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1. Introduction

1. Introduction

This document is the Final Environmental Impact Report (EIR) for the Sand Canyon Plaza Mixed-Use
Project. This document, together with the Draft EIR and its technical appendices, comprise the Final
EIR. The document has been prepared by the City of Santa Clarita in accordance with the California
Environmental Quality Act (CEQA).

The Final EIR is required under §15132 of the CEQA Guidelines to include the Draft EIR, comments and
recommendations received on the Draft EIR, the responses of the lead agency to significant
environmental issues raised by those comments in the review and consultation process, and any other
relevant information added by the lead agency (including minor changes to the Draft EIR). A
Mitigation Monitoring and Reporting Program is also required; it can be a separate document, or, as in
this case, included in the Final EIR.

The evaluation and responses to comments is an important part of the CEQA process, because it allows
the following: 1) the opportunity to review and comment on the methods of analysis contained within
the Draft EIR; 2) the ability to detect any omissions that may have occurred during preparation of the
Draft EIR; 3) the ability to check for accuracy of the analysis contained within the Draft EIR; 4) the
ability to share expertise; and 5) the ability to discover public concerns.

This document provides revisions to the Draft EIR made in response to comments and/or changes to
the proposed project. These revisions also correct, clarify, and amplify the text of the Draft EIR, as
appropriate, and do not alter the conclusions of the Draft EIR.

1.1 Process

In accordance with §15050 of the CEQA Guidelines, the City of Santa Clarita is the lead agency that
prepared both the Draft EIR and the Final EIR for the Project. The Sand Canyon Plaza Mixed-Use
Project Draft EIR was prepared and circulated for a period of 45 days, extending from March 3, 2017 to
April 17, 2017. The Draft EIR was available for review at the City Hall/Community Development
Department at 23920 Valencia Boulevard, Suite 302, Santa Clarita, CA 91355; Canyon Country — JoAnne
Darcy Library, 18601 Soledad Canyon Road, Santa Clarita, CA 91351; Old Town Newhall Library, 24500
Main Street, Santa Clarita, CA 91321; and Valencia Library, 23743 W. Valencia Boulevard, Santa Clarita
CA 91355. An electronic copy of the Draft EIR was posted on the City of Santa Clarita website. A Notice
of Availability of the Draft EIR was transmitted to regulatory agencies and others to request comments
on the Draft EIR, pursuant to CEQA Guidelines §15086. Public hearings on the Draft EIR were held by
the Planning Commission on March 21, 2017, May 16, 2017, and June 6, 2017 at the City Council
Chambers, Santa Clarita City Hall — First Floor, 23920 Valencia Boulevard, Santa Clarita, CA 91355.
Comments on the Draft EIR were received during the comment period, and those comments are
responded to in the Final EIR. The City Council will consider the Project and the Final EIR at a regularly
scheduled City Council meeting on September 12, 2017. The Final EIR, together with the proposed
Project, will be recommended for certification and approval by the City Council (Master Case No.
14-077, Sand Canyon Plaza Mixed-Use Project).
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1. Introduction

1.2  Content of the Final EIR

As discussed above, the primary intent of the Final EIR is to provide a forum to air and address
comments pertaining to the analysis contained within the Draft EIR. Pursuant to §15088 of the CEQA
Guidelines, the City has reviewed and addressed all comments received on the Draft EIR by the
comment period deadline. Included within the Final EIR are the written comments that were submitted
during the public comment period, as well as oral and written comments (relevant to the EIR) received
at the public hearings conducted before the Planning Commission.

To adequately address the comments provided by interested agencies and the public in an organized
manner, the Final EIR includes the following chapters and appendices:

Section 1: Introduction. This chapter provides a brief introduction to the Final EIR and its
contents.

Section 2: Corrections and Additions. This chapter provides a list of corrections and additions to
the Draft EIR. None of the changes significantly impact the conclusions presented in the Draft EIR.

Section 3: Responses to Comments. This chapter provides a list of commenting agencies,
organizations, and individuals. Responses to all comments on the Draft EIR are also included in
this chapter.

Section 4: Project Revisions. This chapter outlines the changes made to the project description.

Section 5: Mitigation Monitoring and Reporting Program. This chapter includes the Mitigation
Monitoring and Reporting Program (MMRP) prepared in compliance with the requirements of
§21081.6 of the California Public Resources Code and §15091(d) and §15097 of the CEQA Guidelines.

The Final EIR also includes the previously circulated Draft EIR, herein incorporated by reference. The
Draft EIR was circulated from March 3, 2017 to April 17, 2017.

1.3 Review and Recommended Certification of the Final EIR

Consistent with CEQA (California Public Resource Code §21092.5), responses to agency comments were
forwarded to each commenting agency in advance of the Planning Commission’s June 6, 2017 meeting
where they recommended certification of the Final EIR and approval of the Sand Canyon Plaza Mixed-
Use Project to the City Council. Final responses, including the responses within this Final EIR, will be
forwarded to each commenting agency 10 days prior to certification of the Final EIR by the City
Council. In addition, responses are also being distributed to all commenters who provided an address.
The Final EIR is available for public review at:

{ City of Santa Clarita, Community Development Department, 23920 Valencia Boulevard, Suite
302, Santa Clarita, California, 91355: Attn: Patrick LeClair, Senior Planner

f  Canyon Country —Joanne Darcy Library, 18601 Soledad Canyon Road, Santa Clarita,
California, 91351

f  Old Town Newhall Library, 24500 Main Street, Santa Clarita, California, 91321

f Valencia Library (Main Office), 23743 W. Valencia Blvd., Santa Clarita, California, 91355

The Final EIR is also located on the City’s website at: http://www.santa-clarita.com/city-

hall/departments/community-development/planning/environmental-impact-reports-under-review.
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2. Corrections and Additions

2. Corrections and Additions

The following corrections and additions are set forth to update the Sand Canyon Plaza Mixed-Use
Project Draft EIR in response to the comments received during and after the public review period.
Changes to the Draft EIR are listed by section and page number, and new text is noted in underline
with strikeout of deleted text.

The following additions and corrections have been reviewed in relation to the standards in §15088.5(a)
and (b) of the California Environmental Quality Act (CEQA) Guidelines on when recirculation of a
Draft EIR is required prior to certification. The additions and corrections to the Revised Draft
Subsequent EIR document do not constitute new significant information requiring recirculation of the
Draft Subsequent EIR.

Sections 15088.5(a) and (b) of the CEQA Guidelines state:

(@) Alead agency is required to recirculate an EIR when significant new information is
added to the EIR after public notice is given of the availability of the draft EIR for
public review under Section 15087 but before certification. As used in this section, the
term “information” can include changes in the project or environmental setting as well
as additional data or other information. New information added to an EIR is not
“significant” unless the EIR is changed in a way that deprives the public of a
meaningful opportunity to comment upon a substantial adverse environmental effect of
the project or a feasible way to mitigate or avoid such an effect (including a feasible
project alternative) that the project’s proponents have declined to implement.
“Significant new information” requiring recirculation include, for example, a disclosure
showing that:

(1) A new significant environmental impact would result from the project or from a
new mitigation measure proposed to be implemented.

(2) A substantial increase in the severity of an environmental impact would result
unless mitigation measures are adopted that reduce the impact to a level of
insignificance.

(3) A feasible project alternative or mitigation measure considerably different from
other previously analyzed would clearly lessen the significant environmental
impacts of the project, but the project’s proponent decline to adopt it.

(4) The draft EIR was so fundamentally and basically inadequate and conclusory in
nature that meaningful public review and comment were precluded.

(b) Recirculation is not required where the new information added to the EIR merely
clarifies or amplifies or makes insignificant modifications in an adequate EIR.

Tebo Environmental Consulting, Inc. Sand Canyon Plaza Mixed-Use Project Final EIR
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2. Corrections and Additions

Changes to the Draft EIR are identified below by the corresponding Draft EIR section and subsection, if
applicable, and the page number. Additions are in underline and deletions are shown in strikethrough
format. Changes to the Draft EIR may be made until action taken by the City Council.

The following pages from the Draft EIR have been revised as a result of comments received during the
public review process. Only those pages that have been revised are included in this section.
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1. Introduction 1.1 4+ Purpose and Legal Authority

1. Introduction

This introduction is included to provide the reader with a general overview of 1) the purpose of an
environmental impact report (EIR); 2) a description of the environmental review process
conducted for this Project to date; 3) the lead, responsible, and trustee agencies for the Project; and
4) the general format of this EIR.

1.1 Purpose and Legal Authority

This EIR evaluates the proposed Sand Canyon Plaza Mixed-Use Project. The approximately 87-acre
Project site is located immediately north of Soledad Canyon Road, east of Sand Canyon Road,
north of State Route 14 (SR-14), and west of the Pinetree residential community in the City of Santa
Clarita. The Project includes redevelopment of the property (currently developed with 123 mobile
homes) with a mixed-use community including five Planning Areas as summarized below.

1 Planning Area 1 (Commercial) + Approximately 145,0004308,;600 square feet of
commercial floor including 60,00055,600 square feet of general retail (including
restaurants) and an 85,00075,6080-square-foot assisted living facility (up to 140
beds120-reems) on approximately 9.610 acres. Planning Area 1 is located at the
northeast intersection of Sand Canyon Road and Soledad Canyon Road.

)l Planning Area 2 (Multi-Family AttachedApartments) 4 312 multi-family rental
units and required parking (including resident and guest spaces) would be
developed on 12.2 acres. Planning Area 2 is located directly north of Planning
Area 1 along Sand Canyon Road.

| Planning Area 3 (Multi-Family AttachedFewnhemes) ¢ 149122 townhomes with
required parking (including resident and guest spaces) on approximately 10.316:%
acres. Planning Area 3 is located north of Planning Area 2 along Sand Canyon
Road.

| Planning Area 4 (Single Family Detached CondominiumsMNeighberheed-A) ¢ 71
unitssingle-famihy-detached-orattached-condes with required parking spaces
(resident and guest parking) on approximately 7.3 acres. Planning Area 4 is
located in the central portion of the Project site north and east of Planning Area 2.

| Planning Area 5 (Single Family Detached CondominiumsMNeighberhoodB) ¢ 48
units?5 -single-farmily-detached-or-attached-condeos with required parking
(resident and guest parking) on approximately 6.310-6- acres. Planning Area 5 is
located in the eastern and northern portions of the Project site.

The Project includes a total of 580 residential units. There are 123 mobile homes on-site that would
be removed and replaced by the Project. Vehicular access to the Project site would come from
Soledad Canyon Road and Sand Canyon Road. Two private driveways/streets would access

Tebo Environmental Consulting, Inc. Sand Canyon Plaza Mixed-Use Project Draft EIR
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2. Executive Summary

2. Executive Summary

This section summarizes the characteristics of the proposed Sand Canyon Mixed-Use Project,
alternatives, environmental impacts associated with the Project, recommended mitigation
measures, and the level of significance of impacts after mitigation.

2.1 Project Applicant

Sand Canyon Plaza, LLC
Contact: Tom Clark

28504 Soledad Canyon Road
Santa Clarita, CA 91387

2.2 Project Description
2.2-1 Project Characteristics

This EIR evaluates the proposed Sand Canyon Plaza Mixed-Use Project. The approximately 87-acre
Project site is located immediately north of Soledad Canyon Road, east of Sand Canyon Road,
north of State Route 14 (SR-14), and west of the Pinetree residential community in the City of Santa
Clarita. The Project includes redevelopment of the property (currently developed with 123 mobile
homes) with a mixed-use community including five Planning Areas as summarized below.

Planning Area 1 (Commercial) + Approximately 145,000136;600 square feet of commercial
floor including 60,00055,600 square feet of commercialgeneralretait (includingretail and
restaurants) and an 85,00075;000-square-foot assisted living facility (up to 140 beds120-rooems)
on approximately 9.616 acres. PA-1 also includes a water quality/water feature located at the
southwest corner of the Project site. Planning Area 1 is located at the northeast intersection of
Sand Canyon Road and Soledad Canyon Road.

Planning Area 2 (Apartments) 4 312 multi-family rental units and required parking
(including resident and guest spaces) would be developed on 12.2 acres. Planning Area 2 is
located directly north of Planning Area 1 along Sand Canyon Road.

Planning Area 3 (Townhomes) ¢ 149122 townhomes with required parking (including
resident and guest spaces) on approximately 10.3% acres. Planning Area 3 is located north of
Planning Area 2 along Sand Canyon Road.

Planning Area 4 (Single Family Neighborhood A) ¢ 71 single-family detached erattached
condominiums with required parking spaces (resident and guest parking) on approximately
7.3 acres. Planning Area 4 is located in the central portion of the Project site north and east of
Planning Area 2.

Tebo Environmental Consulting, Inc. Sand Canyon Plaza Mixed-Use Project Draft EIR
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2. Executive Summary

Planning Area 5 (Single Family Neighborhood B) 4 4875 single-family detached er-attached
condominiums with required parking (resident and guest parking) on approximately
6.310-0 acres. A 2.0-acre private recreational area, internal drive aisles, water quality
improvements, trails, and other open areas would be provided within PA-5. Planning Area 5
is located in the eastern and northern portions of the Project site.

The Project includes a total of 580 residential units. There are 123 mobile homes on-site that would
be removed and replaced by the Project. Vehicular access to the Project site would come from
Soledad Canyon Road and Sand Canyon Road. Two private driveways/streets would access
Planning Area 1 (Commercial) from Soledad Canyon Road and Sand Canyon Road. Two private
streets would access the remaining Planning Areas from Sand Canyon Road.

The Project would include grading approximately 2.12.2 million cubic yards of cut and fill
balanced on-site. Additional remedial grading (7850,000 cubic yards) would be necessary to
accommodate the Project.

2.2-2  Project Objectives
31Ty xx®EEGH0 - ENERYT Ul OUIT TuxU0xOUT Ew/U0M EWEUTUENIOX0PUd
Land Use Planning Objectives

1.  Create a new mixed-use community with connected neighborhoods that provides for
residential, commercial and recreational uses in close proximity to each other.

2. Provide a sensitive and compatible Project through the use of appropriate grading,
landscape, and water quality methods.

3. Provide development and transitional land use patterns that do not conflict with
surrounding communities and land uses.

4.  Arrange land uses to reduce vehicle miles traveled and energy consumption, and to
encourage pedestrian mobility.

5.  Design neighborhoods to create a unique identity and sense of place.

6. Design neighborhoods to locate a variety of residential and non-residential land uses in
close proximity to each other and major road corridors, transit, and trails.

7. Provide arich set of public spaces.

8. Implement sustainable development principles, including greater energy efficiency,
waste reduction, drought-tolerant landscaping, use of water efficiency measures, and
use of recycled materials and renewable energy sources.

9.  Create and enhance opportunities for non-vehicular travel and encourage pedestrian
mobility by providing an internal pedestrian circulation system that links residential

Tebo Environmental Consulting, Inc. Sand Canyon Plaza Mixed-Use Project Draft EIR
March 2017 2-2



2. Executive Summary

2.6 + Summary of Impacts and Mitigation Measures

Impacts

Mitigation Measures Significance after Mitigation

be maintained on the Project site for security purposes. The Sierra Hills
community and Sand Canyon Ranch Apartments to the west, Canyon
Collection community to the northwest, and Stetson Ranch community to the
north are considered light-sensitive uses nearest to the Project site. The
ridgeline on the eastern boundary of the Project site would provide buffers
between the construction areas and the light-sensitive uses to the east.
Implementation of Mitigation Measures MM Aes-4 and MM Aes-5 would
limit the use of construction security lighting to those planning areas
requiring illumination, and would require all security lights to be properly
shielded and projected downwards. Furthermore, construction lighting would
be temporary and removed upon completion of construction activities.
Accordingly, with implementation of mitigation, impacts due to light and glare
generation during construction are considered less than significant.

In compliance with City standards and to minimize impacts to off-site
residential uses, the Project would include a Lighting Plan that indicates the
proposed locations of all outdoor lighting installations. The lighting must
comply with UDC Chapter 17.15, Property Development Standards, which
requires all light sources to be directed downward and shielded from streets
or adjoining properties and would prevent light spillover to adjacent
residential uses. Regardless, mitigation measures have been included to
ensure lighting impacts to off-site uses would be less than significant.
Therefore, implementation of the Mitigation Measure MM Aes-6 and
compliance with the UDC would reduce long-term light and glare impacts to
surrounding uses to a less than significant level.

Impact AG-1 T The aferementioned-significance threshold states that a
significant impact would occur if a project converts prime agricultural land to
non-agricultural uses. The Project site is not within an area of Prime
Farmland, Unique Farmland, or Farmland of Statewide Importance as
identified by the California Department of Conservationis California
Important Farmland Finder (accessed March 14, 2016). Therefore, the
Project would have no impact to Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance.

nighttime lighting during project construction be limited to only those Mitigation
features on the construction site requiring illumination.

MM Aes-5 The Project Applicant, or designee, shall require that all security lights
be properly shielded and projected downwards during construction,
such that light is directed only onto the work site.

MM Aes-6  Prior to the issuance of building permits, the City of Santa Clarita
Planning Division shall ensure that the following elements are included
in project plans, as appropriate:
All exterior lighting shall be designed and located as to avoid
intrusive effects on adjacent residential properties and
undeveloped areas adjacent to the Project site. Low-intensity
street lighting and low-intensity exterior lighting shall be used
throughout the development to the extent feasible. Lighting
fixtures shall use shielding, if necessary, to prevent spill lighting
on adjacent off-site uses.

I Design and placement of site lighting shall minimize glare
affecting adjacent properties, buildings, and roadways.

k-~ Outdoor lighting along the Project site boundary shall consist of
low-intensity downlights, or be equipped with louvers, shields,
hoods or other screening devices.

L Fixtures and standards shall conform to state and local safety and
illumination requirements.

L Buildings shall use low-reflective glass and building materials on
building exteriors.

L Automatic timers on lighting shall be designed to maximize
personal safety during nighttime use while saving energy.

Agriculture and Forestry Resources

None required Less than Significant

Impact AG-2 TWithin the City of Santa Clarita, there are no agricultural

None required Less than Significant

Tebo Environmental Consulting, Inc.
March 2017
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2. Executive Summary 2.6 + Summary of Impacts and Mitigation Measures

Impacts Mitigation Measures Significance after Mitigation

preserve areas, no land under a Williamson Act contract, and no land zoned
exclusively for agricultural use. Horticulture for commercial sale is permitted
in the Cityis Business Park (BP) and Industrial (I) zones and conditionally
permitted in the Cityis Non-Urban zones and Urban Residential zones 1 and
2. The Project is within the Mixed Use Neighborhood (MXN) and Urban
Residential 3 (UR-3) zones, which does not allow horticulture for commercial
sale. As-stated-previcusly-iThe Property is not located within a Williamson
Act Contract.

Impacts AG-3 and AG-4 T AG-3 and AG-4 address issues regarding the None required Less than Significant
rezoning of timberland lands and the loss of forest land or conversion of
forest land., or cause rezoning of, forestland, timberland, or timberland
zoned as Timberland Production. in-adéditionthe-Projectsite-does-not
contain-The Project site is currently zoned Mixed Use Neighborhood (MXN)
and Urban Residential 3 (UR-3) zones and is not located within an area
zoned as Open Space-National Forest (OS-NF). Therefore, implementation
of the Project would not conflict with the existing zoning for any forestland.

Impact AG-5 T No agricultural operations are currently being conducted on | None required Less than Significant
the Project site, and the site is not zoned for agricultural uses. In addition,
there is no forest land located on the Project site or in the vicinity of the site,
as the area is highly urbanized. No farmland or forest land would be
converted to other uses under the Project, and therefore, no impact would

occur.
Air Quality |
Impact AQ-1 T The net increase in regional operational emissions No mitigation measures are feasible Significant and Unavoidable

generated by the Project would exceed the regional thresholds of
significance set by the SCAQMD for ROG and NOX during the summertime
and the wintertime. These emissions are primarily due to motor vehicles and
area source emissions associated with the operation of a relatively high
number of proposed residential uses. These emissions are typical for a
mixed-use commercial and residential project of this size, and there is no
feasible mitigation to reduce these emissions to a less-than-significant level.
As such, regional operational air quality impacts would be considered
significant and unavoidable.

Impact AQ-6 T Will the Project increase the frequency or severity of existing | None required Less than Significant
air quality violations or cause or contribute to new air quality violations?

Impact AQ-7 Will the Project exceed the assumptions utilized in preparing

Tebo Environmental Consulting, Inc. Sand Canyon Plaza Mixed-Use Project Draft EIR
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2. Executive Summary

2.6 + Summary of Impacts and Mitigation Measures

Impacts

Mitigation Measures

Significance after Mitigation

would also result in a cumulatively considerable net increase of these criteria
pollutants for which the Project region is in non-attainment under an
applicable federal or state ambient air quality standard. As discussed
previously, the operational emissions associated with the Project would
exceed the established SCAQMD thresholds for ROG and NOx during the
operation of the Project. Because ROG and NOx are considered Os
precursors, and given the regionis non-attainment status of Os, the
cumulative impact of the Projectis operational emissions would be
significant.

Biological Resources

The 201105 enturaSanta Clarita General Plan Final Environmental Impact
Report (General Plan EIR) reviewed biological resources in Section 4.46 1
Conservation and Open Space. As shown on General Plan EIR Figure CO-

4, Sensitive Species Occurrrences, 4-4-1-Habitat Fypes; the Project site has
not been found to contain special plant species, and none were observed
during rare plant surveys conducted in April, May, and June of 2014 and
2015. One special status plant species, slender mariposa lily, was observed

dunnq rare plant survevs in Mav and June 2017 Wh#ethesuwey&e#the

No special-status amphibians or mammals were found or are likely to occur,

due to lack of habitat. One special-status reptile has been observed on-site,
and one other has a moderate occurrence potential.

SevenThree bird species included on the CDFW Special Animals List were
observed or detected during 2017 field surveys on the subject property.
ThreeOne species of bat does and two other special-status mammals could
alse-occur on the property.

There is undeveloped property immediately north of the property, but that is
also bordered by residential land uses that continue to the north and east.
There is currently no linkage to nearby natural habitat areas, or corridors to

facilitate movement between such areas and the subject property.

(83503)-If activities associated with construction or grading are planned
during the bird nesting/breeding season, generally February through
March for early nesting hirds {e.g--Cooperis-hawks-erhummingbirds)
and from mid-March through mid-September for most bird species, the
Applicant shall have a qualified biologist conduct surveys for active
nests. To determine the presence/absence of active nests, pre-
construction nesting bird surveys shall be conducted weekly beginning
30 days prior to initiation of ground-disturbing activities, with the last
survey conducted no more than 3 days prior to the start of
clearance/construction work. If ground-disturbing activities are delayed,
additional pre- construction surveys shall be conducted so that no more
than 3 days have elapsed between the survey and ground-disturbing
activities.

knewntenestenbaregtednd Protected bird nests that are found

within the construction zone shall be protected by a buffer deemed
suitable by a qualified biologist, and verified by the California
Department of Fish and Wildlife. Typically, a 300-foot buffer is required
for most species and a 500-foot buffer for raptor and special-status
species (CDFW may reduce these buffers on a site-specific basis).
Buffer areas shall be delineated with orange construction fencing or
other exclusionary material that would inhibit access within the buffer
zone. Installation of the exclusionary material delineating the buffer
zone shall be verified by a qualified biologist prior to initiation of

Less than Significant After
Mitigation

Tebo Environmental Consulting, Inc.
March 2017
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2.6 + Summary of Impacts and Mitigation Measures

Impacts

Mitigation Measures

Significance after Mitigation

Implementation of the Project would not have a substantial adverse effect on
any species identified as a candidate, sensitive, or special-status species.

ipa fti One special status plant
community, holly leaf cherry chaparral, would be adversely impacted. Given
that-ne-sensitive-speeies-oecur-on-site-limplementation of the Project would
not interfere with the movement of ary-native resident or migratory fish or
wildlife species or with established native resident or migratory wildlife
corridors, or impede the use of native wildlife nursery sites. Also,
implementation of the Project would not substantially reduce the habitat of a
fish or wildlife species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal community, or
reduce the number or restrict the range of a rare or endangered plant or
animal. Lastly, implementation of the Project would not have a substantial
adverse effect on federally protected wetlands as defined by Section 404 of
the Clean Water Act as no wetlands exist on-site.

easterly-boundary-Construction of the Project has the potential to affect
mature trees that could support nests by native bird species. Such an impact
would be a potentially significant under CEQA and a violation of state and

federal laws pertaining to the protection of native bird species.

MM Bio-2

MM Bio-3

MM Bio-4

construction activities. The buffer zone shall remain intact and
maintained while the nest is active (i.e., occupied or being constructed
by the adult bird(s)) and until young birds have fledged and no
continued use of the nest is observed, as determined by a qualified
biologist.

A qualified biologist, approved by the City and CDFW, shall prepare a
detailed capture and relocation plan for San Diego tiger (coastal)
whiptail and coast horned lizard that will include measures to avoid or
minimize take of these sensitive species and identify appropriate
relocation sites. The plan shall be submitted to CDFW for approval prior
to implementation. The plan shall specify the pre-construction time
frame for the biologist to conduct surveys within appropriate habitat
areas to capture and relocate individual San Diego tiger whiptail and
coast horned lizard in accordance with the approved relocation plan.
Results of the surveys and relocation efforts shall be provided to the
City with a copy to CDFW.

A qualified biologist, approved by the City and CDFW, shall prepare a
detailed capture and relocation plan for San Diego black-tailed
jackrabbit and San Diego desert woodrat that will include measures to
avoid or minimize take of these sensitive species and identify
appropriate relocation sites. The plan shall be submitted to the city and
CDFW for approval prior to implementation. The plan shall specify the
pre-construction timeframe for the biologist to conduct surveys within
appropriate habitat areas to capture and relocate individual San Diego
black-tailed jackrabbit and San Diego desert woodrat in accordance
with the approved relocation plan. Results of the surveys and relocation
efforts shall be provided to the City with a copy to CDFW.

The Project Applicant shall retain a qualified biologist, approved by the
City, to conduct focused bat surveys utilizing visual and electronic
detection methods. The qualified biologist shall conduct the surveys
between late May and mid-July, the recognized maternity season for
most bats in southern California. If any special-status bat species are
determined to be roosting on-site, bat boxes of a size and design
suitable for the estimated number of bats on-site shall be installed,
under the supervision of a qualified bat biologist, in the outer perimeter
of the Project site, as close as feasible to adjacent undeveloped land,
and a suitable height and solar aspect. Further, if any maternity sites
are identified on site, CDFW will be notified immediately. In addition to

Tebo Environmental Consulting, Inc.
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2. Executive Summary

2.6 + Summary of Impacts and Mitigation Measures

Impacts

Mitigation Measures Significance after Mitigation

any other direction by CDFW, no site disturbance shall occur within 300
feet of the occupied roost until it is determined that the maternity
roost(s) is no longer active. Additional bat boxes designed to serve as
maternity roosts shall be placed as directed by the qualified bat biologist
and CDFW.

MM Bio-5 A qualified restoration specialist shall ensure that the proposed
landscape plants will not naturalize and cause maintenance or
vegetation community degradation in open-space areas of the Project
site. Container plants to be installed within public areas shall be
inspected by a qualified restoration specialist for the presence of
disease, weeds, and pests, including Argentine ants. Plants with pests,
weeds, or diseases shall be rejected. In addition, landscape plants shall
not be on the Cal-IPC California Invasive Plant Inventory.

MM Bio-6 The Project Applicant shall retain a qualified biologist, approved by the
City, to develop a Mariposa Lily Restoration Plan. The Plan shall include the
following actions:

4 Mark the extant population when plants are flowering.

4 Collect bulbs (when plant is dormant; summer to fall).

L Careful excavation is required to assure collection of the
entire bulb and associated bulblets.
I Record average depth of bulbs for replication at receiver site.

A Plant collected bulbs immediately or store bulbs for later direct
planting or growing in pots.

4 A monitoring and reporting program to assure successful
establishment of the transplanted lilies.

Impact Bio -2 Approximately 1+-31-acres-of-holly-leat-cherry-+California
buekwheat-serub-and-0.35 acre of holly leaf cherry chaparral are-situated-in

the-perthern-and occur in the northwestern portions of the site. Holly leaf
cherry chaparralatiances-have has a state rank of S3, meaning they-areit is
rare to uncommon; not yet susceptible to becoming extirpated in the state,
but may be if additional populations are destroyed. Therefore, theyit meets
the CDFW criteria as a sensitive habitat. BethAll of the holly leaf cherry
chaparralatiances-oceurring on-site would be eliminated with development,
equaling 0.351-66 acres and resulting in a significant impact. Mitigation
Measure MM Bio-76 proposes mitigation through restoration (on-site or off-
site), thereby reducing the impact to less than significant.

MM Bio-7MM-Bie-6 The-Project-Applicant-ortheresponsible-party-shall-preparea | Less than Significant after
helly-leat-cherry-resteration-plan-that-details-planting-plans-to-mitigate | Mitigation

wﬁhm%heJandseapedarea&eHh&prepeﬁ%The Prolect Apphcant or

the responsible party, shall prepare a holly leaf cherry chaparral
restoration plan that details planting plans to mitigate the loss of 0.35
acres of holly leaf cherry chaparral. This plan shall entail five-to-one
restoration of the removed holly leaf cherry alliances to equal 1.75
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Impacts

Mitigation Measures

Significance after Mitigation

acres. The planting palette shall include a range of native plant species
typical of this alliance. The plan shall include temporary irrigation and
monitoring for five years after the initial installation to assure
establishment of the installed shrubs. Quantifiable success criteria will
be based on species diversity, species richness, abundance, percent
cover, and non- native cover. The restoration will be deemed successful
when the site has been irrigation-free for at least five years and success
criteria have remained for five years. The planting site may be located
within the landscaped areas of the property.

Impact Bio -3 As proposed, all federal and state jurisdictional areas on the
property would be removed by Project development. Federal jurisdictional
areas impacted would include 0.09 acre of wetland and 1.471 acres of non-
wetland waters. State jurisdictional areas impacted would encompass 0.09
acre of wetland and 2.87 of non-wetland waters. Without appropriate
authorizations, such a removal would be in violation of federal and state
laws, resulting in a significant impact.

MM Bio-8MM-Bie~7 The Project impacts shall be subject to the regulations set forth

by regulatory agencies as part of the jurisdictional permitting process.
The Army Corps of Engineers, the California Department of Fish and
Wildlife, and/or the Regional Water Quality Control Board shall require
the Project Applicant, or the responsible party, to explore alternatives to
avoid or reduce impacts and shall also require mitigation for all
unavoidable impacts. The Army Corps of Engineers has a fino net lossb
policy that requires that any unavoidable impacts to stream values and
functions be replaced. In addition, the Regional Water Quality Control
Board shall add restrictions to control runoff from the site, require on the
site treatment of runoff to improve water quality, and impose Best
Management Practices on the construction. All of the features of the
Project that address water quality issues shall be mitigated within the
Water Quality Management Plan and Storm Water Pollution Prevention
Plan.

Less than Significant after
Mitigation

Impact Bio -4 The Project site is completely surrounded on allthree sides by
development, is not connected to adjacent natural habitat areas, and does
not lie within nor provide a corridor that would facilitate movement between
such areas and the subject property. On the fourth side to the north, there is
a small area of undeveloped open space which is itself bordered by
development. The western ephemeral drainage is undergrounded at the
existing mobile home development in the southwest portion of the site, and
does not serve as a localized movement path, except for a short distance off
site to the north. As such, impacts to wildlife movement from Project
implementation are anticipated to be less than significant.

None required

Less than Significant

Impact Bio -5 Three protected trees have been identified as coast live oak
(Quercus agrifolia) on the Project site. The trees are identified as #1, #2 and
#3. Tree #2 is classified as a fheritage treed having a trunk diameter of 46

MM Bio-98 The Project Applicant, or the responsible party, shall be responsible for

implementing the following maintenance and care measures for on-site
oak trees prior to, during, and post-construction.

Less than Significant after
Mitigation
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Impacts

Mitigation Measures

Significance after Mitigation

Wildlife. Therefore, the Project would not affect a Significant Ecological Area
or Significant Natural Area.

Impact CR-1 T Records searches performed for the Project site and a site
survey did not identify any historical resources within the Project site.
Currently, there are 123 mobile home units on the Project site. Development
of the residential or commercial uses proposed by the Project would
therefore not affect any historical resources. There are no previously
recorded cultural resources within the Project site. Therefore, impacts
related to historic resources would be less than significant.

None required

Less than Significant

Cultural Resources

Impact CR-2 T Previous cultural resources technical investigations and
archival records for the Project vicinity indicate that there is a low potential
for the inadvertent discovery of cultural resources during earth moving
activities related to the Project. Furthermore, the Project Applicant has
entered into a consultation agreement with the Tataviam that would ensure
their involvement through Project implementation. Therefore, impacts would
be potentially significant. Thus, a mitigation measure has been provided in
the unlikely scenario that artifacts are found during grading and construction
activities.

CR-1 Would the project cause a substantial adverse change in the

significance of a historical resource, as defined in §15064.57Would-the

projectcause-a-substantial-adverse-change-in-the-significance-of-a
m%tGFFGaJ—Fe—SGH—FGe—aS—deﬁH@d—mW } 7 } j 0 v

Less than Significant

Impact CR-3 T Portions of the Project site are hilly in nature and the site
does not contain any prominent geologic features or known paleontological
resources. The records search and the site survey performed for the Project
site did not identify any existing paleontological resources within the site.
Consequently, there is little potential for the Project to disturb or indirectly
destroy a unique paleontologic resource site or geologic feature, and less
than significant impacts would occur.

None required

Less than Significant

Impact CR-4 TThere are no known cemeteries or burial grounds on the
Project site. As previously discussed, the site, as with other areas in the
Santa Clarita Valley, has a history of use by Native Americans; therefore,
there is potential for archaeological resources, including burial grounds, to
exist on the Project site. Because the potential exists for human remains to
be unearthed during earthwork and grading of the Project site, impacts
would be potentially significant.

MM CR-2 If human remains are encountered during excavation and grading
activities within the project site, the contractor shall stop such activities.
In the event of accidental discovery or recognition of any human
remains there shall be no further excavation or disturbance of the
subject site or any nearby areas reasonably suspected to overlie

adjacent human remains and the following steps shall betaken:

k-~ The coroner of the City in which the remains are discovered must
be contacted to determine that no investigation of the cause of
death is required;and, If the remains are of Native American
origin, either of the following steps shall be taken:

Less than Significant after
Mitigation
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Impacts Mitigation Measures Significance after Mitigation
unavoidable.

Population and HO 0

PH-1-tr-additien-tThe City of Santa Clarita General Plan contains numerous | None required Less than Significant

other goals, policies, and actions supporting the creation of housing
opportunities within the City. The City of Santa Clarita General Plan also
includes various policies that encourage infill development and would be
expected to reduce vehicle miles traveled (VMT) and associated air pollutant
emissions compared to previous low density development within the City.
The Project is considered an infill development, as the site is surrounded on
all sides by urban development.

Nrew Project residential and employment generating land uses would result
in a total population increase of 2,26120 persons. The additional population
associated with potential employees relocating to the City and occupying
existing either vacant housing or new housing has already been accounted
for in the City of Santa Clarita General Plan. Further, approximately 3,116
unemployed persons currently reside within the City. Some of these
currently unemployed persons could fill jobs created by the Project.

In conclusion, the additional 149 jobs to be provided by the Project have
been accounted for in the City of Santa Clarita General Plan and in SCAG{s
2020 forecasts. Thus, impacts would be less than significant.

PH-2 and PH-3 Implementation of the Project would result in less than None required Less than Significant
impacts with respect to resident displacement or the need for replacement

housing.

Parks and Recreation

Rec 1 and Rec-2 Based on 3.10 persons per household, the development | None required Less than Significant

of 580 single-family and multi-family residential units would result in a
population increase of 1,798 persons, which would require a minimum of
5.39 acres of parkland. However, the Cityis General Plan strongly
encourages new development to provide fees and/or parkland at a rate of
five acres per 1,000 persons. Therefore, consistent with the General Plan
the Project would be required to provide 8.99 acres of parkland. On-site
recreational areas may receive credit against a portion (up to 30%) of the
parkland acreage requirement. Prior to Project development, the Project
Applicant will be required to pay for an appraisal to establish the value of a
finished acre of land in the Project area. The City will collect fees based on
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Impacts Mitigation Measures Significance after Mitigation
PS-Libraries Residents of the Project would generate new tax revenues MM PS-13 The Project Applicant shall pay a library facilities mitigation fee. Less than Significant after
and, as noted above, funding sources for the Santa Clarita Public Library Currently this fee is $800.00 per residential unit. This is the estimated | Mitigation

consist of property taxes, state assistance, and revenue from fines, fees, fee that would be collected to pay for new library construction and items

and other miscellaneous revenue. According to Library staff, increased tax totaling $464,000.00.

revenues funding addresses only library operations and, because of
uncertainty regarding General Fund contribution levels, it is not adequate to
offset the impact of the Project on the Santa Clarita Public Libraryis ability to
construct new libraries and purchase new items (e.g., books, periodicals,
audio cassettes, videos). Consequently, the tax revenues collected would
not adequately cover all the costs of serving the Project population, and a
significant impact on the library system would result.

Traffic and Circulation

Buildout of the Project would occur over approximately 18 months. During MM T-1 Sand Canyon at Soledad Canyon. Modify traffic signal timing to Less than Significant after
construction of the Project, construction workers would arrive at and depart coordinate with Kenroy Avenue and SR-14 SB Ramp intersections Mitigation

from the Project site during off-peak hours, minimizing trips during the AM along Soledad Canyon Road.

and PM peak traffic periods. As such, construction-related trips associated |\ T-2  SR-14 SB Ramps at Soledad Canyon. Modify traffic signal to change

with buildout of the Project would result in less than significant impact. westbound left-tun phasing from permissive to protected left-turn

Based on the mixed-use trip generation model described above, which was phasingpretective-permissive.

approved by the Santa Clarita Department of Public Works, buildout ofthe | MM T-3  The Project Developer shall enter into a Mitigation Agreement with

Project would generate approximately 393 new AM peak hour trips, 695 new Caltrans. Said Mitigation Agreement shall be finalized prior to the

PM peak hour tl’ipS, and 7,986 new dally tl’ipS. recordation of a final map.

The Project site is not located within an airport land use plan or within two None required Less than Significant

miles of an airport or a private airstrip. There are no airports or private
airstrips within or adjacent to the City of Santa Clarita. Thus, implementation
of the Project would not result in any change in air traffic patterns or traffic
levels. Therefore, no impact would occur in this regard.

Implementation of the Project would not result in the construction and/or
operation of hazardous design features (e.g., sharp curves and/or
dangerous intersections) or the interaction of incompatible uses. However,
the Projectis goals and policies do encourage pedestrian linkages, the
implementation of bicycle facilities, and the reconfiguration of roadways.
Thus, it is imperative that facilities designed for non-automobile modes
include enhanced safety features to minimize conflicts between transit
riders, bicyclists, pedestrians, and motor vehicles. The Project incorporates
street improvement standards that would provide a defined and often
separated space for pedestrians, motorists, and bicyclists.
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Impacts Mitigation Measures Significance after Mitigation

project design. As proposed, the Project would not conflict with transit,
bicycle and pedestrian facilities, but instead, enhances these facilities.
Therefore, less than significant impacts would occur.

Even though the amount of increased traffic due to the Project would not MMT-4  Sand Canyon at Soledad Canyon (Cumulative Conditions). Modify
exceed the CMP threshold of significance since the V/C increase due to the traffic signal timing to coordinate with Kenroy Avenue and SR-14 SB
Project would be less than 0.02 at each location, the Project would Ramp intersections along Soledad Canyon Road.

contribute its pro rata share to the anticipated costs for design and MMT-5  Sand Canyon at Soledad Canyon (Cumulative Conditions). Modiify
implementation of future improvements on SR-14 as required by Caltrans. intersection to restripe one northbound right-turn lane to a through lane

(for 2 NB Left, 2 NB Through and 1 NB Right) (Project Share = 24%).
MM T-6 SR-14 SB Ramps at Soledad Canyon (Cumulative Conditions). Modify
traffic signal to change westbound left-turn phasing from permissive to
protected left-turn phasingpretective-permissive.
MM T-7 SR-14 Freeway Mainline (Cumulative Conditions). Contribute pro-rata
share to the anticipated costs for design and implementation of future
improvements. (Project Share = 1.6%).

Utilities and Service Systems

Util - Solid Waste The implementation of Mitigation Measures MM Util-2 MM Util-1  The project application shall complete and submit to the Building & Less than Significant after
through MM Util-4 and compliance with the Municipal Code and General Safety Division a Construction and Demolition Materials Management | Mitigation

Plan goals and policies, long-term operational impacts on a Project-specific Plan (C&DMMP), approved by the Cityis Director of Public Works, or

basis would be less than significant. the Directoris Designee, on a C&DMMP form approved by the City. The

completed C&DMMP, at a minimum, shall indicate all of the following:

1. the estimated weight of project C&D materials, by materials type, to
be generated;

2. the maximum weight of C&D materials that it is feasible to divert,
considering cost, energy consumption and delays, via reuse or
recycling;

3. the vendor or facility that the Applicant proposes to use to collect,
divert, market, reuse or receive the C&D materials;

4. the estimated weight of residual C&D materials that would be
transported for disposal in a landfill or transformation facility; and

5. the estimated weight of inert waste to be removed from the waste
stream and not disposed of in a solid waste landfill. (General Plan
EIR Mitigation Measure 3.17-6)

MM Util-2  The Project Applicant shall provide adequate areas for the collection
and loading of recyclable materials (i.e., paper products, glass, and
other recyclables) in compliance with the State Model Ordinance,

Tebo Environmental Consulting, Inc. Sand Canyon Plaza Mixed-Use Project Draft EIR
March 2017 2-47



3. Project Description 3.8 + Land Use Designations and Zoning

3.8 Land Use Designations and Zoning

The Project site has a General Plan and zoning designation of MXN (Mixed Use Neighborhood)
and Urban Residential 3 (UR-3). This zone is intended for mixed-use development, which is
encouraged to create neighborhoods that integrate residential uses with complementary
commercial uses. The MXN zone allows for a maximum density of 18 dwelling units per acre.
Approximately 2.7 acres of the site are in the Urban Residential 3 (UR-3) General Plan and zoning
designations. No development (i.e., buildings) is proposed within the UR-3 zoned area.

Approximately 77 acres of the Project site are dedicated to residential land uses and accompanying
open space. Under this designation, and not taking into account hillside ordinance requirements,
the Project site could support up to 1,386 residential units. Approximately 10 acres of the site are
designated for commercial land use. Under the MXN and UR-3 designations the Project site could
accommodate up to 217,800 square feet of commercial uses.

3.9 Phasing

The Sand Canyon Plaza Mixed-Use Project would likely be developed in a single phase. Grading
and site development would occur site-wide. It is expected that the three residential product types,
the commercial area, and various on-site and off-site infrastructure would be constructed at or near
the same time.

3.10 Requested Project Approvals

The Applicant is requesting the Project approvals described below, which would govern
development of the proposed Sand Canyon Plaza Mixed-Use Project. Prior to issuing Project
approvals, the City must certify that this EIR: 1) has been reviewed and considered; 2) has
adequately analyzed the potential impacts of the Project; 3) has been completed in compliance with
CEQA, th11"'$0 1&UWETROTUNEOEWTT "Dlazs Environmental Guidelines, and reflects the
independent judgment of the City Council. The requested Project approvals are described in
further detail below.

1.  Tentative Tract Map No. 53074. The Applicant is proposing to subdivide the property
to facilitate construction of 580 residential units (119 detached146 -smak-lot
condominium units, 149122 attached townhomes/condominium units, and 312
apartment units), up to 60,00055,600 square feet of commercial uses (retail and
restaurants), an 85,00075,600-square-foot assisted living facility (up to 140120 beds),
other lots for landscape/open space, private streets, and recreation areas.
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Conditional Use Permit No. 14-014. The Applicant is requesting approval of a
Conditional Use Permit (CUP) to allow for development within a Planned
Development (PD) Overlay Zone. Any new proposal for development in a PD Overlay
requires the submittal of a Conditional Use Permit, which is intended to provide for
additional discretion for previously vacant or underutilized parcels. Additionally, the
Applicant is requesting approval of an 85,00045;800-square-foot assisted living facility
with up to 140420 beds. A Conditional Use Permit is required to permit the assisted
living facility within the zone.

Hillside Development Review No. 14-001. The Applicant is requesting approval of a
Hillside Development Review Permit to allow development on slopes over 10%.

Ridgeline Alteration Permit No. 14-001. The Applicant is requesting approval of a
Ridgeline Alteration Permit to allow for development in a Ridgeline Preservation (RP)
Overlay Zone, more specifically to allow for development within 100 feet vertically and
horizontally of a significant ridgeline.

Minor Use Permit No. 14-016. The Applicant is requesting approval of a Minor Use
Permit to allow for the commercial floor area ratio (FAR) to be less than the minimum
required by the MXN zone. Under the MXN zone requirements, the minimum floor
area ratio of commercial uses on the site would be 0.2:1 or 83,63587%420 square feet of
commercial floor area. The Applicant is proposing to develop the site with up to
60,00055,600 square feet of commercial uses, which is a floor area ratio of 0.146-13.

Oak Tree Permit No. 14-008. The Applicant is requesting approval of an Oak Tree
Permit to allow for removal of two non-heritage oak trees and to permit Project grading
to encroach within the protected zone of one heritage oak tree.

Permits and Approvals for the Project are highlighted in Table 3-1 below.

Table 3-1  Future Agency Actions

Agency Action Required

California Department of Transportation Encroachment Permit

Regional Water Quality Control Board National Pollution Discharge Elimination System Permit; Section 401 permit
under the federal Clean Water Act

California Department of Fish and Wildlife Streambed Alteration Agreement per Fish & Wildlife Code Section 1602

U.S. Department of Army Corps of Engineers Section 404 Permit under the federal Clean Water Act

South Coast Air Quality Management District Various permits for air emissions regulation found in the Air Quality
Management Plan

This table is not intended to provide the complete and final list of future actions required to implement the Project. This is an attempt to identify
those actions that are known at this time to be required in the future.
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Table 3-2  Sand Canyon Land Use Summary

Planning Residential
AreaNo. Project Use Commercial Square Footage Dwelling Units Acreage
PA-1 Commercial/Retail/Restaurant/ 60,00055,;600-SF Commercial n/a 9.610.0
Assisted Living Retail/Restaurant;
85,000%5,000-SF Assisted Living Facility (140
Beds120-Reems)
Open Space
PA-2 Multi-Family Attached N/A 312 12.2
PA-3 Multi-Family Attached N/A 122 10.1
PA-4 Single-Family Detached 71 7.3
Condominiums N/A
PA-5 Single-Family Detached 75 6.310:0
Condominiums N/A
Streets N/IA N/A 6.37.2
Private Park/Recreation Center N/A N/A 2.0
Drainage Basin N/A N/A 1.0
Open Space/Landscaped Areas  N/A N/A 31.4286
Right of Way Dedication N/A N/A 1110
Total 60,00055,;600-SF commercial retail/restaurant; 580 approx-87.5

85,00045,;090-SF assisted living facility

Source: Tentative Tract Map No. 053074, July 2017Nevember2016

As provided in Table 3-2 above, the approximately 87-acre Project site would be developed with
up to 60,00055;600 square feet of commercial/retail/restaurant uses and 85,00045;000 square feet of
assisted living facilities (up to 140120 beds). Also proposed on the Project site are 580 residential
units comprising 461434 multi-family units (including up to 312 apartment units) and 119146
single-family condos. If approval of the Project is granted, Project conditions of approval would
permit modifications to building locations, building footprints, and product types shown on

Figure 3-4, Tentative Tract Map 53074 Fentative TractMap-53074.

The approximately 87-acre Project site is divided into five Planning Areas. Figure 3-5 depicts each
Planning Area in relationship to the entire Project site. Details further describing the Planning
Areas are provided below.

1 Planning Area 1 (PA-1), Commercial + Approximately 145,000430,600 square feet
of commercial/residential floor including 60,00055,600 square feet of commercial
(retail and restaurants) and an 85.00045; 689-square-foot assisted living facility (up
to 140 bed120-roems) on approximately 9.610 acres. Planning Area 1 is located at
the northeast intersection of Sand Canyon Road and Soledad Canyon Road and is
depicted in Figure 3-6. PA-1 also includes a water quality/water feature located at
the southwest corner of the Project site. Consistent with the requirements of the
MXN zone, the maximum building height in PA-1 would be 5055 feet (assisted
living facility). The remaining commercial buildings in PA-1 would range in
height from 20 to 35 feet.

Access to PA-1 would OEEUULYDEI200T EEEN""EQAOOuILOEEIEQEN?  2uUDY Tupdl 10BOvlBT 1 0idOu
EQEWRTTUOUIMEOEI2ECE "EOA0OILOEEIECE? i 0DY Tugd T 10MOvI T TUDOUEQEWUN T ThOUUKA xu

Tebo Environmental Consulting, Inc. Sand Canyon Plaza Mixed-Use Project Draft EIR
March 2017 3-12



3. Project Description

3.13 4 Description of Project

to 415278 parking spaces would be provided for the retail commercial area contingent
upon final uses and square footage, which includes 151 surface spaces and 264 spaces in
a parking structure. Of the 415 parking spaces, udp to 7060 spaces would be provided
for the assisted living facility contingent upon the final bed count.

Illustrative renderings are provided in Figure 3-7 and Figure 3-8.
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Figure 3-4 Tentative Tract Map 53074
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Figure 3-5 Sand Canyon Plaza Mixed-Use Project Planning Areas
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Source: Alliance Land Planning & Engineering, July 20178/16/16

Figure 3-6 Planning Area 1
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1 Planning Area 2 (Multi-Family Attached) 4+ 312 multi-family units (intended to be
rental units) and required parking per the MXN and-JR-3-zone requirements
would be developed on 12.2 acres. One private recreational area, internal drive
aisles, water quality improvements, and other open areas would be provided
within PA-2. The maximum building height in PA-2 is 505 feet. Access to PA-2
POUIEIETUIUOO2ECE ) "EQaOOILOEEIYRBE?  AEQENR 12u Y10 xxUORMOE(T (auh acre
of the existing Sand Canyon Road right-of-way would be vacated by the City and
included in PA-2, as it would no longer be needed for roadway purposes.
Planning Area 2 is located directly north of PA-1 along Sand Canyon Road and is
depicted in Figure 3-9, Planning Area 2Rlanning-Area2. An illustrative rendering
is provided in Figure 3-10.

1 Planning Area 3 (Multi-Family Attached Townhomes) + 149122 townhomes with
required parking (per the MXN and-JR-3 zone requirements) on approximately
10.316-1 acres. Oneprivaterecreationalarea-w\Water quality improvements,
internal drive aisles, trails and other open areas would be provided within PA-3.
The maximum building height in PA-3 is 40 feet. Access to PA-3 would be from
2EQE""EOAOOILOEEYDEN? 12002 "AEQEIR#21:# DY 1UGiPlanning Area 3 is located north
of Planning Area 2 along Sand Canyon Road and is depicted in Figure 3-11,
Planning Area 3Rlanning-Area-3.

1 Planning Area 4 (Single-Family Detached CondominiumsMMuHti-Family
Detached-or-Attached-Condeos) 1 71 units with required parking (per MXN and
UR-3 zone requirements) on approximately 7.3 acres. Internal drive aisles, water
guality improvements, trails, and other open areas would be provided within PA-
4. The 2.0-acre private recreational area located in PA-5 would also service PA-4.
Access to PA-KIPOUIEIE 1O Ou2EQE" *EOA00u1 OEEYDEN? 1 02u?" *02uEQEP#£21£UDY 1 U
Planning Area 4 is located in the central portion of the Project site north and east
of Planning Area 2 and is depicted in Figure 3-12, Planning Area 4Plarning-Area
4,

| Planning Area 5 (Single-Family Detached CondominiumsMuHti-Farmiy
Detached-or-Attached-Condeos) 4 4875 units with required parking (per MXN and
UR-3 zone requirements) on approximately 6.310-0 acres. A 2.0-acreOne private
recreational area, internal drive aisles, water quality improvements, trails and
other open areas would be provided within PA-5. Access to PA-5 would be from
2EOEu""EOA00u1 OEEWYDEN? 12007 *AEOEIP#21#£ Y 105 Planning Area 5 is located in the
eastern and northern portions of the Project site and is depicted in Figure 3-13-and
Flgbe-3-44,

The Project includes a total of 580 residential units (replacing the existing 123 mobile homes),
60,00055,600 square feet of retail commercial uses, and an 85,00045; 668-square-foot assisted living
facility.
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Figure 3-9 Planning Area 2
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Figure 3-11  Planning Area 3
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3. Project Description 3.13 4 Description of Project

Source: Alliance Land Planning & Engineering, August 20168/16/16

Figure 3-12  Planning Area 4
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Source: Alliance Land Planning & Engineering, July 20178/16/16

Figure 3-13  Planning Area 5:-Sheet-1
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PDF-12 The Applicant shall implement all control measures required and/or recommended
by the SCAQMD (i.e., Rules 403, 1108, and 1113), including but not limited to the
following:

1 Use watering to control dust generation during demolition of
structures or break-up of pavement;

| Water active grading areas and unpaved surfaces at least three times
daily;

)l Cover stockpiles with tarps or apply non-toxic chemical soil binders;

1 Limit vehicle speed on unpaved roads to 15 miles per hour;

| Sweep daily (with water sweepers) all paved construction parking
areas and staging areas;

1 Provide daily clean-up of mud and dirt carried onto paved streets from
the Project site;

1 Suspend excavation and grading activity when winds (instantaneous
gusts) exceed 15 miles per hour over a 30-minute period or more; and

1 An information sign shall be posted at the entrance to the construction
site that identifies the permitted construction hours and provides a
telephone number to call and receive information about the
construction project or to report complaints regarding excessive
fugitive dust generation. Any reasonable complaints shall be rectified
within 24 hours of their receipt.

3.15 Grading

Demolition/Site Clearing

The Project would require demolition of the remaining mobile home units and site clearing. In
addition to the removal of the mobile homes, demolition would include the removal of asphalt,
concrete, other ancillary structures to the existing mobile home park, trees, fences, and other
existing debris.

Grading/Foundation

The Project would include grading approximately 2.12.2 million cubic yards of cut and fill

balanced on-site and is depicted on Figure 3-14Figure-3-15, Cut and Fill MapCutand-FiH-Map.
Additional remedial grading (approximately 750,000856;6806 cubic yards) would be necessary to

accommodate site development.
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