share mitigation fees intended for the construction of a
new fire station in the Orcutt area, would be required.

With the payment of the required fair
share mitigation fees intended for the
construction of a new fire station in the
Orcutt area, the project’s contribution to
cumulative impacts to fire protection
services would be adverse but less than
significant.

4.6 Geologic Processes

Cumulative Impacts to Geologic
Resources

Any specific geologic hazards associated with each individual site would be limited to that site
without affecting other areas. In addition, County regulations and policies (including compliance
with California Building Code requirements) would be expected to reduce seismic and geologic
hazards to acceptable levels.

Seismic and geologic hazards would be
addressed on a case-by-case basis and
would not result in cumulatively
considerable impacts. Cumulative
geologic hazard impacts would be
adverse, but less than significant (Class

).

4.7 Greenhouse Gas Emissions

Cumulative Greenhouse Gas
Emissions Impacts

No mitigation measures are required.

Total annual per capita GHG emissions
from buildout of the Key Site 3 property
would not exceed the significance
criterion of 4.9 COze/SPlyear.
Therefore, cumulative GHG impacts of
the proposed project would be less than
significant (Class IlI).

4.8 Land Use

Cumulative Impacts to Land Use

Potential land use conflicts would be addressed on a case-by-case basis.

Cumulative land use impacts would be
adverse but less than significant (Class

).

4.9 Noise

Cumulative Impacts to Noise

The project is not anticipated to result in cumulative noise impacts.

Project-specific mitigation measures
would be required, and cumulative
noise impacts would be adverse, but
less than significant (Class III).
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4.10 Public Services and Facilities

Cumulative Impacts to Water
Supply

The OCP includes several policies and development standards regarding water supply and
groundwater consumption. Specifically, Policy WAT-O-2 requires that future development under
the Orcutt Community Plan must offset water demand with supplemental water supplies in order
to prevent any impacts to the SMGB. Future development within the Orcutt area would be
subject to OCP EIR Mitigation Measures WAT-1 would through WAT-4, which would also reduce
impacts to water supply. In addition, according to the 2010 Orcutt Urban Water Management
Plan (August 2011), the water supplies available to the Orcutt system are sufficient to meet the
projected water demand for each multiple-dry year period because groundwater and purchased
water can supply reliable water through 2030. Existing demand plus cumulative buildout demand
would total 8,184 AFY while current and planned water supplies by 2020 are anticipated to be
10,903 (GSWC, August 2011).

Cumulative impacts to water supply and
groundwater resources would be
adverse, but less than significant (Class

).

4.12 Water Resources/Flooding

Cumulative Impacts to
Hydrology and Water Quality

Through the implementation of the policies, and development standards of the OCP, the
mitigation measures identified in this SEIR, and Santa Barbara County standards, potential
cumulative impacts would be reduced. As these impacts were determined to be significant but
mitigable at the project level, they would not be considered cumulatively considerable.

Cumulative impacts to hydrology and
water quality would be adverse, but less
than significant with mitigation (Class

1Y

Cumulative Impacts to Flooding

Additional development proposed within the 100-year flood zone would be evaluated on a case-
by-case basis and would require the development of additional retention basins in accordance
with the OCP to avoid flooding impacts. Such development would be required to ensure that all
structures are built above the floodplain elevation and demonstrate that such structures would

not cause increased flooding elsewhere, thus reducing potential impacts.

Cumulative impacts related to flooding
would be adverse, but less than
significant (Class III).
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1.0 INTRODUCTION

This document is a Subsequent Environmental Impact Report (SEIR) that examines the potential
effects of constructing the proposed project on an approximately 138.6-acre site in northern
Santa Barbara County. The proposed project is described in detail in Section 2.0, Project
Description. This section describes: (1) the general background of the project; (2) the purpose of
and legal authority for the EIR; (3) the scope and content of the EIR; (4) lead, responsible and
trustee agencies; and (5) the environmental review process required under the California
Environmental Quality Act (CEQA).

1.1 PROJECT BACKGROUND

Summary of Proposed Project

The proposed project involves a Vesting Tentative Tract Map (VITM), Comprehensive Plan
Amendment, Rezone, and Development Plan entitlements to subdivide an existing 138.6-acre
parcel into 138 lots and develop 125 single-family residential units on the northern portion of
the site. Approximately 106 acres (76%) of the site is proposed as open space. The property is
identified as Assessor’s Parcel Number (APN) 129-151-026. The project site is located within the
Orcutt Community Plan (OCP) area and is referred to as Key Site 3.

History of Environmental Review for Key Site 3
Orcutt Community Plan EIR (95-EIR-01)

The project site was evaluated in the Program Environmental Impact Report 95-EIR-01, the EIR
prepared for the Orcutt Community Plan (OCP). The OCP provides a blueprint for the future
development of the Orcutt community located in northern Santa Barbara County. The OCP EIR
analyzed the general environmental effects of the proposed community plan as a whole and
also evaluated more specific impacts pertaining to 45 “key sites” that were identified in the OCP
as areas where future development would likely occur.

The OCP EIR analyzed the development of 212 units and designated the southern portion of the
site as subject to the Open Space Overlay. The OCP EIR identified and evaluated sixteen (16)
site-specific impacts that could occur should the site be developed, and discussed both general
and site specific mitigation measures for each environmental issue identified.

2003-2008 Housing Element Focused Rezone Program EIR

An 8-acre portion of the project site was also evaluated in the 2003-2008 Housing Element
Focused Rezone Program EIR (08-EIR-05). The purpose of the Focused Rezone Program was to
comply with the State Housing and Community Development conditions necessary to maintain
certification of the County of Santa Barbara’s 2003-2008 Housing Element as adopted in May
2006. The Focused Rezone Program EIR evaluated the effects of developing portions of both
Key Site 3 and Key Site 30 with multi-family development at a density of 20 units/acre, in
conformance with a new zone district being proposed in the Focused Rezone Program.
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The Focused Rezone Program changed the zoning for two Orcutt area sites (Key Site 3 and Key
Site 30) to accommodate multifamily housing at a density of 20 units/acre. As part of the
Focused Rezone Program, an 8-acre portion of Key Site 3 was rezoned to Multifamily
Residential-Orcutt (MR-O). The MR-O zoned portion of the Key Site 3 property is located in the
north-central portion of the property and is surrounded by the balance of the Key Site 3
development that is proposed and evaluated in this SEIR. The spatial relationship between the
MR-O zoned portion and the balance of the Key Site 3 development is discussed in more detail,
and depicted graphically, in Section 2.0, Project Description (refer to Figure 2-3).

The Focused Rezone Program EIR evaluated pertinent sections of an active development
application from the landowner which consisted of a total of 160 affordable multifamily
housing units on the 8-acre portion of Key Site 3.

This document is a Subsequent EIR to the OCP EIR pursuant to Section 15162 of the State
CEQA Guidelines. Insofar as the project now being reviewed could result in new or more severe
significant environmental impacts than those identified and adequately analyzed in the OCP
EIR and Focused Rezone Program EIR, a Subsequent Project EIR must be prepared to analyze
impacts in accordance with Section 15168 of the California Environmental Quality Act (CEQA)
Guidelines, as well as Article V, Section E, 4 of the County of Santa Barbara Guidelines for the
Implementation of the California Environmental Quality Act of 1970, as Amended (Last Revised
11/22/05). To the extent that the OCP EIR and Focused Rezone Program EIR adequately
analyzed environmental impacts from the development of Key Site 3, the Subsequent Project
EIR may rely on that analysis and/or incorporate it by reference, thus focusing on effects not
analyzed adequately in the OCP EIR and Focused Rezone Program EIR for Key Site 3.

The impacts identified in the OCP EIR, Focused Rezone Program EIR, and Notice of Preparation
(NOP) process and Environmental Scoping Document (Appendix A) will be utilized as a
starting point in determining potential impacts of the proposed project that must be analyzed in
this Subsequent Project EIR. A summary of related impacts and applicable mitigation from the
Focused Rezone Program EIR is included under the heading of Previous Environmental Review in
the discussion of each environmental issue area in Section 4.0, Environmental Impact Analysis.
Since the future development of 160 multi-family townhomes envisioned for this site has been
authorized with the approval of the Focused Rezone Program, this SEIR provides an analysis of
the impacts of the remainder of the proposed development on Key Site 3, which is described in
detail in Section 2.0, Project Description. The potential future development of the multi-family
portion of the site is however included in the analysis of cumulative impacts.

1.2 PURPOSE AND LEGAL AUTHORITY

Several of the project’s proposed actions: amendments to the Orcutt Community Plan, Rezoning
action, Vesting Tentative Tract Map (VITM), Comprehensive Plan Amendment, and a
Development Plan are discretionary actions requiring approval of the Board of Supervisors.
Therefore, the proposed project is subject to the requirements of CEQA. In accordance with
Section 15121 of the State CEQA Guidelines, the purpose of this EIR is to serve as an
informational document that:
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..will inform public agency decision-makers and the public generally of the significant
environmental effects of a project, identify possible ways to minimize the significant
effects, and describe reasonable alternatives to the project.

As discussed above, this document is a Subsequent EIR to the OCP EIR pursuant to Section 15162
of the State CEQA Guidelines. An SEIR is appropriate when “substantial changes are proposed in
the project which will require major revisions of the previous EIR.”

This EIR is to serve as an informational document for the public and County of Santa Barbara
decision-makers. The process will culminate with Planning Commission and Board of Supervisors
hearings to consider certification of a Final SEIR as well as the project’s requested approvals.

1.3 SCOPE AND CONTENT

In accordance with the State CEQA Guidelines, a NOP for this EIR was distributed for review by
affected agencies and the public on June 4, 2014. The NOP and EIR Scoping Document are
presented in Appendix A of this report. Through the NOP and EIR Scoping Document process,
the County of Santa Barbara determined that there was no substantial evidence that the project
would cause or otherwise result in significant environmental effects in the areas of agricultural
resources, energy, hazardous materials, historic resources, objectionable odors, or recreation.
No further environmental review of these issues is necessary for the reasons summarized in the
Section 5.0, Effects Found Not to be Significant. The substantiation for determining that these
issues would result in no impact, or a less-than-significant impact is described in further detail
in Appendix A, NOP and EIR Scoping Document, pursuant to §15128 of the State CEQA
Guidelines.

This SEIR addresses the issues determined to be potentially significant in the Final EIR that was
certified in 1995, responses to the NOP, and scoping discussions among the public, consulting
staff, and the County. The County of Santa Barbara conducted an initial analysis of the
proposed development’s impacts through the EIR Scoping Document and Notice of Preparation
(NOP) process. A brief explanation of issues determined to be less than significant is included in
Section 5.0, Effects Found Not to be Significant. The environmental issues addressed in impact
sections in this SEIR include:

o Aesthetics/Visual Resources e Land Use

o Air Quality e Noise

e Biological Resources e Public Services and Facilities

e  Cultural Resources e Transportation and Circulation
e Fire Protection e  Water Resources

e Geologic Processes o  Growth-Inducing Effects

e Greenhouse Gas Emissions

This SEIR addresses the issues referenced above and identifies potentially significant
environmental impacts, including site-specific and cumulative effects of the project in
accordance with the provisions set forth in CEQA and the State CEQA Guidelines. In addition,
the SEIR recommends feasible mitigation measures, where possible, that would reduce or
eliminate adverse environmental effects.
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Alternatives to the proposed project consistent with CEQA requirements are considered to
examine a reasonable range of approaches to minimize environmental impacts while achieving
most of the project objectives. These include the following:

OCP EIR Alternatives
1. Key Site 3 Project Evaluated in OCP EIR
2. OCP EIR No Project (OCP EIR Alternative #1)
3. Low Buildout Alternative (OCP EIR Alternative #2)
4. High Buildout Alternative (OCP EIR Alternative #3)

Additional Alternatives Considered in this SEIR

5. New No Project Alternative (MRO only)
6. Reduced Project Alternative
7. Shifted Project Alternative

In preparing the SEIR, use was made of pertinent County policies and guidelines, existing EIRs
and background documents prepared by the County, and documents that guide land use in the
neighboring City of Santa Maria. A full reference list is contained in Section 8.0, References, of
this SEIR.

The level of detail contained throughout this SEIR is consistent with the requirements of CEQA
and applicable court decisions. The State CEQA Guidelines provide the standard of adequacy on
which this document is based. The Guidelines state:

An EIR should be prepared with a sufficient degree of analysis to provide decision-makers
with information which enables them to make a decision which intelligently takes account
of environmental consequences. An evaluation of the environmental effects of the
proposed project need not be exhaustive, but the sufficiency of an EIR is to be reviewed in
light of what is reasonably feasible. Disagreement among experts does not make an EIR
inadequate, but the EIR should summarize the main points of disagreement among the
experts. The courts have looked not for perfection, but for adequacy, completeness, and a
good faith effort at full disclosure. (Section 15151).

14 LEAD, RESPONSIBLE AND TRUSTEE AGENCIES

The State CEQA Guidelines define “lead,” “responsible” and “trustee” agencies. The County of
Santa Barbara is the lead agency for the project because it has the principal responsibility for
approving the proposed project. Discretionary approval of the project (acquisition of the project
site) is vested with the County of Santa Barbara Board of Supervisors.

A “responsible agency” refers to public agencies other than the “lead agency” that have
discretionary approval over the project. The State Department of Transportation (Caltrans) will
be a responsible agency for improvements to the Clark Avenue/U.S. Highway 101 (U.S. 101)
intersection. Other responsible agencies include the Regional Water Quality Control Board
(RWQCB) for review of National Pollutant Discharge Elimination System (NPDES) permit
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requests and the County Flood Control District for review of the proposed detention basin
system and development within the flood plain or flood way.

A “trustee agency” refers to a state agency having jurisdiction by law over natural resources
affected by a project that are held in trust for the people of the State of California. The California
Department of Fish and Game (CDFG) has jurisdiction over biological resources, including
waters of the State and rare and endangered plant species, which may be affected by project
development, and is, therefore, a trustee agency.

1.5 ENVIRONMENTAL REVIEW PROCESS

The environmental impact review process, as required under CEQA, is outlined below. The
steps are presented in sequential order.

1. Notice of Preparation (NOP). Immediately after deciding that an EIR is
required, the lead agency must file a NOP soliciting input on the EIR scope to
“responsible,” “trustee,” and involved federal agencies; to the State
Clearinghouse, if one or more state agencies is a responsible or trustee
agency; and to parties previously requesting notice in writing (State CEQA
Guidelines Section 15082; Public Resources Code Section 21092.2). The NOP
must be posted in the County Clerk's office for 30 days.

2. Draft Environmental Impact Report. The Draft EIR must contain: a) table of
contents or index; b) summary; c) project description; d) environmental
setting; e) significant impacts (direct, indirect, cumulative, growth-inducing
and unavoidable impacts); f) alternatives; g) mitigation measures; and h)
irreversible changes.

3. Public Notice and Review. A lead agency must prepare a Notice of
Availability of an EIR. The Notice must be placed in the County Clerk's office
for 30 days (Public Resources Code Section 21092). The lead agency must
send a copy of its Notice to anyone requesting it (State CEQA Guidelines
Section 15087). Additionally, public notice of DEIR availability must be given
through at least one of the following procedures: (a) publication in a
newspaper of general circulation; (b) posting on and off of the project site; or
(c) direct mailing to owners and occupants of contiguous properties. The lead
agency must consult with and request comments on the Draft EIR from
responsible and trustee agencies, and adjacent cities and counties (Public
Resources Code Sections 21104 and 21253). The minimum public review
period for a Draft EIR is 30 days. When a DEIR is sent to the State
Clearinghouse for review, the public review period must be 45 days unless a
shorter period is approved by the Clearinghouse (Public Resources Code
21091).

4. Final EIR. A Final EIR must include: (a) the DEIR; (b) copies of comments
received during public review; (c) a list of persons and entities commenting;
and (d) responses to comments.
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5. Final EIR Certification. Prior to approving a project, the lead agency must
certify that: (a) the Final EIR has been completed in compliance with CEQA;
(b) the Final EIR was presented to the decision-making body of the lead
agency and that the lead agency considered the information in the Final EIR;
and c) the Final EIR reflects the lead agency’s independent judgment and
analysis (State CEQA Guidelines Section 15090).

6. Lead Agency Decision. A lead agency may: (a) disapprove a project because
of its significant environmental effects; (b) require changes to a project to
reduce or avoid significant environmental effects; or (c) approve a project
despite its significant environmental effects, if the proper findings and
statement of overriding considerations are adopted (State CEQA Guidelines
Sections 15042 and 15043).

7. Findings/Statement of Overriding Considerations. For each significant
impact of the project identified in the EIR, the lead or responsible agency
must find, based on substantial evidence, that either: (a) the project has been
changed to avoid or substantially reduce the magnitude of the impact; (b)
changes to the project are within another agency's jurisdiction and such
changes have or should be adopted; or (c) specific economic, social, or other
considerations make the mitigation measures or project alternatives
infeasible (State CEQA Guidelines Section 15091). If an agency approves a
project with unavoidably significant environmental effects, it must prepare a
written Statement of Overriding Considerations that set forth the specific
social, economic or other reasons supporting the agency’s decision.

8. Mitigation Monitoring/Reporting Program. When a lead agency makes
findings on significant effects identified in a Final EIR, it must adopt a
reporting or monitoring program for mitigation measures that were adopted
or made conditions of project approval to mitigate significant effects.

9. Notice of Determination. The lead agency must file a Notice of
Determination after deciding to approve a project for which an EIR is
prepared (State CEQA Guidelines Section 15094). A local agency must file the
Notice with the County Clerk. The Notice must be posted for 30 days and
sent to anyone previously requesting notice. Posting of the Notice starts a 30-
day statute of limitations on CEQA challenges (Public Resources Code
Section 21167[c]).
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2.0 PROJECT DESCRIPTION

Summary. The proposed project involves a Vesting Tentative Tract Map,
Comprehensive Plan Amendment, Rezone, and Development Plan entitlements to subdivide an
existing 138.6-acre parcel into 138 lots and develop 125 single-family residential units on the
northern portion of the site. Approximately 106 acres (76%) of the site is proposed as open
space. The property is identified as Assessor’s Parcel Number (APN) 129-151-026. It is within
the Orcutt Community Plan (OCP) area and is referred to as Key Site 3.

21 PROJECT APPLICANT

John Franklin

Franklin Real Estate Development, LLC
3159 Eaglewood Avenue

Thousand Oaks, California 91362

2.2  CURRENT PROPERTY OWNER

SB Clark, LLC
300 Esplanade Drive, Suite 1550
Oxnard, California 93030

2.3 PROJECT LOCATION

The 138.6-acre Orcutt Key Site 3 project site is located on the west side of U.S. Highway 101
(U.S. 101), approximately %2 mile south of the Clark Avenue/U.S. Highway 101 intersection in
the southeastern section of the Orcutt Planning Area, in unincorporated Santa Barbara County.
The site is bounded by U.S. 101 on the east, which runs in a northwest-southeast direction
adjacent to the site. The Sunny Hills Mobile Home Park borders the site on the north;
agriculture borders the site to the northeast and east across U.S. 101; rural density ranchettes
border the site to the west; and the undeveloped Solomon Hills and grazing land border the site
to the south. Figure 2-1 shows the regional location of the project site, while Figure 2-2 shows
the site within its local context.

24  EXISTING SITE CHARACTERISTICS

The project site is currently undeveloped, and a portion of it is used for cattle and horse
grazing. The predominant land use surrounding the property is agriculture, as property to the
northeast and east across U.S. 101 is planted in rotational crops, and property to the south is
used for grazing. Other surrounding uses consist of medium density residential, general
commercial and U.S. 101 to the north; and low density residential development and 5-20 acre
ranchettes to the west. Existing site topography includes approximately 43 acres in the upper
mesa where elevations vary between 570 and 605 feet, approximately 45 acres in the central
plain area where elevations vary from 548 to 590 feet, and approximately 50 acres located south
of the central plain area where elevations vary from 590 to 720 feet. Predominant slopes include
a south- and southwest-facing bluff between the upper mesa and the central plain area, and
north-facing slopes in the southern portion of the side to the south of Orcutt Creek, which
trends southeast to northwest across the southern and southwestern portions of the site.
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The majority of the Key Site 3 property and the entirety of the project site is designated
Residential Ranchette under the Orcutt Community Plan, with corresponding Zoning of RR-10
(Residential Ranchette, 1 unit per 10 acres) under the County’s Land Use and Development
Code. In February 2009, the County Board of Supervisors approved the Housing Element
Focused Rezone Program?! and amended the OCP, the Land Use Development Code, and Santa
Barbara County Zoning Map to change an approximately 8-acre portion of Key Site 3 to
Residential-20 land use designation with Multifamily Residential-Orcutt (MR-O) zoning for the
future development of 160 high-density multi-family townhome units as part of the Focused
Rezone Program. The 160 units in the MR-O portion of the property are not part of the
proposed project evaluated in this SEIR; however, the subdivision of the MR-O area into two
lots is part of the current proposed project, for financial and phasing purposes. Figure 2-3
illustrates the preliminary site plan for Key Site 3, including the MR-O designated portion of the
site. The RR-10 zone is located on the approximately 131 remaining acres. Table 2-1 summarizes
the existing land use and regulatory characteristics of the site.

Table 2-1 Existing Key Site 3 Property Information

Site Characteristic Description
APN 129-151-026
Land Use Designation Residential Ranchette, Residential (10-acre minimum), and Residential-20
Zoning Residential Ranchettg (RR-10), 1 unit per 10 acres; and Multifamily Residential-
Orcutt (MR-0), 20 units per acre
Size 138.6 acres
Existing Land Use Grazing/Vacant

North: Sunny Hills mobile home park

South: Undeveloped Solomon Hills and grazing
East: U.S. 101 and row crops

West: Five 20-acre ranchettes

Surrounding Land Use

Primary access would be via a new private road off Clark Avenue and through Key
Access Site 2 to the north. Secondary access would be via Stillwell Road and Chancellor
Street (private road).

2,5 PROJECT CHARACTERISTICS

The proposed project is a request by Franklin Real Estate Development, LLC, as agent for the
owners, for approval of a Vesting Tentative Tract Map (VITM), Comprehensive Plan
Amendment, Rezone, and Devel