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The amount of site disturbance would be reduced by approximately 64 65%, and the overall
project area would be reduced by 75%, compared to the proposed Agricultural Residential
Cluster Subdivision. Further development of the Ranch property, including other portions of
the proposed Agricultural Residential Cluster Subdivision site, would require preparation of
a Specific Plan and additional environmental review.

6.14.2 Impact Analysis

Agricultural Resources. This alternative would decrease the number of lots by 64 65%,
thereby decreasing the amount of site disturbance. In addition, the overall project footprint
would be reduced by approximately 75% compared to the proposed Agricultural Residential
Cluster Subdivision. As discussed in Section 2.1, Agricultural Resources, the proposed
Agricultural Residential Cluster Subdivision would permanently convert 21.2 acres
containing prime soils to non-agricultural uses and would permanently compromise the
viability of a 676.7-acre grazing unit. In contrast, Alternative 14 would convert
approximately 12.5 acres of prime soils (refer to Figure 6-16). Impacts related to the
conversion of prime soil areas would therefore be less than the proposed Agricultural
Residential Cluster Subdivision. In addition, because lots would be configured in a more
compact manner, this alternative would reduce impacts related to grazing unit
fragmentation. Similarly, because lots would be relocated away from existing vineyards in
the southern portion of the Ranch property, fewer lots would be located adjacent to existing
cultivated agricultural operations. Although some vineyards are located west and southeast
of this alternative area, overall distance to vineyard operations would be increased. Conflicts
between residential and vineyard uses would be proportionately reduced. In addition,
because there would be fewer overall lots, conflicts between residential and grazing uses
would also be reduced when compared to the proposed Agricultural Residential Cluster
Subdivision.

Air Quality. This alternative would generate 412 402 average daily trips; a 64 65% reduction
compared to the Agricultural Residential Cluster Subdivision (see Transportation and
Circulation discussion below). Air contaminant emissions associated with vehicle use would
therefore be less than the proposed Agricultural Residential Cluster Subdivision. In addition,
because this alternative would accommodate 72 73 fewer residential units, long term emissions
associated with electricity and natural gas usage would also be reduced. Grading- and
construction-related emissions and odor nuisance impacts would be slightly reduced due to the
reduced area of disturbance compared to the proposed Agricultural Residential Cluster
Subdivision. The Agricultural Residential Cluster Subdivision is potentially inconsistent with
San Luis Obispo APCD’s 2001 Clean Air Plan (CAP) because it does not include sufficient
Transportation Control Measures (TCMs) and because the rate of increase in vehicle trips and
miles traveled may exceed population growth rates for the area. The Reduced Project
Alternative would similarly exclude sufficient TCMs and would similarly increase trip lengths
in the vicinity. However, because this alternative would generate 64 65% fewer daily vehicle
trips, the rate of increase in vehicle trips and miles traveled would be less than the proposed
Agricultural Residential Cluster Subdivision.

Overall, air quality impacts would be reduced under the Reduced Project Alternative.

Biological Resources. Under the Reduced Project Alternative, lots would be clustered in the
northernmost portion of the Agricultural Residential Cluster Subdivision site, in the currently

County of San Luis Obispo
6-119



Santa Margarita Ranch Agricultural Residential Cluster Subdivision Project and Future Development Program EIR
Section 6.0 Alternatives

proposed Phase One location. As shown in Figure 2-3, this area contains ten natural plant
communities and/or wildlife habitat types. The habitat types include California annual
grassland, native perennial grassland (including deergrass (Muhlenbergia rigens) and valley
needlegrass native perennial grassland), central (Lucian) scrub, chamise chaparral, blue oak
woodland, coast live oak woodland, valley oak woodland, mixed oak woodland (including
blue, coast live and valley oaks, as well as grey pines [Pinus sabinianal), emergent wetland, and
riparian. Ruderal areas, agriculture, seasonal pools and known occurrences of special status
species are also shown on Figure 6-12. The San Luis Obispo Mariposa Lily, a CNPS List 1B
plant species, also occurs within the Reduced Project Alternative site, similar to the proposed
Agricultural Residential Cluster Subdivision site as a whole. The Reduced Project Alternative
would avoid several habitat types located on the proposed Agricultural Residential Cluster
Subdivision site, including chamise chaparral and valley oak woodland.

Because this alternative would accommodate 72 73 fewer residential units, site disturbance
would be reduced when compared to the proposed Agricultural Residential Cluster
Subdivision. As a result, this alternative would result in fewer impacts related to habitat
conversion, oak tree removal and San Luis Obispo Mariposa Lily removal when compared to
the proposed Agricultural Residential Cluster Subdivision. Similarly, impacts to special-
status animal species, including the California red-legged frog (CRLF), seuthernsteelhead
{5S) South/Central California Coast Steelhead (Steelhead), white-tailed kite, golden eagle,
Cooper’s hawk, sharp-shinned hawk, pallid bat, American badger, legless lizard, and
southwestern pond turtle, would be reduced. Because development in the southern portion
of the proposed Agricultural Residential Cluster Subdivision site would be eliminated,
impacts to Vernal Pool Fairy Shrimp (VPFS) and impacts related to the reduction of
migration corridors for special-status and common wildlife species would also be reduced.

Overall, this alternative would result in reduced impacts related to biological resources when
compared to the proposed Agricultural Residential Cluster Subdivision.

Cultural Resources. Thirty-two prehistoric and historical archaeological sites and six isolates
are located within or immediately adjacent to the Agricultural Residential Cluster
Subdivision site (refer to Draft EIR Section 4.4, Cultural Resources). This alternative would
cluster 40 lots (including 39 residential lots and one open space lot) in the northernmost portion
of the Agricultural Residential Cluster Subdivision site, in the currently proposed Phase One
location. All development south of this area would be eliminated. As a result, impacts
related to damage or destruction of the important associations of these sites, and disruption
of their setting and feeling, would be reduced compared to the Agricultural Residential
Cluster Subdivision.

In addition, because this alternative would accommodate 72 73 fewer residential units, site
disturbance would be reduced when compared to the proposed Agricultural Residential
Cluster Subdivision. Impacts related to disturbing previously unidentified buried
archeological deposits or human remains would therefore be reduced. Similarly, because
this alternative would generate fewer new residents, there would be less likelihood for relic
collecting and/or vandalism that could potentially impact archaeological and historical sites.

Overall, this alternative would result in reduced impacts related to cultural resources when
compared to the proposed Agricultural Residential Cluster Subdivision.
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Drainage, Erosion and Sedimentation. This alternative would decrease the amount of site
disturbance by 64 65%. Impacts related to erosion, sedimentation, and pollutant discharges
during construction would therefore be reduced. The amount of paved areas under this
alternative would also be reduced when compared to the proposed Agricultural Residential
Cluster Subdivision. Therefore, permanent increases in surface runoff and accelerated
erosion, as well as storm water transport of pollutants, bacteria, and sediment into
downstream facilities, would be reduced under the Reduced Project Alternative.

As discussed in Draft EIR Section 4.5, Drainage, Erosion and Sedimentation, the eastern
reaches of the proposed Agricultural Residential Cluster Subdivision site, just south of the
east driveway, would be located within the flood zone associated with Trout Creek (refer to
Draft EIR Figure 4.5-1). The Reduced Project Alternative would not be located in this area.
Both the Agricultural Residential Cluster Subdivision and the Reduced Project Alternative
would result in less than significant impacts.

Geologic Stability. The Reduced Project Alternative would accommodate 72 73 fewer
residential units than the proposed Agricultural Residential Cluster Subdivision. Therefore,
development under this alternative would expose fewer units and residents to strong ground
shaking resulting from the presence of active and potentially active faults in the vicinity of
the Santa Margarita Ranch.

Under the Reduced Project Alternative, lots would be clustered in the currently proposed
Phase One location. As discussed in Draft EIR Section 4.6, Geologic Stability, this portion of
the site is subject to soil-related hazards (expansive soils, erosive soils and settlement);
moderate to high landslide potential; and moderate to high liquefaction potential (refer to
Draft EIR Figures 4.6-3, 4.6-5 and 4.6-6, respectively) similar to the Agricultural Residential
Cluster Subdivision site as a whole. However, because fewer lots and therefore fewer
residents would be subject to these hazards, impacts would be reduced under the Reduced
Project Alternative.

Overall, geologic stability impacts would be less than the proposed Agricultural Residential
Cluster Subdivision.

Land Use. The Reduced Project Alternative would accommodate 72 73 fewer residential
units than the proposed Agricultural Residential Cluster Subdivision and would reduce site
disturbance by approximately 64 65%. The reduced construction activity would reduce
temporary noise, air quality and visual impacts compared to the Agricultural Residential
Cluster Subdivision. In addition, this alternative would not convert as much open land as
the proposed Agricultural Residential Cluster Subdivision. Land use impacts would be
reduced compared to the proposed Agricultural Residential Cluster Subdivision.

Noise. This alternative would generate 412 402 average daily trips; a 64 65% reduction
compared to the Agricultural Residential Cluster Subdivision (see Transportation and
Circulation discussion below). Therefore, noise levels on nearby major roadways would be
incrementally reduced. In addition, because this alternative would accommodate fewer
residential units, fewer residents and site occupants would be exposed to nuisance noise
generated by passing trains on the Union Pacific Railroad (UPRR). This alternative would
generate less severe construction-related noise impacts, since the area of disturbance and
number of units would be reduced.
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Public Safety. As with the Agricultural Residential Cluster Subdivision, site disturbance
associated with the Reduced Project Alternative would not occur in an area of historical
croplands. Therefore, impacts related to residual agricultural chemicals would be similarly
less than significant.

Since this alternative would accommodate 72 73 fewer residential units as the proposed
Agricultural Residential Cluster Subdivision, fewer residents would be exposed to other
public safety hazards overall. This includes: exposure to contaminants from highway and
railway accidents that involve hazardous materials; the use, transport, or storage of
hazardous chemicals; traffic safety hazards due to conflicts between proposed uses and
existing off-site mining operations and on-site agricultural operations; and hazards related to
potential aircraft accidents, and exposure to valley fever.

Under this alternative, lots would be clustered in the currently proposed Phase One location,
while the water tanks would remain as proposed. Since no residences would be located near
the water tanks under this alternative, potential public safety impacts associated with the
unlikely event of water tank failure would be eliminated.

Overall, the Reduced Project Alternative would result in impacts which are both similar and
reduced when compared to the proposed Agricultural Residential Cluster Subdivision.

Public Services. This alternative would accommodate 72 73 fewer residential units as the
proposed Agricultural Residential Cluster Subdivision. Consequently, lesser demand for
law enforcement, fire protection, school, and solid waste, and library services would occur.
Therefore, this alternative is considered to have fewer public service impacts compared to
the proposed Agricultural Residential Cluster Subdivision.

Recreation. This alternative would accommodate 72 73 fewer residential units as the
proposed Agricultural Residential Cluster Subdivision. Consequently, the need for
recreational facilities would be reduced. Therefore, this alternative is considered to have
fewer impacts related to parkland demand when compared to the proposed Agricultural
Residential Cluster Subdivision.

Transportation and Circulation. This alternative would include 40 lots (including 39
residential lots and one open space lot) in the northernmost portion of the Agricultural
Residential Cluster Subdivision site. Based on the trip rates used in the Draft EIR (refer to
Table 4.12-9 in Draft EIR Section 4.12, Transportation and Circulation), Alternative 14 would
generate 412 402 average daily trips, 32 31 AM peak hour trips, and 42 PM peak hour trips. This
represents a 64 65% decrease compared to the Agricultural Residential Cluster Subdivision.
Traffic impacts on local roadway and highway segments and intersections would therefore
be reduced. Impacts related to pedestrian, bicycle and transit demand would also be
reduced. Because access to the Reduced Project Alternative would be the same as the
Agricultural Residential Cluster Subdivision, impacts related to access would be similar.

Visual Resources. This alternative would reduce site disturbance by approximately 64 65%
compared to the proposed Agricultural Residential Cluster Subdivision, and the overall project
footprint would be approximately V4 that of the proposed Agricultural Residential Cluster
Subdivision. The associated preservation of open space would maintain more of the rural
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character of the site than the proposed Agricultural Residential Cluster Subdivision. In
addition, although the Phase One portion of the Agricultural Residential Cluster
Subdivision would be visible from area roadways and the community of Santa Margarita,
the Reduced Project Alternative would exclude development south of this area. As a result,
overall impacts related to the alteration of visual character under this alternative would be
reduced when compared to the proposed Agricultural Residential Cluster Subdivision.

Water and Wastewater. Water service under the Reduced Project Alternative would be
provided by a connection to the Nacimiento Water Project. The untreated Nacimiento water
would be treated on-site and used for the Reduced Project Alternative. As a result, impacts
related to groundwater use and overdraft of the aquifer system would be eliminated. In
addition, this alternative would accommodate 72 73 fewer residential units than the proposed
Agricultural Residential Cluster Subdivision. Therefore, this alternative would result in less
net consumptive water use overall. It should be noted, however, that importing and treating
water for residences outside of an urban reserve line would be potentially inconsistent with
the County’s Framework for Planning (Inland) goal of maintaining “a distinction between
urban and rural development by providing for rural uses outside of urban and village
areas...” The objective of this goal, as noted in the Framework, is to restrict urban services
outside of urban or village reserve lines.

This alternative assumes that sewer would be provided by individual septic systems, similar
to the proposed Agricultural Residential Cluster Subdivision. Impacts related to improper
disposal field design, on-site recharge of water softeners and household wastes, and septage
load would also therefore be less than the proposed Agricultural Residential Cluster
Subdivision.

6.125 ENVIRONMENTALLY SUPERIOR ALTERNATIVE

This section evaluates the findings for the proposed Agricultural Residential Cluster
Subdivision and Future Development Program and the two (2) alternatives under consideration
for the Agricultural Residential Cluster Subdivision and Future Development Program
combined, five{5} eight (8) alternatives under consideration for the Agricultural Residential
Cluster Subdivision, and four (4) alternatives under consideration for the Future Development
Program. It then identifies the environmentally superior alternative for each issue area, as
shown on Tables 6-7 and 6-8. In accordance with the State CEQA Guidelines, if the No
Project/No Development Alternative or the No Project/Existing Zoning Alternative is
identified as the Environmentally Superior Alternative, the alternative among the remaining
scenarios that is environmentally superior must also be identified. In addition, Tables 6-7 and 6-8
show whether each alternative’s environmental impact is greater, lesser, or similar to the
proposed Agricultural Residential Cluster Subdivision and/or Future Development Program
for each issue area.

The No Project/No Development Alternative (Alternative 1) is considered environmentally
superior overall, since no development that could result in significant environmental impacts
would occur. The No Project/Existing Zoning Alternative (Alternative 2) is also
environmentally superior to the proposed Agricultural Residential Cluster Subdivision and
Future Development Program. However, the No Project/Existing Zoning Alternative would
not preclude future development on the Santa Margarita Ranch. The current land use
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designation that governs the Ranch would keep the possibility of development open, pursuant
to the County’s agricultural cluster subdivision ordinance and other development regulations.

Among the other development alternatives, Alternative 7{Fighter Cluster Alternative)-stands
outas-partieularly Alternative 14 (Reduced Project Alternative) is environmentally superior

overall, while Alternatives 12 (Amended Project), 7 (Tighter Cluster Alternative), 3 (Revised
Cluster Design), and 13 (Smart-Growth/Afferdable Housing Santa Margarita Town
Expansion) are all superior to the proposed Agricultural Residential Cluster Subdivision in
certain respects. Each of the Alternative Future Development Program Scenarios (Alternatives
8,9, and 10) would be environmentally superior to the Future Development Program.

6.125.1 Environmentally Superior Alternative to the Agricultural Residential Cluster
Subdivision

As noted above, Alternative 14 (Reduced Project Alternative) is environmentally superior
overall, followed by Alternatives 12 (Amended Project), 7 (Tighter Cluster Alternative), 3

(Revised Cluster Design), and 13 (Smart Grewth/Afferdable Housing Santa Margarita Town

Expansion). These environmentally superior alternatives are discussed below.

Alternative 14 (Reduced Project Alternative) is environmentally superior to the Agricultural
Residential Cluster Subdivision because it would reduce the size of the project from 112 to
40 lots and would reduce associated site disturbance by approximately 64%. The reduced site
disturbance would result in fewer impacts related to agricultural resources, biological
resources, drainage, erosion and sedimentation, and visual resources. Fewer lots and an
associated decrease in project residents would further reduce impacts to air quality, noise,
public safety, public services, recreation, transportation and circulation, and water and
wastewater. Remaining impact areas (cultural resources, geologic stability and land use)
would be reduced through a combination of the lesser site disturbance and fewer project
residents. Overall, this alternative would be environmentally superior to the proposed
Agricultural Residential Cluster Subdivision for 12 of the 14 issue areas, and
environmentally superior/equal to the Agricultural Residential Cluster Subdivision for the
remaining two issue areas.

Alternative 12 (Amended Project) is environmentally superior to the proposed Agricultural
Residential Cluster Subdivision primarily because it avoids or reduces disturbance associated
with environmental constraints identified in the Draft EIR. Compared to the proposed
Agricultural Residential Cluster Subdivision, this alternative would relocate 23 lots, adjust the
boundaries of 65 lots, add V2 acre building envelopes to all lots, and place height restrictions on
10 lots. These adjustments would slightly reduce impacts related to agricultural resources, and
would reduce impacts related to biological resources, cultural resources, drainage, erosion and
sedimentation, and transportation and circulation (access), and visual resources. However,
because this alternative would generate the same number of lots and therefore the same
number of new residents, impacts based on a per capita generation would be equal to the
proposed Agricultural Residential Cluster Subdivision. Overall, this alternative would be
environmentally superior to the proposed Agricultural Residential Cluster Subdivision.

Alternative 7 (Tighter Cluster Alternative) is the Envirenmentally-Superior-Alternative

environmentally superior to the proposed Agricultural Residential Cluster Subdivision
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primarily because it would reduce the overall project footprint by 78%. Under this alternative,
all Lots (excluding one ranch headquarters unit located on Parcel 42) would be clustered in the
remainder parcel, north of the proposed Agricultural Residential Cluster Subdivision and south of
the community of Santa Margarita, and in the northernmost portion of the Agricultural Residential
Cluster Subdivision site (refer to Figure 6-5). Although the amount of site disturbance would be
similar to the proposed Agricultural Residential Cluster Subdivision, the overall project footprint
would be reduced by approxrmately 78%. Dﬁe—te—t-he The reduced prOJect footprrnt—thrs

partlally reduce 1mpacts to five(5) nine (9) of the 14 issue areas, including: agricultural
resources, air quality, biological resources, cultural resources, drainage, erosion and
sed1mentat1on geologlc stablllty, and land use, publlc safety and v1sua1 resources. The

?ubhesa%etyLand—vmﬂal—rese&rees However all nine of these issue areas would also result in

impacts either similar to or greater than the Agricultural Residential Cluster Subdivision due
to the similar amount of site disturbance and placement of lots in a more sensitive area (i.e.
with regards to prime soils and riparian/wetland habitat). For the remaining five (5) issue
areas, Alternative 7 would result in similar impacts to the Agricultural Residential Cluster
Subdivision because it would generate the same number of new residents. These issue areas
include: noise, pubhc services, recreation, transportatlon and c1rcu1at10n and water and
wastewater. i
peee&p*taanpaets%%ernaﬁ#e—h&eme&enmen%&%s&peﬁ%ex%eraﬂ Overall this alternatlve
would be environmentally superior to the proposed Agricultural Residential Cluster
Subdivision.

Alternative 3 (Revised Cluster Design) may also be considered environmentally superior in
certain respects. This alternative analyzes an alternate site plan for the proposed Agricultural
Residential Cluster Subdivision. The overall development potential of this alternative would be
the same as for the proposed Agricultural Residential Cluster Subdivision. However, this
alternative would reconfigure the 112 lots so as to reduce to the overall project footprint. Under
this alternative, Lots 1 and 43 through 115 would be relocated north of the proposed East
Driveway, within the currently proposed Phase 1 development area (refer to Figure 6-1). Due to
the reduced project footprint, this alternative is superior to the proposed Agricultural Residential
Cluster Subdivision for feur five (5) issue areas related to site disturbance, including:
agricultural resources, biological resources, cultural resources, drainage, erosion and
sedimentation and land use. The reduced project footprint would partially reduce impacts to
air quality (grading- and construction-related impacts and odor nuisance impacts). However,
because this alternative would generate the same number of lots and therefore the same number
of new residents, impacts based on a per capita generation would be equal to the proposed
Agricultural Residential Cluster Subdivision. Geologic stability impacts would be similar to the
proposed Agricultural Residential Cluster Subdivision because the same number of units would
be exposed to similar hazards. Impacts related to the alteration of visual character under this
alternative would be both better and worse when compared to the proposed Agricultural
Residential Cluster Subdivision. Although the reduced footprint would preserve additional
open space and maintain the rural character of the site, more homes may be visible from
roadways within the community of Santa Margarita. Overall, this alternative would be
environmentally superior and-equal to the proposed Agricultural Residential Cluster
Subdivision.
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Table 6-7 Agricultural Residential Cluster Subdivision Alternative Impact Comparison

Alt. 2 Alt. 13
Proposed Alt. 1* ' Alt. 3 Alt. 4 Alt. 5 Alt. 6 Alt. 7 Alt. 12 Alt. 14
Agricultural No S-Growth/
Issue Residential No Project/ Revised Revised Revised Revised Tighter Amended | Afferdable | Reduced
CIu_sFe‘r Project/No Existin Cluster Cluster Cluster Cluster Cluster Project Housirg Project
Subdivision  |Development Zonin 9 Design Location 1 | Location 2 | Location 3 | Alternative | Alternative JTown Alternative
9 Expansion
Agricultural
= + + + + /- + /- + /= + /- + /= + /- +
Resources / / / / / /
Air Quality = + + +/= = = = +/= = +/=1/- +
Biological
= + + + + /- +/=/- + /- +/- + /= + +
Resources / /=1 / / /
Cultural
= + + + + /= + /= = + /= + /= = +
Resources / / / /
Drainage,
Erosion and = + + + =/- =/- +/= +/= +/= = +
Sedimentation
Geologic
L = + —+ = + = - = - = + = = =
Stability /=1 / / +
Land Use = + + + =/- =/- = +/= = +/- +
Noise = + + = =/- =/- =/- = = =/- +
Public Safety = + + +/= - =/- =/- +/= = =/- +/=
Public
. = + + = = = = = = - = =+
Services /
Recreation = + +/- = = = = = = + +
Transportation
and = + + = +/- - = = +/= +/= +/=
Circulation
Visual
= + + +/- +/- + /- +/- +/- + +/- +
Resources / / / / / /
Water and _ _ _ _ _ _ — —
Wastewater B * */=1- B B B B B +/= M M
Overall = + + +/= = = = +/= +/= +/= +

- Inferior to the proposed Agricultural Residential Cluster Subdivision

+  Superior to the proposed Agricultural Residential Cluster Subdivision

+/-  Characteristics both better and worse than the proposed Agricultural Residential Cluster Subdivision

= Similar impact to the proposed Agricultural Residential Cluster Subdivision

*  As compared to the Agricultural Residential Cluster Subdivision and Future Development Program combined
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Table 6-8 Future Development Program Alternative Impact Comparison

Future Alternative 8 Alternative 9 Alternative 10 Alternative 11
Issue Development Alternative Future Alternative Future Alternative Future Alternative Location
Program Development Development Development for Livestock Sales
Program Scenario 1 Program Scenario 2 Program Scenario 3
Agricultural Resources = + + + =/-
Air Quality = + + + =/-
Biological Resources = + + + + /=
Cultural Resources = + + + =/-
Dramage, Erosmn and - + + + _
Sedimentation
Geologic Stability = + + + + /-
Land Use = + + + _
Noise = + + + =/-
Public Safety = + + + +/=/-
Public Services = + + + =
Recreation = - + + =
Tranqurtatlon and - + + + +/-
Circulation
Visual Resources = + + + -
Water and Wastewater = + + + =
Overall = + + + -

- Inferior to the Future Development Program
+  Superior to the Future Development Program

+/- Characteristics both better and worse than the Future Development Program

=  Similar impact to the Future Development Program
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Alternative 13 (Smart-Grewth/Afferdable Housing Santa Margarita Town Expansion) would

utilize Smart Growth Principles of compact urban development and preservation of rural
land and agricultural resources, and would therefore reduce impacts related to agricultural
resources, air quality, biological resources, cultural resources, and transportation and
circulation. In addition, because this alternative includes a park, recreation impacts would
also be reduced. However, because this alternative would generate the same number of lots
and therefore the same number of new residents, impacts based on a per capita generation
would be equal to the proposed Agricultural Residential Cluster Subdivision. In addition,
although the reduced footprint would preserve additional open space and maintain the rural
character of the site, more homes may be visible from roadways within the community of
Santa Margarita. Overall, this alternative would be environmentally superior and equal to
the proposed Agricultural Residential Cluster Subdivision.

Alternative 4 (Revised Cluster Location 1), which involves the relocation of the Agricultural
Residential Cluster Subdivision north of and immediately adjacent to the community of Santa
Margarita, is characterized by environmental impacts that are better, worse and equal to the
proposed Agricultural Residential Cluster Subdivision. Impacts related to grazing unit
fragmentation would be reduced because this alternative would be contiguous with the
community of Santa Margarita; however, this alternative would permanently convert more prime
soils to non-agricultural use than the Agricultural Residential Cluster Subdivision. Biological
resource impacts would be both better and worse than the proposed Agricultural Residential
Cluster Subdivision. Although impacts to valley oak woodland, emergent wetland/seasonal
pool, riparian/riverine, and agriculture habitat types would be greater than the proposed
Agricultural Residential Cluster Subdivision, impacts to other habitat types, and impacts to
special-status plant and animal species, would be reduced. This alternative would result in
fewer impacts related to the alteration of the cultural landscape and similar impacts related to
damage or destruction of prehistoric and historical archaeological sites. This alternative would
result in fewer impacts related to landslide potential, but greater impacts related to surface rupture
and similar impacts related to groundshaking and soil-related hazards. Alternative 4 would
reduce impacts related to railroad crossings because fewer trips would require crossing the
UPRR rail line when compared to the proposed Agricultural Residential Cluster Subdivision,
but would generate the same number of average daily trips. However, additional traffic would
be added to side streets in the community of Santa Margarita, thereby increasing impacts
compared to the Agricultural Residential Cluster Subdivision. Lastly, this alternative would
reduce visual changes viewed from the south side of the community, but would result in
greater visibility of the residential uses from viewpoints on the north side of the community.
Overall, the impacts of this alternative would be both better and worse than the proposed
Agricultural Residential Cluster Subdivision.

Alternative 5 (Revised Cluster Location 2), which involves the relocation of the Agricultural
Residential Cluster Subdivision south of and immediately adjacent to the community of Santa
Margarita, is characterized by environmental impacts that are better, worse and equal to the
proposed Agricultural Residential Cluster Subdivision. Most issue areas would be similar to
Alternative 4. However, impacts to several special-status species, including Vernal Pool Fairy
Shrimp (VPFS), Seuthern-Steethead{(SS) South/Central California Coast Steelhead (Steelhead)
and California red-legged frog (CRLF), would be similar to the proposed Agricultural
Residential Cluster Subdivision. In addition, because this alternative would relocate
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development south of the community of Santa Margarita as opposed to north, geologic stability
impacts would be similar to or greater than the Agricultural Residential Cluster Subdivision.
Due to its proximity to the proposed Agricultural Residential Cluster Subdivision, this
alternative would result in similar impacts related to exposure to residual agricultural
chemicals. Similarly, impacts related to railroad crossings would be similar to the proposed
Agricultural Residential Cluster Subdivision because this alternative would similarly require
crossing the UPRR rail line. Overall, the impacts of this alternative would be both better and
worse than the proposed Agricultural Residential Cluster Subdivision.

Alternative 6 (Revised Cluster Location 3), which involves the relocation of the Agricultural
Residential Cluster Subdivision south of El Camino Real and west of the community of Santa
Margarita, is also characterized by environmental impacts that are better, worse and equal to
the proposed Agricultural Residential Cluster Subdivision. Most issue areas would be similar
to Alternatives 4 and 5. However, this alternative would avoid impacts to prime soils, since
none are located on the alternative site. In addition, this alternative would result in similar
impacts related to the alteration of cultural landscapes and similar impacts related to damage or
destruction of prehistoric and historical archaeological sites. Revised Cluster Location 3 would
also eliminate flood hazard impacts, and would result in similar geologic stability impacts as
the Agricultural Residential Cluster Subdivision. In addition, this alternative would be located a
sufficient distance from existing residential uses to preclude significant temporary noise, air
quality and visual impacts from construction, thereby resulting in similar land use impacts to
the proposed Agricultural Residential Cluster Subdivision. Overall, the impacts of this
alternative would be both better and worse than the proposed Agricultural Residential Cluster
Subdivision.

Adternative 7{Fighter Cluster-Alternative) Alternative 14 (Reduced Project Alternative) is
environmentally superior overall, while Alternatives 12 (Amended Project), 7 (Tighter Cluster
Alternative), 3 (Revised Cluster Design), and 13 (Smart-Grewth/Afferdable Housing Santa
Margarita Town Expansion) may-alse-be-considered-environmentally are all superior to the

Agricultural Residential Cluster Subdivision in certain respects. Alternatives 4 through 6,
which all analyze alternate locations for the Agricultural Residential Cluster Subdivision, would
result in impacts that are both better and worse when compared to the proposed Agricultural
Residential Cluster Subdivision, and are therefore not considered environmentally superior.

6.125.2 Environmentally Superior Alternative to the Future Development Program

Alternative 9 (Alternative Future Development Program Scenario 2) and Alternative 10
(Alternative Future Development Program Scenario 3) are both environmentally superior to the
Future Development Program for all 14 issue areas. Of the two, Alternative 10 is more
environmentally superior because it reduces development potential to a greater extent.

Alternative 10 (Alternative Future Development Program Scenario 3) would eliminate Future
Development Program land uses in the most sensitive cultural resource areas. This would involve
the elimination of the following uses: a 12-room Bed and Breakfast, 6,000 square foot café, 600
seat amphitheater, 9,000 square feet of craft studios, galleries, an interpretive center, and gift
shops, and a 40,000 square foot winery on the existing Ranch headquarters parcel; a 347-unit
residential village, 250-unit guest ranch and lodge with a 24,000 square foot restaurant, 40,000
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square foot winery including an additional 6,000 square foot retail component, and a 36-hole
golf course on 280 acres, including a 25,000 square foot clubhouse and shop located southwest of
the community of Santa Margarita; one Ranch headquarter located northwest of SR 58 (after SR
58 curves northerly); and one winery/Ranch headquarter located in the southern portion of the
Ranch property, west of West Pozo Road. Due to the extent of eliminated envisioned uses,
impacts related to construction and long-term site disturbances, such as biological resources,
cultural resources, geologic stability and visual resources would decrease considerably. In
addition, since 942 fewer residents (68% less) would be added to area, impacts based on a per
capita generation would also decrease considerably. These issues include public services,
recreation, and water and wastewater. In addition, this alternative would result in a decrease of
approximately 6,843 daily trips (74% less) as compared to the currently envisioned Future
Development Program. Air quality, noise, and transportation and circulation would therefore
be reduced. Because 942 fewer residences would be developed, fewer additional residents or
property would be exposed to geologic or other public safety hazards. Overall, this alternative
would be environmentally superior to the currently envisioned Future Development Program.

Alternative 9 (Alternative Future Development Program Scenario 2) would eliminate Future
Development Program land uses in the most sensitive biological areas. This would involve the
elimination of the following uses: a 347-unit residential village; a 250-unit guest ranch and lodge
with a 24,000 square foot restaurant; a 40,000 square foot winery including an additional 6,000
square foot retail component; and a 36-hole golf course on 280 acres, including a 25,000 square
foot clubhouse and shop. By eliminating these uses, impacts related to construction and long-
term site disturbances, such as biological resources, cultural resources, geologic stability and
visual resources would decrease considerably. In addition, since 937 fewer residents (67 % less)
would be added to area, impacts based on a per capita generation would also decrease
considerably. These issues include public services, recreation, and water and wastewater. In
addition, this alternative would result in a decrease of approximately 5,206 daily trips (56% less)
as compared to the currently envisioned Future Development Program. Air quality, noise, and
transportation and circulation would therefore be reduced. Because 937 fewer residences
would be developed, fewer additional residents or property would be exposed to geologic or
other public safety hazards. Overall, this alternative would be environmentally superior to the
currently envisioned Future Development Program. However, it would not be as
environmentally superior as Alternative 10.

Alternative 8 (Alternative Future Development Program Scenario 3) is environmentally
superior to the Future Development Program for all issue areas except recreation. This
alternative would eliminate Future Development Program land uses envisioned for location in the
approximately 2,500 acre northeastern quadrant of the Ranch (north of SR 58 and east of El
Camino Real). This would involve the elimination of the following uses: a 5-acre park and
community pool, three 20,000 square foot worship centers, 50 units of work force housing, two
wineries and two Ranch headquarters. Although this alternative would reduce parkland demand
by approximately 9.5% compared to the Future Development Program, it would eliminate
recreation facilities envisioned in the Future Development Program. As a result, the reduced
recreation demands would not be met under this alternative. All remaining issue areas would be
reduced similar to Alternatives 9 and 10, although to a lesser degree.
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Alternative 11 (Alternative Location for Livestock Sales) is characterized by environmental
impacts that are equal to, better, or worse than the currently envisioned Future Development
Program. This alternative would relocate the livestock sales yard approximately 625 feet north of
the community of Santa Margarita and 625 to 1,250 feet west of El Camino Real (refer to Figure 6-
9). Other Future Development Program land uses would remain. Since the same number of
residents would be added to area, impacts based on a per capita generation would be similar to
the Future Development Program. These issues include public services, recreation, and water
and wastewater. In addition, because the same site disturbance would occur, impacts to
drainage, erosion and sedimentation would also be similar. However, due to the location of the
livestock sales yard in closer proximity to the community of Santa Margarita, this alternative
would result in greater impacts to sensitive receptors. These issue areas include agricultural
resources (urban and agricultural conflicts), air quality (odor nuisances), land use (construction
nuisances), noise and visual resources. Because this alternative would avoid impacts to coast live
oak woodland, impacts to this habitat type would be reduced when compared to the currently
envisioned Future Development Program. However, impacts to sensitive aquatic species
associated with Santa Margarita Creek would be greater when compared to the envisioned
Future Development Program. Impacts related to identified cultural resources, previously
unidentified buried archeological deposits or human remains would be greater than the
currently envisioned Future Development Program due to the increased cultural sensitivity of
this alternative location (i.e., near the existing Ranch headquarters). The Alternative Location
for Livestock Sales contains low erosion hazards but high liquefaction hazards. As a result,
geologic stability impacts would be both better and worse than the Future Development Program.
In addition, due to its location north of the community of Santa Margarita, the Alternative Location
for Livestock Sales would eliminate significant access impacts associated with the location of the
livestock sales yard envisioned in the Future Development Program, which requires an unsafe
turning movement on SR 58. However, it would also introduce impacts to Encina Avenue in
the northern portion of the community of Santa Margarita, which would serve as an access point
for the Alternative Location for Livestock Sales. Overall, the impacts of this alternative would be
both better and worse when compared to the Future Development Program.

Either Alternative 9 (Alternative Future Development Program Scenario 2) or Alternative 10
(Alternative Future Development Program Scenario 3) could be considered environmentally
superior, although Alternative 10 would reduce impacts from the Future Development Program
to a greater extent. In addition, Alternative 8 (Alternative Future Development Program
Scenario 1) would be considered environmentally superior for 13 of the 14 issue areas.
Alternative 11 (Alternative Location for Livestock Sales), which relocates the livestock sales
yard, would result in impacts that would be both better and worse than the Future
Development Program, and is there fore not considered environmentally superior.
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