











Santa Margarita Ranch Agricultural Residential Cluster Subdivision Project and Future Development Program EIR
Section 3.0 Analysis of New Alternatives

The Amended Project Alternative contains the same number of units and associated landscaping as
the Agricultural Residential Cluster Subdivision. Therefore, the overall amount of site disturbance
and impacts to natural plant communities would be similar to the proposed Agricultural
Residential Cluster Subdivision. However, this alternative incorporates building envelopes which
restrict development to approximately 2 acre of each lot.

To estimate oak tree impacts from the Amended Project Alternative, 2-acre building envelopes
were placed to avoid oak trees and topographical constraints where feasible while still
accommodating anticipated development. Their placement was therefore based on a reasonable
worst case methodology using aerial photography and topographical mapping. Based on these
estimated building envelope locations, oak trees expected to be removed and/or impacted were
counted. “Impacted trees” are those which would not require removal but for which the
development footprint, site grading and/or driveway would be within the edge of the canopy; also
defined as 1.0 times the distance from the edge of the canopy to the trunk. Although counting oak
trees from aerial photography is imprecise due to difficulty in determining individual trees with
converging canopies, since the same method was used for the Agricultural Residential Cluster
Subdivision, it is a valid method of comparison.

To evaluate the difference in oak tree impacts between the proposed Agricultural Residential
Cluster Subdivision and the Amended Project Alternative, oak tree impacts were assessed on those
lots and roadways that were different between the two proposals. Under the proposed
Agricultural Residential Cluster Subdivision, 192 oak trees would be removed and 130 impacted in
those areas within these areas where the proposals differed (refer to the Section 3.1.1 discussion
above and Figure 3-1). In contrast, the Amended Project Alternative would remove an estimated
142 oak trees and impact an estimated 90 oak trees within these areas. Therefore, impacts to oak
trees would be reduced under the Amended Project Alternative. It should be noted, however, that
the Amended Project Alternative would result in more oak removal in the northern portion of the
project site than the Agricultural Residential Cluster Subdivision (i.e., in the vicinity of Lots 1
through 39).

The overall effect of the Amended Project Alternative on oak trees was also estimated by counting
the total number of oak trees expected to be removed and/or impacted by the entire project
footprint (as opposed to a portion of it, as discussed above). Impacts to oak trees within the
portions of the lots outside of the building envelopes are expected due to grading or compaction
within the root zone; limbing or thinning per CalFire requirements; changes to water regime due to
landscape irrigation, leach fields, or creation of impervious surfaces; decreased reproduction due to
browsing by livestock, mowing, and other ground disturbance; and other types of residential
activities that would affect the soil fungi with which oak trees are associated. In total, the Amended
Project Alternative is estimated to remove or impact between 250 and 350 oak trees, depending on
the ultimate location of building envelopes. Although impacts would be reduced compared to the
Agricultural Residential Cluster Subdivision, due to the long time period required for replacement
trees to possess equivalent habitat values, impacts would be similarly Class I, significant and
unavoidable.

Impacts to native perennial grassland, which includes the CDFG plant community of special
concern valley needlegrass grassland, would be reduced under the Amended Project Alternative.
Of the 23 relocated lots, 19 are proposed in native perennial grassland areas under the Agricultural
Residential Cluster Subdivision, versus 11 under the Amended Project Alternative. However, Lots
51, 58, and 95 would be located within native perennial grassland areas under the Amended Project
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Alternative although they were previously outside of this habitat under the proposed Agricultural
Residential Cluster Subdivision. Therefore, while the Amended Project Alternative would reduce

impacts on native perennial grassland compared to the proposed Agricultural Residential Cluster

Subdivision, impacts would remain Class 11, significant but mitigable.

The impacts of the Amended Project Alternative on the San Luis Obispo mariposa lily, a California
Native Plant Society (CNPS) List 1B species that is protected as a rare biological resource by the
California Department of Fish and Game (CDFG) and County, would be slightly reduced
compared to the proposed Agricultural Residential Cluster Subdivision. Of the 23 relocated lots,
nine are proposed for areas known to support the San Luis Obispo mariposa lily under the
Agricultural Residential Cluster Subdivision, versus five under the Amended Project Alternative.
However, Lots 58, 97 and 98 would be located in areas containing San Luis Obispo mariposa lily
under the Amended Project Alternative although they were previously outside of occupied habitat
under the Agricultural Residential Cluster Subdivision. Therefore, while the Amended Project
Alternative would reduce impacts to San Luis Obispo mariposa lily compared to the proposed
Agricultural Residential Cluster Subdivision, impacts would remain Class 11, significant but
mitigable.

Impacts to wetland habitat regulated by the U.S. Army Corps of Engineers (ACOE) would be
reduced but not eliminated under the Amended Project Alternative. The adjusted Lot 1 would
encompass a larger amount of riparian habitat but would not increase the distance to adjacent
emergent wetland habitat As a result, there is potential for indirect impacts to this habitat
through sedimentation and non-native species introductions. The alignment of Road A (the
primary project access road, refer to Figure 2-5 in the Draft EIR) has been moved outside of
emergent wetland habitat, but since it remains along the edge of the habitat, there is a slight
potential for indirect impacts (i.e., sedimentation) to the wetland. Impacts to Waters of the U.S.
are similar under the Amended Project Alternative. Of the 23 relocated lots, 5 would impact
Waters of the U.S. under the proposed Agricultural Residential Cluster Subdivision, versus 3
under the Amended Project Alternative. The Road A realignment would have greater impacts
to Waters of the U.S. as it would traverse a drainage for approximately 300 feet near Lot 39
instead of crossing this drainage under the proposed Agricultural Residential Cluster
Subdivision. The realignment of Road C (the northerly looping roadway; refer to Figure 2-5 in
the Draft EIR) under the Amended Project Alternative eliminates one crossing of a Waters of the
U.S. The realignment of Road D increases impacts to Waters of the U.S. because of the need for
enhancement of a crossing over Tostada Creek near Lot 71B, whereas this route would not have
been used under the proposed Agricultural Residential Cluster Subdivision. The alignment of
Road D (the southerly looping roadway; refer to Figure 2-5 in the Draft EIR) under the
proposed Agricultural Residential Cluster Subdivision would remain as a driveway under the
Amended Project Alternative, which would require a new crossing of Tostada Creek.
Additional impacts from Road D under the Amended Project Alternative include creating a
crossing of a Waters of the U.S. east of Lot 90B. Under the proposed Agricultural Residential
Cluster Subdivision, Road D would avoid drainages in this area.

The Amended Project Alternative would have greater impacts to the southwestern pond turtle,
which is a State Species of Special Concern. This species is known to occupy Seasonal Pond 2,
which may be impacted under the Amended Project Alternative. With the Amended Project
Alternative, an existing road would be used to access Lots 87 through 111. The road currently is
narrow and is located on a steep slope above Seasonal Pond 2. Under the Agricultural
Residential Cluster Subdivision, an alternate route is proposed that would by-pass Seasonal
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Pond 2. Road construction impacts would be greater under the Amended Project Alternative
than the proposed Agricultural Residential Cluster Subdivision due to increased proximity to
habitat known to be occupied by the southwestern pond turtle. The Amended Project
Alternative road construction would take place approximately 30 feet from the pond edge,
whereas the Agricultural Residential Cluster Subdivision road construction would take place
220 to 525 feet from the pond edge. Impacts to southwestern pond turtle during road
construction could include mortality due to vehicular traffic and construction activities;
decreased water quality from sedimentation and other construction runoff; and disruption of
basking, feeding and breeding activities. Long-term impacts from the use of the road, including
increased mortality from vehicle strikes, effects on water quality, potential for impacts from
human use (i.e., collecting, non-native species introductions, pets, etc.), effects of road
maintenance activities (i.e., grading a dirt road or resurfacing a paved road) and fragmentation
of dispersal habitat, would be greater under the Amended Project Alternative. The Amended
Project Alternative also proposes an additional lot (Lot 90B) directly to the west of Seasonal
Pond 2, and relocates one lot (Lot 95) closer to the pond. These lots would be located in areas
that are likely to be used by the southwestern pond turtle for nesting and overland dispersal. If
a habitat mitigation and monitoring plan for the southwestern pond turtle is not implemented,
the impacts of the Amended Project Alternative on southwestern pond turtle would be greater
than for the proposed Agricultural Residential Cluster Subdivision.

Impacts to special-status animal species, including the California red-legged frog, southern
steelhead, white-tailed kite, golden eagle, Cooper’s hawk, sharp-shinned hawk, pallid bat,
American badger, and legless lizard would be similar. Because development under this
alternative would occur in relatively the same portion of the site, impacts to vernal pool fairy
shrimp and impacts related to the reduction of migration corridors for special-status and
common wildlife species would also be similar.

Overall, this alternative would result in slightly reduced impacts related to biological resources
when compared to the proposed Agricultural Residential Cluster Subdivision. Impacts to one
special status species, the southwestern pond turtle, would be increased under the Amended
Project Alternative.

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). The Amended Project Alternative would
relocate or adjust seven lots to avoid these sites. It should be noted that the boundaries of
cultural resource sites were identified based on surface visibility, which is limited by vegetative
coverage in many areas, and precise boundaries are unknown. Therefore, while the Mitigated
Project Alternative is likely to avoid identified cultural resources sites to a greater degree than
the proposed Agricultural Residential Cluster Subdivision, relocated lots may nevertheless
affect the identified sites because precise boundaries are unknown. Draft EIR Agricultural
Residential Cluster Subdivision measure CR-2(a), which requires formal identification of the
boundaries of all cultural resources sites within or adjacent to the housing cluster through a
program of systematic subsurface boundary testing using shovel probes, surface test units, and
other appropriate sampling units, would continue to apply to the Mitigated Project Alternative.
In addition, because the same number of units would be constructed, overall site disturbance
would be similar when compared to the proposed Agricultural Residential Cluster Subdivision.
Since this alternative would generate the same number of new residents, there would be a
similar likelihood for relic collecting and/or vandalism that could potentially impact
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archaeological and historical sites. Because several lots would still be located in areas
containing known archaeological resources, impacts would remain Class I, significant and
unavoidable.

Nevertheless, overall, this alternative would result in reduced impacts to identified cultural
resources and similar impacts to previously unidentified resources and relic
collecting/vandalism when compared to the proposed Agricultural Residential Cluster
Subdivision.

Drainage, Erosion and Sedimentation. This alternative would result in the same number of
residential units as the proposed Agricultural Residential Cluster Subdivision. Therefore,
impacts related to erosion, sedimentation, and pollutant discharges during construction would
be similar to the proposed Agricultural Residential Cluster Subdivision. However, the
Amended Project Alternative would eliminate several roadways and realign several others to
follow existing Ranch roads. Overall, the amount of paved areas under this alternative would
be slightly 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 slightly reduced under the Amended 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. The Amended Project
Alternative would also include disturbance in this area. However, similar to the Agricultural
Residential Cluster Subdivision, it would not place habitable structures in this flood zone.
Therefore, impacts related to flood hazard exposure would be similarly less than significant.

Geologic Stability. The Amended Project Alternative would accommodate the same number of
residential units as the proposed Agricultural Residential Cluster Subdivision. Therefore,
development under this alternative would expose the same number of 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 Amended Project Alternative, lots would be clustered in the same general portions of
the site as the proposed Agricultural Residential Cluster Subdivision. As discussed in Draft EIR
Section 4.6, Geologic Stability, the Agricultural Residential Cluster Subdivision 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 Figures 4.6-3, 4.6-5 and 4.6-6,
respectively). As a result, this alternative would result in similar geologic stability impacts as
the proposed Agricultural Residential Cluster Subdivision.

Overall, impacts would be similar to the proposed Agricultural Residential Cluster Subdivision.

Land Use. This alternative would result in the same number of dwelling units, and would
convert a similar amount of open land, as the proposed Agricultural Residential Cluster
Subdivision. Therefore, the Amended Project Alternative would result in similar land use
impacts and construction activity would result in similar temporary noise, air quality and visual
impacts compared to the Agricultural Residential Cluster Subdivision.
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Source: SSURGO, 2004, RRM Design Group, September 2007, and Orrin Sage, Site Reconnaissance, 2006.
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Source: SSURGO, 2004, and RRM Design Group, September 2007.
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Noise. This alternative would generate the same amount of average daily vehicle trips as the
proposed Agricultural Residential Cluster Subdivision (see Transportation and Circulation
discussion below). Therefore, noise levels on nearby major roadways would be similar to the
Agricultural Residential Cluster Subdivision. In addition, because this alternative would
accommodate the same number of residential units, residents would similarly be exposed to
nuisance noise generated by aircraft flying overhead or by passing trains on the Union Pacific
Railroad (UPRR). This alternative would generate similar construction-related noise impacts,
since the area of disturbance and number of units would be the same.

Overall, noise impacts would be similar to the proposed Agricultural Residential Cluster
Subdivision.

Public Safety. Under this alternative, site disturbance would be similar to the proposed
Agricultural Residential Cluster Subdivision. As with the Agricultural Residential Cluster
Subdivision, site disturbance 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 the same number of residential units as the proposed
Agricultural Residential Cluster Subdivision, the same number of residents would be exposed
to other public safety hazards overall. In addition to residual agricultural chemicals, 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.

This alternative would not relocate the water tanks proposed as part of the Agricultural
Residential Cluster Subdivision. In addition, although the Mitigated Project Alternative would
alter several of the lot boundaries surrounding the proposed tank site, it would not relocate lots
to or from the area. Potential public safety impacts associated with water tank failure would
therefore be similar to the proposed Agricultural Residential Cluster Subdivision.

Overall, the Amended Project Alternative would result in impacts which are similar to the
proposed Agricultural Residential Cluster Subdivision.

Public Services. This alternative would result in the same number of residential units as the
Agricultural Residential Cluster Subdivision. Consequently, the increase in demand for law
enforcement, fire protection, school, and solid waste services would be identical. However,
according to the Uniform Fire Code, access roads must have an unobstructed by parking
minimum width of 20 feet. The Amended Project Alternative would reduce roadway widths to
18 feet, which would not meet these requirements and could therefore provide for inadequate
emergency response. It should be noted, however, that the California Department of Forestry
and Fire Protection (CalFire) has the authority to reduce roadway widths in certain situations,
and could potentially reduce widths to 18 feet in this instance. However, such a reduction
cannot be assured. Although the applicant would be required to comply with the most recent
Uniform Fire Code and implement County fire protection standards, which would ensure less
than significant impacts, impacts would nonetheless be greater than the Agricultural
Residential Cluster Subdivision since no such impacts were identified for the proposed project.
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Overall, this alternative would result in both similar and more adverse public service impacts
compared to the proposed Agricultural Residential Cluster Subdivision.

Recreation. This alternative would result in the same number of residential units as the
Agricultural Residential Cluster Subdivision. Consequently, the need for recreational facilities
would be identical. Therefore, this alternative would have similar impacts related to parkland
demand when compared to the proposed Agricultural Residential Cluster Subdivision.

Transportation and Circulation. This alternative would result in the same number of residential
units as the Agricultural Residential Cluster Subdivision. Therefore, this alternative would
generate the same number of average daily trips. As a result, traffic impacts on local roadway
and highway segments and intersections would be similar to the proposed Agricultural
Residential Cluster Subdivision. Impacts related to railroad crossings and pedestrian, bicycle
and transit demand would also be similar.

As noted in Draft EIR Section 4.12, Transportation and Circulation, stopping site distance from the
proposed west driveway was determined to be inadequate, resulting in a potentially significant
impact. Agricultural Residential Cluster Subdivision measure T-2(a) (West Driveway Relocation)
requires that the proposed west driveway be relocated at least 590 feet east of its currently
proposed location. The Amended Project Alternative would relocate the west driveway
approximately 480 feet east. Although this would partially reduce impacts related to stopping site
distance, it would not fully implement measure T-2(a). Impacts would remain Class II, significant
but mitigable.

Visual Resources. This alternative would result in the same number of dwelling units as the
proposed Agricultural Residential Cluster Subdivision. However, the Amended Project
Alternative would relocate 11 lots and adjust the boundaries of two additional lots which were
identified as being visible from existing roadways in the Draft EIR. This alternative also places
height restrictions on 10 lots and establishes %% acre building envelopes for all lots. As a result,
fewer residential lots would be visible from public viewpoints under this alternative.
Relocating Lots 2, 3, and 5 through 11 (proposed for the northernmost portion of the site near
State Route 58) would eliminate visibility of a relatively dense cluster of residences, thereby
reducing a “neighborhood” effect. Because the Amended Project Alternative would preserve
the rural nature of the site to a greater extent than the Agricultural Residential Cluster
Subdivision, impacts would be reduced. Although Lots 2B, 4, 10B, 11, 14, 52, 54, and 91 would
still be partially visible from off-site viewpoints, the reduction of visual prominence of future
residences as viewed from off-site public viewpoints would reduce impacts related to adverse
changes in visual character to a Class 1l, significant but mitigable, level.

Water and Wastewater. Water service under the Amended Project Alternative would be
provided by a connection to the Nacimiento Water Project. The untreated Nacimiento water
delivered to the Ranch would be treated on-site and used for the Alternative 12 residences. As a
result, impacts related to groundwater use and overdraft of the aquifer system would be
eliminated. 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.
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This alternative assumes that sewer services 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 therefore be similar to the proposed Agricultural Residential Cluster
Subdivision.

3.2 ALTERNATIVE 13: Smart Growth/Affordable Housing

3.21 Description

Similar to Alternative 6 in the Draft EIR (Revised Cluster Location 3), this alternative assumes
that the proposed Agricultural Residential Cluster Subdivision is relocated south of El Camino
Real and west of the community of Santa Margarita. However, this alternative would arrange
lots in a reversed L-shape extending from the southwest corner of the community of Santa
Margarita (refer to Figure 3-6). Alternative 13 would serve as an extension of the existing
community. The location and configuration of this alternative uses Smart Growth Principles of
compact urban development and preservation of rural land and agricultural resources. In
addition, although the same number of lots would be included as the proposed Agricultural
Residential Cluster Subdivision (i.e., 112 lots), 22 of the lots would be designated for affordable
housing.

This alternative would place approximately 2,500 acres in an agricultural conservation or open
space easement. This alternative would additionally include a 5-acre community park, located
in the northern portion of the alternative site adjacent to the community of Santa Margarita, as
well as a trail connecting the community of Santa Margarita to the Los Padres National Forest.

Access to the alternative site would be provided via an extension of Wilhelmina Avenue. Water
service would be provided by a connection to the Nacimiento Water Project and sewer service
would be provided through connections to a new wastewater treatment plant. Connection to
the Nacimiento waterline would occur at the northern extent of Encina Avenue within the
community of Santa Margarita. A pipeline would be constructed within the existing Encina
Avenue right-of-way to the southern extent of the roadway at the Ranch boundary. The
untreated Nacimiento water delivered to the Ranch would be treated on-site and used for Smart
Growth/ Affordable Housing Alternative residences. The wastewater treatment plant would be
constructed with sufficient capacity to serve the project and be designed to expand to serve the
community of Santa Margarita in the future. The exact capacity, features and location of the
treatment plant would be determined in consultation with the County and Regional Water
Quality Control Board. Water tanks would be relocated from the southern portion of the
Agricultural Residential Cluster Subdivision to a hilltop within the alternative location.

3.2.2 Impact Analysis

Agricultural Resources. This alternative would relocate the Agricultural Residential Cluster
Subdivision to extend from the southwest corner of the community of Santa Margarita (refer to
Figure 3-6). 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. Approximately 24.4 acres of prime soils occur in this Alternative 13 area, although the small
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portion of prime soils that occur in emergent wetland habitat would not be used for agriculture
(refer to Figure 3-6). Impacts related to the direct conversion of prime soil areas would nonetheless
be greater than the Agricultural Residential Cluster Subdivision. However, this alternative would
not compromise the sustainability of the 676.7 acre grazing unit. Additionally, because this
alternative uses Smart Growth Principles of compact urban development and preservation of rural
land and agricultural resources, it would reduce impacts related to grazing unit fragmentation. As
noted under Agricultural Residential Cluster Subdivision Impact AG-1 in Section 2.1, Agricultural
Resources, Section 22.22.152(D) of the County Land Use Ordinance requires that the open space area
of an agricultural residential cluster subdivision be at least 95% of the gross site area, with clustered
development allowed on the remaining 5%. While the proposed Agricultural Residential Cluster
Subdivision would convert approximately 17.9% of the gross site area, placing only 82.1% of the
site in open space, the Smart Growth/ Affordable Housing Alternative would convert
approximately 4.1% of the gross site area (2,606 acres, or 106 acres of development and 2,500 acres
of open space), thereby exceeding the 95% open space area requirement.

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. As a result, conflicts between urban and agricultural uses would be incrementally
reduced when compared to the proposed Agricultural Residential Cluster Subdivision.

Overall, the Smart Growth/ Affordable Housing Alternative would result in increased prime
soil conversion but reduced impacts to grazing unit fragmentation and conflicts.

Air Quality. This alternative would generate the same amount of average daily vehicle trips as
the proposed Agricultural Residential Cluster Subdivision (see Transportation and Circulation
discussion below). As a result, air contaminant emissions associated with vehicle use would be
the same as the proposed Agricultural Residential Cluster Subdivision. In addition, because
this alternative would accommodate the same number of residential units, long term emissions
associated with electricity and natural gas usage would be identical. Grading- and
construction-related emissions would also be similar under this alternative.

The Smart Growth/ Affordable Housing Alternative would be served by a new wastewater
treatment plant. Although the exact capacity, features and location of the treatment plant have
not yet been determined, as a reasonable worst case scenario, the plant could be located
adjacent to and upwind from existing and future residences. Depending on the size, design,
and operational characteristics of the wastewater treatment plant, adjacency to residential uses
could result in odor nuisance impacts which would be greater than those expected for the
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 exceeds population growth assumptions,
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.
Although the Smart Growth/ Affordable Housing Alternative would result in the same number
of residential units and therefore similarly exceed population growth assumptions, the location
and configuration of the alternative uses Smart Growth Principles of compact urban
development, which would reduce vehicle trips and miles traveled compared to the
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Source: EDA Design Professionals, 2005,
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Agricultural Residential Cluster Subdivision. Impacts related to CAP consistency would
therefore be reduced under the Smart Growth/ Affordable Housing Alternative.

Overall, air quality impacts would be similar, greater, and reduced when compared to the
Agricultural Residential Cluster Subdivision.

Biological Resources. This alternative would relocate the Agricultural Residential Cluster
Subdivision to extend from the southwest corner of the community of Santa Margarita. As
shown in Figure 3-6, this area is composed of blue oak woodland, California annual grassland, and
emergent wetland habitat types. Since the same number of units would be constructed, site
disturbance would be similar to the proposed Agricultural Residential Cluster Subdivision.
However, the Smart Growth/ Affordable Housing alternative site is more compact than the
Agricultural Residential Cluster Subdivision site. As a result, overall impacts to blue oak
woodland and California annual grassland would be slightly reduced. The compact design of
this alternative would similarly result in less fragmentation of habitat overall. However,
despite the more compact design, the alternative location contains a larger area of emergent
wetland habitat than the Agricultural Residential Cluster Subdivision. Therefore, impacts to this
habitat type would be increased, Impacts to native perennial grassland, central (Lucian) sage
scrub, chamise chaparral, coast live oak woodland, valley oak woodland, mixed woodland and
riparian habitat types would be eliminated, since these habitat types do not occur on this
alternative site. In addition, the San Luis Obispo Mariposa Lily, a CNPS List 1B plant species,
does not occur in this alternative location. As a result, impacts to this special-status plant
species would be reduced.

The proposed Agricultural Residential Cluster Subdivision would result in potentially
significant impacts to Vernal Pool Fairy Shrimp (VPFS), a Federally Threatened species, because
of direct and indirect impacts to seasonal pools. As shown in Figure 3-6, no seasonal pools are
located within this alternate location. Therefore, impacts to seasonal pools and VPFS would be
reduced when compared to the proposed Agricultural Residential Cluster Subdivision.
Similarly, because this alternative would not be located near any on-site creeks, direct take of
the federally-threatened southern steelhead (SS) and California red-legged frogs (CRLF) would
be reduced compared to the Agricultural Residential Cluster Subdivision.

Because this alternative would be located closer to the community of Santa Margarita and
developed in a more compact area, impacts related to the reduction of migration corridors for
special-status and common wildlife species would also be reduced when compared to the
proposed Agricultural Residential Cluster Subdivision.

Overall, biological resource impacts would be both better and worse than 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 relocate the
Agricultural Residential Cluster Subdivision to extend from the southwest corner of the
community of Santa Margarita. However, several other prehistoric and historical
archaeological sites are located within the alternative location. Although development in this
area would avoid some of the resources on the proposed Agricultural Residential Cluster
Subdivision site, it would nonetheless impact cultural resources on the revised location. As a
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result, impacts related to damage or destruction of prehistoric and historical archaeological
sites, and disruption of their setting and feeling, would be similar to the proposed Agricultural
Residential Cluster Subdivision.

Since the same number of units would be constructed, site disturbance would be similar to the
proposed Agricultural Residential Cluster Subdivision. This alternative would therefore result
in similar impacts related to disturbing previously unidentified buried archeological deposits or
human remains. Because this alternative would generate the same number of new residents,
there would be a similar likelihood for relic collecting and/or vandalism that could potentially
impact archaeological and historical sites. Overall, impacts related to identified resources,
previously unidentified buried archeological deposits or human remains, and relic collecting
and/or vandalism under this alternative would be similar to the proposed Agricultural
Residential Cluster Subdivision.

Drainage, Erosion and Sedimentation. This alternative would result in the same number of
residential units as the proposed Agricultural Residential Cluster Subdivision. Therefore,
impacts related to erosion, sedimentation, and pollutant discharges during construction would
be similar to the proposed Agricultural Residential Cluster Subdivision. The amount of paved
areas under this alternative would also be similar 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 similar under the Smart Growth/ Affordable Housing Alternative.

Portions of the Agricultural Residential Cluster Subdivision are located in a 100-year flood zone.
However, no habitable structures would be located in these areas under the proposed
Agricultural Residential Cluster Subdivision. The Smart Growth/Affordable Housing
alternative avoids flood zones altogether (refer to Figure 4.5-1 in Draft EIR Section 4.5, Drainage,
Erosion and Sedimentation). Both the Agricultural Residential Cluster Subdivision and the Smart
Growth/ Affordable Housing Alternative would result in less than significant impacts.

Overall, impacts related to drainage, erosion and sedimentation would be similar to the
proposed Agricultural Residential Cluster Subdivision.

Geologic Stability. This alternative would relocate the Agricultural Residential Cluster Subdivision
to extend from the southwest corner of the community of Santa Margarita. The Smart

Growth/ Affordable Housing Alternative would accommodate the same number of residential
units as the proposed Agricultural Residential Cluster Subdivision. Therefore, it would expose
the same number of 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.

The previous location for the Agricultural Residential Cluster Subdivision was subject to soil-
related hazards (expansive soils, erosive soils and settlement), moderate landslide potential,
and high liquefaction potential (refer to Figures 4.6-3, 4.6-5 and 4.6-6 in Draft EIR Section 4.6,
Geologic Stability). The area immediately south and west of the community of Santa Margarita is
subject to similar soil-related hazards (expansive soils, erosive soils and settlement), high
landslide potential, and high liquefaction potential. Because the same number of units would be
exposed to similar hazards, this alternative would result in similar soil-related hazards and
liquefaction impacts as the proposed Agricultural Residential Cluster Subdivision.

County of San Luis Obispo
3-26



Santa Margarita Ranch Agricultural Residential Cluster Subdivision Project and Future Development Program EIR
Section 3.0 Analysis of New Alternatives

Overall, this alternative would result in similar geologic stability impacts when compared to the
proposed Agricultural Residential Cluster Subdivision.

Land Use. This alternative would relocate the Agricultural Residential Cluster Subdivision to
extend from the southwest corner of the community of Santa Margarita. Because this
alternative would be located closer to the community of Santa Margarita, temporary noise, air
quality and visual impacts from construction would be greater than the Agricultural Residential
Cluster Subdivision. However, because this alternative uses Smart Growth Principles of
compact urban development and preservation of rural land and agricultural resources, it would
convert a lesser amount open land compared to the proposed Agricultural Residential Cluster
Subdivision. Land use impacts would therefore be both greater and lesser than the proposed
Agricultural Residential Cluster Subdivision.

Noise. This alternative would generate the same amount of average daily vehicle trips as the
proposed Agricultural Residential Cluster Subdivision (see Transportation and Circulation
discussion below). Therefore, noise levels on nearby major roadways would be similar to the
Agricultural Residential Cluster Subdivision. Due to the alteration in trip distribution patterns,
traffic noise impacts on Wilhelmina Avenue would be increased, while traffic noise impacts on
Estrada Avenue would be reduced, when compared to the proposed Agricultural Residential
Cluster Subdivision. Because this alternative would locate residential units closer to the private
airstrip, private railroad, and Union Pacific Railroad (UPRR), exposure to periodic high noise
levels would be greater under this alternative. Similarly, although this alternative would
generate similar construction-related noise impacts due to the similar level of development,
construction would occur in closer proximity to existing residences. Construction-related noise
impacts would therefore be greater than the Agricultural Residential Cluster Subdivision. The
wastewater treatment plant, a new use not currently proposed as part of the Agricultural
Residential Cluster Subdivision, would not be considered a substantial noise generator.
However, as a reasonable worst case scenario, the plant could be located directly adjacent to
existing and future residences, which could result in some operational noise at these sensitive
receptors, depending on the size and operational characteristics of the facility. Impacts would
therefore be slightly greater than the Agricultural Residential Cluster Subdivision.

Overall, noise impacts would be both similar to and worse than the proposed Agricultural
Residential Cluster Subdivision.

Public Safety. This alternative would relocate the Agricultural Residential Cluster Subdivision to
extend from the southwest corner of the community of Santa Margarita. As discussed in Draft
EIR Section 4.9, Public Safety, site disturbance associated with the proposed Agricultural
Residential Cluster Subdivision would not occur in an area of historical croplands. Site
disturbance associated with the Smart Growth/ Affordable Housing Alternative would
similarly not occur in an area of historical croplands. Both the Agricultural Residential Cluster
Subdivision and the Smart Growth/ Affordable Housing Alternative would result in less than
significant impacts.

Because this alternative would locate residential units closer to the private airstrip, State Route
58, and the UPRR, exposure of people to exposure to contaminants from highway and railway
accidents that involve hazardous materials, and hazards related to potential aircraft accidents
would be increased when compared to the proposed Agricultural Residential Cluster
Subdivision. However, implementation of existing federal, state, and local regulations
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pertaining to the use, containment, and transport of hazardous materials would minimize the
possibility of an accident, thereby ensuring less than significant impacts.

Overall, the Smart Growth/ Affordable Housing Alternative would result in public safety
impacts both similar to and greater than the proposed Agricultural Residential Cluster
Subdivision.

Public Services. This alternative would result in the same number of residential units as the
Agricultural Residential Cluster Subdivision. Consequently, the need for law enforcement, fire
protection, school, and solid waste services would be similar. Therefore, this alternative is
considered to have similar public service impacts compared to the proposed Agricultural
Residential Cluster Subdivision.

Recreation. Because this alternative would result in the same number of residential units as the
Agricultural Residential Cluster Subdivision, it would similarly generate the need for 0.9 acres
of parkland. However, this alternative would include a 5-acre community park which would
more than offset this incremental demand. Alternative 13 would additionally include a trail
connecting the community of Santa Margarita to the Los Padres National Forest. Impacts
related to recreation would therefore be reduced when compared to the Agricultural Residential
Cluster Subdivision, and would be considered Class IV, beneficial.

Transportation and Circulation. This alternative would result in the same number of residential
units as the Agricultural Residential Cluster Subdivision. However, because this alternative
uses Smart Growth Principles of compact urban development, it would encourage pedestrian
and bicycle transportation. Average daily vehicle trips would therefore be slightly reduced
when compared to the Agricultural Residential Cluster Subdivision.

Since access to this alternative would be provided via Wilhelmina Avenue, the majority of
project trips, which would be distributed toward U.S. Highway 101, bypassing most of the
community of Santa Margarita and existing traffic operational deficiencies in the eastern
portion of the community [refer to Section 4.12.1(f) in Section 4.12, Transportation and Circulation,
of the Draft EIR]. Impacts to El Camino Real and Estrada Avenue, El Camino Real west of Pinal
Avenue, El Camino Real from Estrada Avenue to Pozo Road, Estrada Avenue and H Street, and
Estrada Avenue south of ] Street would therefore be reduced. However, impacts to U.S. 101 off-
ramps to SR 58 (which also have existing deficiencies) would remain, while impacts to
Wilhelmina Avenue and the intersection of Wilhelmina Avenue and El Camino Real would
increase due to the alteration of trip distribution patterns.

Overall, impacts would be both better and worse when compared to the Agricultural
Residential Cluster Subdivision.

Visual Resources. This alternative would relocate the Agricultural Residential Cluster Subdivision
to extend from the southwest corner of the community of Santa Margarita. The visual context of
this alternative therefore differs from the Agricultural Residential Cluster Subdivision, since
development would be located immediately adjacent to existing urban development rather than
undisturbed, rural hillsides. Although more homes may be visible from roadways within the
community of Santa Margarita and State Route (SR) 58 west of the community of Santa
Margarita, no development would be visible from public viewsheds south of the community,
including Estrada Avenue, State Route 58 and West Pozo Road (refer to Draft EIR Section 4.13,
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Visual Resources). Therefore, overall visual impacts would be both better and worse under the
Smart Growth/ Affordable Housing Alternative.

Water and Wastewater. Water service under the Smart Growth/ Affordable Housing Alternative
would be provided by a connection to the Nacimiento Water Project. The untreated Nacimiento
water delivered to the Ranch would be treated on-site and used for Smart Growth/ Affordable
Housing Alternative residences. As a result, impacts related to groundwater use and overdraft
of the aquifer system would be eliminated. 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.

Sewer service under the Smart Growth/Affordable Housing Alternative would be provided
through connections to existing sewer lines connecting to a new wastewater treatment plant. As
a result, impacts related to improper septic disposal field design, on-site recharge of water
softeners and household wastes, and septage load would be eliminated. The wastewater
treatment plant would be under the regulatory jurisdiction of the California Regional Water
Quality Control Board (RWQCB), Central Coast Region. The RWQCB sets treated effluent
quality limits to protect the groundwater basin quality for present and future beneficial uses.
Because this alternative’s wastewater treatment plant would be subject to approval by the
RWQCB, this alternative would not be expected to impact water quality.

3.3 ALTERNATIVE 14: Reduced Project

3.3.1 Description

This alternative would cluster 40 lots in the northernmost portion of the Agricultural Residential
Cluster Subdivision site, in the currently proposed Phase One location. This alternative would
slightly reorganize the currently proposed Phase One configuration to achieve a higher-density,
more compact cluster and further minimize the overall project footprint (refer to Figure 3-7).

Access would be provided via one existing driveway and one new driveway from West Pozo
Road, as proposed. Internal circulation would be similar to the proposed Agricultural
Residential Cluster Subdivision Phase One. Roads south of this area would be eliminated. The
permanent agricultural conservation easements (ACE) would remain southwest of the
community of Santa Margarita, as proposed. However, the amount of land preserved in ACE'’s
would be reduced to approximately 800 acres. Sewer service would be provided by individual
septic systems and water service would be provided by a connection to the Nacimiento Water
Project. This alternative would connect to the Nacimiento waterline at El Camino Real just west
of the community of Santa Margarita. The untreated Nacimiento water would be used for
agriculture, while groundwater otherwise extracted for agriculture would be used for the
Reduced Project Alternative.
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The amount of site disturbance would be reduced by approximately 64%, 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.

3.3.2 Impact Analysis

Agricultural Resources. This alternative would decrease the number of lots by 64%, 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 3-7). 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 average daily trips; a 64% 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 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% 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
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
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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 sabiniana)), emergent wetland, and riparian. Ruderal areas, agriculture, seasonal
pools and known occurrences of special status species are also shown on Figure 3-3. 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 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), southern steelhead (SS), 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 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. Asa
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 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.

Drainage, Erosion and Sedimentation. This alternative would decrease the amount of site
disturbance by 64%. 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
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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 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 fewer residential units than
the proposed Agricultural Residential Cluster Subdivision and would reduce site disturbance
by approximately 64%. 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 average daily trips; a 64% 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.

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.
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Since this alternative would accommodate 72 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.

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 fewer residential units as the proposed
Agricultural Residential Cluster Subdivision. Consequently, lesser demand for law
enforcement, fire protection, school, and solid waste 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 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 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 average daily trips, 32 AM peak hour trips, and 42 PM peak hour trips. This
represents a 64% 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% compared
to the proposed Agricultural Residential Cluster Subdivision, and the overall project footprint
would be approximately Y4 that of the proposed Agricultural Residential Cluster Subdivision. The
associated preservation of open space would maintain more of the rural 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.
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Water and Wastewater. Water service under the Reduced Project Alternative would be provided
by a connection to the Nacimiento Water Project. As a result, impacts related to groundwater
use and overdraft of the aquifer system would be eliminated. In addition, this alternative
would accommodate 72 fewer residential units than the proposed Agricultural Residential
Cluster Subdivision. Therefore, this alternative would result in less net consumptive water use
overall. 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.

34 ENVIRONMENTALLY SUPERIOR ALTERNATIVE

This section evaluates the findings for the proposed Agricultural Residential Cluster Subdivision
and the 10 alternatives under consideration for the Agricultural Residential Cluster Subdivision,
including the three (3) new alternatives analyzed herein. Alternatives 1 through 7 were evaluated in
the Draft EIR (refer also to Section 2.9 of this Revised Draft EIR document for a revised analysis of
Alternative 7). The four (4) alternatives under consideration for the Future Development Program
(Alternatives 8 through 11) have not been modified, and are discussed in Section 6.0, Alternatives, of
the DEIR.

This section also identifies the environmentally superior alternative for each issue area, as shown
on Table 3-1. 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, the table shows whether each new alternative’s
environmental impact is greater, lesser, or similar to the proposed project. For each issue area, if the
impact is greater, then the alternative is considered inferior (-) to the Agricultural Residential
Cluster Subdivision, if the impact is lesser, then it is considered superior (+) to the Agricultural
Residential Cluster Subdivision. Similar impacts are considered equal (=) to the Agricultural
Residential Cluster Subdivision.

As discussed in the Draft EIR, 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 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 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/ Affordable Housing) are all
superior to the proposed Agricultural Residential Cluster Subdivision in certain respects.
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Santa Margarita Ranch Agricultural Residential Cluster Subdivision Project and Future Development Program EIR
Section 3.0 Analysis of New Alternatives

34.1 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 Growth/ Affordable Housing). 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 Y2 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 environmentally superior to the proposed
Agricultural Residential Cluster Subdivision 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 in the Draft EIR). Although the amount of site disturbance would be similar to the proposed
Agricultural Residential Cluster Subdivision, the overall project footprint would be reduced by
approximately 78%. The reduced project footprint would partially reduce impacts to nine (9) of
the 14 issue areas, including: agricultural resources, air quality, biological resources, cultural
resources, drainage, erosion and sedimentation, geologic stability, land use, public safety and
visual resources. 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
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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, public
services, recreation, transportation and circulation, and water and wastewater. Overall, this
alternative 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 in the DEIR). Due to
the reduced project footprint, this alternative is superior to the proposed Agricultural Residential
Cluster Subdivision for four issue areas related to site disturbance, including: agricultural
resources; biological resources; cultural resources; drainage, erosion and sedimentation. 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 to the proposed Agricultural Residential Cluster Subdivision.

Alternative 13 (Smart Growth/ Affordable Housing) 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.

Refer to Section 6.0, Alternatives, of the Draft EIR for a discussion of Alternatives 4 through 6.
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Conclusion

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/ Affordable Housing) are all superior to the proposed Agricultural
Residential Cluster Subdivision in certain respects.
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Urbemis 2007 Version 9.2.0

Summary Report for Annual Emissions (Tons/Year)

File Name: L:\ESP\SLO Co0\05-58171 Santa Margarita Ranch\Report\Revised DEIR\Revised URBEMIS\ARCS apcd-revised.urb9

Project Name: Revised Santa Margarita Ranch

Project Location: San Luis Obispo County APCD

On-Road Vehicle Emissions Based on: Version : Emfac2007 V2.3 Nov 1 2006

Off-Road Vehicle Emissions Based on: OFFROAD2007

CONSTRUCTION EMISSION ESTIMATES

ROG NOx
2007 TOTALS (tons/year unmitigated) 0.07 0.52
2008 TOTALS (tons/year unmitigated) 2.33 3.18
AREA SOURCE EMISSION ESTIMATES

ROG NOx
TOTALS (tons/year, unmitigated) 1.62 0.32
OPERATIONAL (VEHICLE) EMISSION ESTIMATES

ROG NOx
TOTALS (tons/year, unmitigated) 4.13 5.93

SUM OF AREA SOURCE AND OPERATIONAL EMISSION ESTIMATES
ROG NOx

TOTALS (tons/year, unmitigated) 5.75 6.25

0.27

4.10

52.48

SO2 PM10 Dust PM10 PM10 PM2.5 Dust
Exhaust
0.00 2.05 0.03 2.07 0.43
0.00 0.85 0.20 1.05 0.18
SO2 PM10 PM2.5 COo2
0.01 0.42 0.40 399.77
SO2 PM10 PM2.5 COo2
0.02 4.96 0.96 2,531.78
SO2 PM10 PM2.5 COo2
0.03 5.38 1.36 2,931.55
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PM2.5 PM2.5
Exhaust
0.03 0.45

0.18 0.36

O
N

41.92

433.91
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Summary Report for Summer Emissions (Pounds/Day)

Urbemis 2007 Version 9.2.0

File Name: L:\ESP\SLO Co0\05-58171 Santa Margarita Ranch\Report\Revised DEIR\Revised URBEMIS\ARCS apcd-revised.urb9

Project Name: Revised Santa Margarita Ranch

Project Location: San Luis Obispo County APCD

On-Road Vehicle Emissions Based on: Version : Emfac2007 V2.3 Nov 1 2006

Off-Road Vehicle Emissions Based on: OFFROAD2007

CONSTRUCTION EMISSION ESTIMATES

ROG
2007 TOTALS (Ibs/day unmitigated) 19.01
2008 TOTALS (Ibs/day unmitigated) 172.93
AREA SOURCE EMISSION ESTIMATES

ROG
TOTALS (Ibs/day, unmitigated) 7.49
OPERATIONAL (VEHICLE) EMISSION ESTIMATES

ROG
TOTALS (Ibs/day, unmitigated) 21.29

Z
X<

116.65

143.19

=2
N
(6] >

N

295

X<

N

SUM OF AREA SOURCE AND OPERATIONAL EMISSION ESTIMATES

ROG
TOTALS (Ibs/day, unmitigated) 28.78

NOx

30.99

51.53

96.56

262.38

SO2 PM10 Dust PM10 PM10 PM2.5 Dust
Exhaust
0.06 186.22 6.03 192.25 38.92
0.08 186.34 7.79 194.13 38.96
SO2 PM10 PM2.5 COo2
0.00 0.01 0.01 1,799.54
SO2 PM10 PM2.5 COo2
0.13 27.17 5.25 14,110.20
SO2 PM10 PM2.5 COo2
0.13 27.18 5.26 15,909.74



Page: 2
9/20/2007 9:03:41 AM

PM2.5 PM2.5
Exhaust
5.55 44.46

7.16 46.12

Co2

10,460.78

15,219.14
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Summary Report for Winter Emissions (Pounds/Day)

Urbemis 2007 Version 9.2.0

File Name: L:\ESP\SLO Co0\05-58171 Santa Margarita Ranch\Report\Revised DEIR\Revised URBEMIS\ARCS apcd-revised.urb9

Project Name: Revised Santa Margarita Ranch

Project Location: San Luis Obispo County APCD

On-Road Vehicle Emissions Based on: Version : Emfac2007 V2.3 Nov 1 2006

Off-Road Vehicle Emissions Based on: OFFROAD2007

CONSTRUCTION EMISSION ESTIMATES

ROG
2007 TOTALS (Ibs/day unmitigated) 19.01
2008 TOTALS (Ibs/day unmitigated) 172.93
AREA SOURCE EMISSION ESTIMATES

ROG
TOTALS (Ibs/day, unmitigated) 13.47
OPERATIONAL (VEHICLE) EMISSION ESTIMATES

ROG
TOTALS (Ibs/day, unmitigated) 25.38

Z
X<

116.65

143.19

w [Z
[EY
[ee] X<

N

38.3

X<

S

SUM OF AREA SOURCE AND OPERATIONAL EMISSION ESTIMATES

ROG
TOTALS (Ibs/day, unmitigated) 38.85

NOx

41.52

51.53

96.56

354.80

SO2 PM10 Dust PM10 PM10 PM2.5 Dust
Exhaust
0.06 186.22 6.03 192.25 38.92
0.08 186.34 7.79 194.13 38.96
SO2 PM10 PM2.5 COo2
0.21 10.25 9.87 4,238.12
SO2 PM10 PM2.5 COo2
0.13 27.17 5.25 13,397.81
SO2 PM10 PM2.5 COo2
0.34 37.42 15.12 17,635.93
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PM2.5 PM2.5
Exhaust
5.55 44.46

7.16 46.12

Co2

10,460.78

15,219.14





