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The proposed project would expand the City of Clovis Sphere of Influence (SOI) to include the approximately 952-acre
project site, which is currently outside of the SOI boundary (SOI Expansion). The proposed project would also adopt a 
comprehensive Vista Ranch Master Plan (Master Plan) to guide development within approximately 507 acres of the 
project site, and the proposed project would implement the Vista Ranch Development (Vista Ranch Development), which 
would develop approximately 368 acres of the Master Plan Area with mixed uses over a build-out period of 
approximately 10 years. The SOI Expansion and Master Plan are analyzed at a program-level; however, the Vista 
Ranch Development is analyzed at the project-level. The Vista Ranch Development would construct a mixed-use 
development anticipated to provide up to 2,718 residential units, including single- and multi-family units at varying 
densities. The Vista Ranch Development is planned to center on a mixed-use village core area surrounded by 
higher-density residential development, with lower residential densities toward the edges of the development, 
transitioning to surrounding rural/agricultural use. Within the Vista Ranch Development, new public and private roadways 
would enable access and circulation. The Vista Ranch Development would also include an extensive trail system.

See attachment. 

Identify the project's significant or potentially significant effects and briefly describe any proposed mitigation measures that 
would reduce or avoid that effect. 



continued

If applicable, describe any of the project’s areas of controversy known to the Lead Agency, including issues raised by
agencies and the public.

Provide a list of the responsible or trustee agencies for the project.

Aesthetics, Light, and Glare 
Air Quality 
Biological Resources 
Greenhouse Gas Emissions 
Hydrology and Water Quality 
Public Services 
Transportation
Utilities and Service Systems

Fresno County Local Agency Formation Commission (Fresno LAFCo)
Central Valley Regional Water Quality Control Board (Central Valley RWQCB)
San Joaquin Valley Air Pollution Control District (SJVAPCD)
Fresno Metropolitan Flood Control District (FMFCD)
Fresno County Department of Public Health
California Department of Fish and Wildlife (CDFW)



Identify the project’s significant or potentially significant effects and briefly describe 
any proposed mitigation measures that would reduce or avoid that effect. 

Aesthetics, Light, and Glare: To reduce nighttime lighting and glare impacts, 
development in Master Plan (MP) Area 1 and MP Area 2 would be required to limit lighting 
in and near open space areas, use full cut-off shielded fixtures, prohibit or discourage 
uplighting except in limited low-voltage applications, mount exterior lighting as low as 
feasible, and use lighting sources that provide good color rendering while prohibiting 
sodium and mercury vapor lamps. These measures are intended to minimize light spill 
and protect adjacent wildlife and visual conditions. 
 
Agriculture and Forestry Resources: To address potential conflicts with Williamson Act 
lands, applicants proposing development in MP Area 2 would be required to provide 
evidence that no active Williamson Act Contract encumbers the property. For Planning 
Area (PA) 29, the property owner would be required to follow the Williamson Act 
cancellation process and obtain all necessary approvals before development proceeds. 
 
Air Quality: Air quality mitigation would require future MP Area 2 projects to prepare 
technical air quality assessments and fully offset any construction and operational 
criteria pollutant emissions to achieve net zero emissions through a combination of on-
site measures, off-site mitigation, and San Joaquin Valley Air Pollution Control District 
(SJVAPCD)-approved reduction mechanisms. Measures include use of cleaner or 
electric construction equipment, reduced idling, enhanced dust control, low-volatile 
organic compound (VOC) materials, transportation demand management, electric 
vehicle (EV) infrastructure, photovoltaic systems, and Voluntary Emission Reduction 
Agreements (VERAs). For MP Area 1, mitigation also requires use of super-compliant 
low-VOC architectural coatings and a VERA to reduce operational nitrogen oxides (NOX) 
and reactive organic gases (ROG) emissions below applicable thresholds. Additional 
health risk assessments (HRAs) and toxics controls would be required where projects 
could expose nearby sensitive receptors to toxic air contaminants (TACs). 
 
Biological Resources: Biological mitigation is extensive and would require 
preconstruction biological resource evaluations, protocol-level surveys where 
warranted, agency consultation, and implementation of avoidance, minimization, 
compensation, and permit conditions for special-status species and jurisdictional 
resources. Measures include nesting bird surveys and buffers; rare plant surveys, 
avoidance, and transplantation; worker environmental awareness training; species-
specific protection and relocation plans for California tiger salamander, Crotch’s 
bumble bee, western burrowing owl, western pond turtle, western spadefoot, and other 
special-status wildlife; compensation for impacts to vernal pool fairy shrimp and habitat 
used by Swainson’s hawk, white-tailed kite, and tricolored blackbird; wetland 
delineation, avoidance, permitting, and compensatory mitigation; and den surveys and 
protection for American badger. Collectively, these measures are intended to avoid 



direct impacts, protect active habitat areas, and provide compensation where impacts 
cannot be fully avoided. 
 
Cultural Resources and Tribal Cultural Resources: Mitigation for cultural and Tribal 
cultural resources (TCRs) would require records searches, literature review, and field 
surveys by qualified professionals for future MP Area 2 projects to identify historical or 
archaeological resources before approval. If resources are identified, project design 
must avoid them where feasible, or provide treatment such as documentation, 
relocation, or preservation in place. For both MP Area 2 and MP Area 1, if cultural 
materials or human remains are encountered during construction, work must stop 
within the discovery area, a qualified archaeologist must evaluate the find, and required 
consultation, treatment, and statutory procedures—including Native American Heritage 
Commission (NAHC) and Most Likely Descendant (MLD) procedures, if applicable—
must be completed before work resumes. 
 
Geology and Soils: To reduce seismic and geotechnical risks, future MP Area 2 
development would be required to prepare a site-specific geotechnical investigation 
addressing soil, seismic, and geologic conditions, with all recommendations 
incorporated into project design and construction. For MP Area 1, the recommendations 
and earthwork specifications in the existing Krazan geotechnical reports must be 
incorporated into grading, construction, and building plans. In addition, if 
paleontological resources are discovered during grading or construction, work must halt 
in the vicinity until a qualified paleontologist evaluates the find and identifies appropriate 
conservation, preservation, relocation, or documentation measures. 
 
Greenhouse Gas (GHG) Emissions: GHG mitigation would require construction-phase 
emission reduction measures such as limiting idling, maintaining equipment, and using 
electric construction equipment where feasible. Operational measures would require 
all-electric residential development, use of electric-powered landscaping equipment, 
installation of EV charging infrastructure meeting CALGreen Tier 2 standards, and 
unbundling parking costs from residential unit costs to help reduce vehicle use. These 
measures would reduce project-generated GHG emissions, although the Revised Draft 
EIR concludes the impact would remain significant and unavoidable. 
 
Hazards and Hazardous Materials: For MP Area 2, hazardous materials mitigation 
would require Phase I Environmental Site Assessments (Phase I ESAs) for individual 
properties, followed as needed by Phase II investigations, site characterization, 
remediation, risk assessment, and environmental site management plans under agency 
oversight. Additional measures include vapor intrusion assessments and controls where 
volatile contaminants may be present, asbestos and lead-based paint surveys before 
demolition, and testing of imported fill for contamination. For MP Area 1, mitigation 
includes proper abandonment of wells, septic systems, leach fields, propane tanks, and 
irrigation facilities; removal of the identified underground storage tank and associated 
infrastructure; Phase II subsurface investigation for possible underground storage tank 



(UST)-related contamination; and further testing and proper disposal if hazardous 
materials, asbestos-containing materials (ACMs), lead-based paint (LBP), or impacted 
soils are encountered. 
 
Hydrology and Water Quality: Hydrology mitigation is focused on dam-inundation and 
geotechnical hazard concerns for future development near Big Dry Creek Reservoir. For 
parcels within 500 feet of the reservoir toe, development must maintain a minimum 500-
foot open space or equivalent nonstructural buffer unless a qualified geotechnical 
report demonstrates that a reduced setback is geotechnically supported. The report 
must evaluate dam-related geotechnical conditions and identify any required design or 
engineering measures, and the City must ensure those recommendations are 
incorporated before approving subdivision maps, site plans, grading permits, or other 
development applications. 
 
Noise: Noise mitigation would require implementation of a construction noise mitigation 
plan, including use of properly muffled equipment, prohibition on unnecessary idling, 
use of quieter equipment where feasible, locating stationary noise sources and staging 
areas as far as practicable from sensitive receptors, and limiting construction hours. For 
operational noise, projects with certain nearby parking, loading, or mechanical 
equipment would be required to prepare site-specific acoustic studies and incorporate 
any necessary attenuation features such as shielding, enclosures, sound walls, or 
quieter equipment. Where vibration from construction could exceed thresholds near 
buildings, additional measures would restrict heavy vibration-generating equipment 
near residences, require use of smaller or static compaction equipment, prohibit certain 
high-vibration activities close to homes, and designate a contact person to address 
vibration complaints. 
 
Transportation: Transportation mitigation includes requiring future employers within the 
Master Plan Area to implement a voluntary commute trip reduction program with trip 
reduction targets, incentives for alternative transportation, guaranteed ride home 
provisions, funding mechanisms, monitoring, and noncompliance strategies. Additional 
measures would improve traffic safety through installation of all-way stop control or 
enhanced stop visibility at specified intersections, installation of stop beacons, and 
construction of new traffic signals with prescribed lane configurations at several 
intersections. To maintain emergency access during construction, each development 
phase would also be required to prepare a traffic control plan ensuring continued 
circulation and access for existing businesses, residences, and emergency responders. 
Despite these measures, the Revised Draft EIR concludes the vehicle miles traveled 
(VMT)-related transportation impact would remain significant and unavoidable. 
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