
THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS 
BOARD ACTION SUMMARY 

DEPT: Planning and Community Development BOARD AGENDA #: 6:35p.m. 

AGENDA DATE: May 16, 2017 
SUBJECT: 
Publie Hearing to Consider the Planning Commission's Recommendation for Approval of 
Specific Pian Amendment Application No. PLN2015-0123- Diablo Grande 2016, Located 10 
Miles Southwest of the City of Patterson, in the Diablo Grande Community (APN Book 025, 
Index B, C, & 0) and Adoption of an Addendum to an Environmental lmpact Report 

BOARD ACTION AS FOLLOWS: 
No. 2017-254 

On motion of Supervisor _ p_e_f09rtlrJ.i_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ , Seconded by Supervisor _M_o_n_teittl_ ______________ _ 
and approved by the following vote, 
Ayes: Supervisors: QlseD~ WiJ:b[Q'I!Y .. MQoteAh ... _QeiYI_aJ!iDl.J21Jc! _Gb9iJ!JlqJJ..C.h.iess;J _____________________________ _ 
Noes: Supervisors: _____________ ~_o_n_Et _____________________________________________________________ _ 
Excused or Absent: Supervisors: _t.J_q_fl~ _____________________________________________________________ _ 
Abstaining: Supervisor: ________ -~9.!1~- _____________________________________________________________ _ 

1) X Approved as recommended 
2) Denied 
3) Approved as amended 
4) Other: 

MOTION: 

ATTEST: f Supervisors File No. 



THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS 
AGENDA ITEM 

DEPT: _P_Ia_n_n_in_,g'-a_n_d_C_o_m_m_u_n~ity'--D_e_v_e_lo....!...p_m_e:..-n_t _ ____, BOARD AGEN DA #: 6:35 p.m. 

Urgent 0 Routine ® r'tf i AGENDA DATE: May 16, 2017 

CEO CONCURRENCE: 4/5 Vote Required: Yes No® 

SUBJECT: 
Publie Hearing to Consider the Planning Commission's Reeommendation for Approval of 
Speeifie Pian Amendment Applieation No. PLN2015-0123- Diablo Grande 2016, Leeated 10 
Miles Southwest of the City of Patterson, in the Diablo Grande Community (APN Book 025, 
Index B, C, & D) and Adoption of an Addendum to an Environmentallmpaet Report 

PLANNING COMMISSION AND STAFF RECOMMENDATIONS: 

1. Conduet a publie hearing to eonsider the Planning Commission's reeommendation for 
approval of Speeifie Pian Amendment Applieation No. PLN2015-0123- Diablo Grande 
2016, a request to modify the Diablo Grande Speeifie Pian text and Phase 1 Preliminary 
Development Pian to refleet eurrent site eonditions, refine development standards, 
inerease development density, and utilize the 15 pereent unit shift between villages, to 
inerease the number of permitted residential units from 2,017 to 2,354 in the 2,250± 
aere Diablo Grande Community, Ieeated 10 miles southwest of the City of Patterson. 

2. Find that the Speeifie Pian Amendment: 

A. ls eonsistent with the maps, goals, and polieies of the Stanislaus County General 
Pian, adopted in August 2016. 

8. Helps to aehieve a balaneed eommunity to promote health, safety, and general 
welfare. 

C. Results in development of eharaeter whieh will not be detrimental to existing and 
proposed development in the surrounding area. 

D. Contributes to a balanee of land uses so that loeal residents may work and have 
available serviees and goods in the larger eommunity in whieh they live. 

E. Addresses the environmental and aesthetie assets of the eommunity. 

F. Demonstrates long-term and short-term availability of those serviees neeessary to 
serve the development and they will be provided at no net expense to publie 
ageneies. 

G. Demonstrates a design superior to that whieh eould be attained through traditionai 
permit proeess. Development standards are unique to the topography and allow for 
attaehed dwellings, "zero" lot Iines, lot eoverage based on lot area, minimum lot 
sizes of 2,880 square teet, feneing materials and setbaeks based on the viewshed. 
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3. Find that the proposed revisions to the Diablo Grande Speeifie Pian are eonsistent with 
the Speeifie Pian General Pian designation. 

4. Find that an Addendum to the previously eertified Environmental lmpaet Report (EIR) 
rather than a supplement to the EIR or a subsequent EIR eomply with the requirements 
of California Environmental Quality Aet (CEQA) beeause: 

A. There are no substantial ehanges proposed in the projeet involving new 
signifieant environmental effeets or a substantial inerease in the severity of 
previously identified signifieant environmental effeets that will require major 
revisions of the EIR. 

B. There are no substantial ehanges oeeurring with respeet to the eireumstanees 
involving new signifieant environmental effeets or a substantial inerease in the 
severity of previously identified signifieant environmental effeets whieh will 
require major revisions in the EIR. 

C. No new information, whieh was not known, or eould not have been known at the 
time the EIR was eertified as eomplete, has beeome available involving 
signifieant environmental effeets or a substantial inerease in the severity of 
previously identified signifieant environmental effeets, or involving mitigation 
measures or alternatives previously found to be infeasible but not found to be 
feasible or identifying mitigation measures or alternatives different from those 
previously analyzed in the prior EIR and would substantially reduee one or more 
signifieant environmental effeets. 

5. Find that the eurrently approved Mitigation Monitoring and Reporting Pian address all 
impaets and mitigation measures and will remain in effeet. 

6. Adopt the Addendum to the eertified EIR, State Clearinghouse #1991 032066, prepared 
for the Speeifie Pian ehanges on the basis of the reeord of proeeedings and that the 
eonditions identified in CEQA Guideline Seetion 15162, requiring a supplement to an 
EIR or subsequent EIR are not present and that the Addendum to the projeet EIR 
reflects Stanislaus County's independent judgement and analysis. 

7. Order the filing of a Notiee of Determination with the Stanislaus County Clerk­
Reeorder's Offiee pursuant to Publie Resourees Code Seetion 21152 and CEQA 
Guidelines Seetion 15094. 

8. Approve Speeifie Pian Amendment No. PLN2015-0123- Diablo Grande 2016. 

DISCUSSION: 

This projeet is a request to modify the Diablo Grande Speeifie Pian text and Phase 1 
Preliminary Development Pian (PDP) to: (1) refleet eurrent eonditions, and (2) refine 
development standards allowing for an inerease in development density and flexibility. 
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Current conditions being reflected in the proposed amendment include: i) the 2015 elosure of 
the Legends Golf Course; ii) modifications and upgrades to the emergency communication 
system, which has been turned over to Stanislaus Regional 9-1-1 for upkeep and 
management; and iii) the construction of the sewer Iine to the City of Patterson, completed in 
2005. 

Refined development standards reflected in the proposed amendment allow for an increase in 
residential density including allowing for a broader range of residential unit types and lot sizes 
as a means of increasing the number of permitted dwelling units from 2,017 to 2,354. The 
proposed increase in dwelling units utilizes the 15 percent unit shift between villages as 
allowed by the adopted Diablo Grande Specific Pian, which recognizes a unit range of 1,870 to 
2,530 for the Oak Fiat Village. Proposed amendments to the PDP Land Use also redefine the 
development standards for "resort commercial," "low density," and "medium density" 
residential designations, with the most notable characteristic of the proposed amendment 
being: 1) residential areas originally planned to be spread-out along hillsides are now grouped 
together in denser configurations separated by open space and trails. Consequently, 
conservation of hills and scenic resources is expected to increase from 582 acres to 1,015 
acres. And, 2) a "resort commercial district" land use designation overlay has been added to 
the area historically identified as the golf clubhouse, vineyards, the town center, and hotel. 
Beneath the overlay are "residential" and "resort commercial" zones, the purpose of which is to 
allow flexibility to meet market demand, and to allow the relocation of the hotel and town center 
to an area west and adjacent to the golf clubhouse. 

A complete overview of all of the proposed amendments, including a bold and strikethrough 
version of the proposed draft 2016 Diablo Grande Specific Pian, is provided as Attachment 1 -
Planning Commission Staff Report, April 6, 2017. 

The community of Diablo Grande exists in the Oak Fiat Valley, a non-native grassland and oak 
savannah, surrounded by named and unnamed peaks of the Diablo Mountain range and 
bisected by four creeks. The community of Diablo Grande is Iaeated approximately 1 0 miles 
southwest of the City of Patterson and seven miles west of lnterstate 5. Site improvements 
include The Ranch Golf Course, a clubhouse, an interim/temporary fire station, a maintenance 
building, a sales office, the Western Hills Water District (WHWD) office, a 1.2 acre park and a 
trail system, and infrastructure to serve the project including water treatment and distribution 
facilities and wastewater conveyance facilities. To date, 500 building permits for the 
construction of single-family dwellings have been issued, with the majority of the units 
constructed and occupied. 

The original Diablo Grande Specific Pian covered 29,500 acres, included five villages, a resort 
complex (hotel, spa, swim, and tennis club), a conference center, a town center, a research 
campus, a clubhouse and six golf courses, shops and restaurants. The original project was 
approved by the Stanislaus County Board of Supervisors on October 26, 1993; however, a 
lawsuit was filed resulting in a State of California Fifth District Appellate Court decision in 1999, 
that the Diablo Grande Environmental lmpact Report (EIR) was sufficient, except for the 
discussion of long-term water resources. Consequently, a Water Resources Pian and 
supplemental EIR were prepared identifying eight possible water sources and the project was 
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reauthorized in 1998, and then again on December 7, 1999, but only as to the Phase 1 
Preliminary Development Pian (PDP). The Phase 1 PDP covers only one of the five villages 
(Oak Fiat) originally proposed, which permitted the conversion of the existing ranch house to a 
golf clubhouse and construction of approximately 2,000 residential units and two golf courses 
on around 2,300 acres. The project was approved to provide for an on-site wastewater 
treatment plant, emergency communications tower, and fire station. 

ln 2004 and 2005, amendments to the Specific Pian were approved to: 1) allow the project to 
connect to the City of Patterson's wastewater treatment facility and 2) provide for revisions to 
the land use acreage and land use designation locations within the center of the Phase 1 PDP. 

ln 2008, Diablo Grande, LP, the original owner and developer, filed for Chapter 11 
reorganization bankruptcy, and the assets of the company were sold to World lnternational, 
LLC, in partnership with Laurus Corporation. World lnternational, LLC has ownership of the 
larger un-subdivided portions of the Diablo Grande community, including the clubhouse and 
golf course and numerous undeveloped lots created by subdivision in accordance with the 
Diablo Grande Specific Pian. A total of 760 lots have been approved and recorded since the 
Diablo Grande project was original approved and a total of 500 building permits for the 
construction of dwelling units have been issued. This request appiies to the entire Phase 1 
PDP, including lots not under World lnternational, LLC's ownership. However, adoption of the 
Specific Pian Amendment will not eliminate the vesting rights for existing legally created 
parcels. 

The Diablo Grande Specific Pian includes a Mitigation Monitoring Pian for development within 
the Diablo Grande Specific Pian area. Ali mitigation measures shall remain in effect. 

The adopted Specific Pian, along with the Certified EIR, requires the Diablo Grande 
community meet certain standards with regards to parks, fire, and emergency communication 
facilities. These standards are reflected in the Specific Pian itself and the projects adopted 
mitigation measures and Mitigation Monitoring and Reporting Pian (MMRP). While the 
requirements for meeting these standards have been applied through conditions of approval 
on a project-by-project basis, the triggers for improvements have been applied in the form of 
caps on the number of building permits allowed to be issued. Over the years, these caps have 
been increased from project-to-project with no clear timeline for ultimate implementation. To 
address this issue, staff is proposing new implementation language as added to the Specific 
Pian text and discussed in the "lssues" section on pages 3-5 of the Planning Commission staff 
report. (Attachment 1 - Planning Commission Staff Report, April 6, 2017.) 

On April 6, 2017, the Planning Commission held a public hearing to consider the application. 
No one spoke in opposition of the project; however, the Planning Commission did receive two 
letters (via email), as correspondence received too late for the agenda. The letters raised 
issues with WHWD ability to serve the additional homes, water quality, and the need for a 
permanent fire station. (Attachments 3 and 4- Planning Commission Correspondence.) Staff 
believes these issues have been addressed. The proposed revisions to the Specific Pian text 
recognize the West Stanislaus Fire Protection District Board's authority and expertise to 
determine the maximum capacity of the interim/temporary fire station and when construction of 
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the permanent fire station will be required. Moreover, the applicant provided a will-serve letter 
which indicates there is sufficient water and sewer capacity to serve the project. The amended 
development will result in the need for 3,060 acre feet of water per year. WHWD has access 
to 8,000 acre feet of water capacity and 750,000 gallons per day (gpd) of sewer capacity. 
Sewer trunk Iines would be extended to undeveloped areas of Diablo Grande to accommodate 
new development. Extension of water and sewer infrastructure would be assessed in 
conjunction with an application for additional residential lot development. Proof of adequate 
service in the form of a WHWD will-serve letter is required prior to approval of any future 
entitlements, if applicable. The applicant's representative, Dave Romano and a Diablo Grande 
resident spoke in favor of the project. William Ross, counsel for West Stanislaus County Fire 
Protection District, spoke on behalf of the District. On a 6-0 vote, the Planning Commission 
recommended that the Board of Supervisors approve the request as proposed. 

Staff believes the findings required for a Specific Pian Amendment can be made. 

POLICY ISSUE: 

ln order to consider an amendment to the Specific Pian, the Board of Supervisors must hold a 
public hearing. The proposed modifications to the Specific Pian text and Phase 1 Preliminary 
Development Pian will maintain a logical land use pattern. The proposed project will not be 
extending the current Specific Pian boundaries (zoning) or modifying the Land Use designation 
of the General Pian. lt is consistent with the General Pian and zoning, and with existing 
surrounding uses, will result in a balanced community, has access to services with sufficient 
capacity, and will not be detrimental to the existing and proposed development. The proposed 
project is consistent with the site's existing General Pian designation of Specific Pian. 
Modifying the Specific Pian text and Phase 1 Preliminary Development Pian will retain 
consistency between the General Pian and Zoning Designation for this site. 

FISCAL IMPACT: 

ln accordance with the adopted Department of Planning and Community Development Fee 
Schedule, this project is subject to payment of "actual cost" for processing. Ali costs 
associated with this project have been paid by the applicant and there is no General Fund cost 
impact. 

BOARD OF SUPERVISORS' PRIORITY: 

The proposed project is consistent with the Board's priorities of A Well Planned lnfrastructure 
System and A Strong Local Economy by providing a land use determination consistent with the 
overall goals and policies of the Stanislaus County General Pian. 

STAFFING IMPACT: 

Planning and Community Development staff is responsible for preparing all reports associated 
with this request and there are no staffing impacts associated with this item. 
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CONTACT PERSON: 

Angela Freitas, Planning and Community Development Director Telephone: (209) 525-6330 

ATTACHMENTS: 

1. Planning Commission Staff Report, April 6, 2017 
2. Planning Commission Minutes, April 6, 2017 (Excerpt) 
3. Planning Commission Correspondence from Fred & Sherry Fowler, April 6, 2017 
4. Planning Commission Correspondence from Julie Davis, April 6, 2017 
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STANISLAUS COUNTY PLANNING COMMISSION

April 6, 2017 

STAFF REPORT

SPECIFIC PLAN AMENDMENT APPLICATION NO. PLN2015-0123 
DIABLO GRANDE 2016 

REQUEST: TO MODIFY THE DIABLO GRANDE SPECIFIC PLAN TEXT AND PHASE 1 
PRELIMINARY DEVELOPMENT PLAN TO REFLECT CURRENT SITE 
CONDITIONS, REFINE DEVELOPMENT STANDARDS, INCREASE 
DEVELOPMENT DENSITY, AND UTILIZE THE 15 PERCENT UNIT SHIFT 
BETWEEN VILLAGES, TO INCREASE THE NUMBER OF PERMITTED 
RESIDENTIAL UNITS FROM 2,017 TO 2,354 IN THE 2,250± ACRE DIABLO 
GRANDE COMMUNITY.   

APPLICATION INFORMATION 

Property owner(s): World International, LLC and all other 
Diablo Grande community landowners of 
record. 

Applicant: Laurus Corporation 
Agent: Dave Romano, Newman-Romano, LLC 
Location: Diablo Grande Community, 10 miles 

southwest of the City of Patterson. 
Section, Township, Range: 13, 24, 25-6-6; 18, 19-6-7 
Supervisorial District: Five (Supervisor DeMartini) 
Assessor=s Parcel: Book 025, Index B, C, & D 
Referrals: See Exhibit “J”  

Environmental Review Referrals 
Project Area: 2,250 acres 
Water Supply: Western Hills Water District 
Sewage Disposal: Western Hills Water District 
Existing Zoning: S-P (1) (Specific Plan 1)
General Plan Designation: Specific Plan
Sphere of Influence: Not Applicable
Community Plan Designation: Not Applicable
Williamson Act Contract No.: Not Applicable
Environmental Review: Addendum to an Environmental Impact

Report
Present Land Use: Planned Community developed with

residences, vineyards, a club house, and
golf course.

Surrounding Land Use: Grazing land (non-native grasslands, oak
savannah, and creeks) with limited
scattered residential development to the
north, east, south, and west.
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RECOMMENDATION 
Based on the discussion below and on the whole of the record provided to the Planning 
Commission, staff recommends that the Planning Commission recommend the Board of 
Supervisors approve this request.  Exhibit A provides an overview of all of the findings and 
actions required for project approval. 

BACKGROUND 

The original Diablo Grande Specific Plan covered 29,500 acres, included five villages, a resort 
complex (hotel, spa, swim, and tennis club), a conference center, a town center, a research 
campus, a clubhouse and six golf courses, shops and restaurants.  The original project was 
approved by the Stanislaus County Board of Supervisors on October 26, 1993; however, a 
lawsuit was filed resulting in a State of California Fifth District Appellate Court decision in 1999, 
that the Diablo Grande Environmental Impact Report (EIR) was sufficient, except for the 
discussion of long-term water resources.  Consequently, a Water Resources Plan and 
supplemental EIR were prepared identifying eight possible water sources and the project was 
reauthorized in 1998, and then again on December 7, 1999, but only as to the Phase I 
Preliminary Development Plan (PDP).  The Phase I PDP covers only one of the five villages 
(Oak Flat) originally proposed, which permitted the conversion of the existing ranch house to a 
golf clubhouse and construction of approximately 2,000 units and two golf courses on around 
2,300 acres.  The project was approved to provide for an on-site wastewater treatment plant, 
emergency communications tower, and fire station.  

In 2004 and 2005, amendments to the Specific Plan where approved to: 1) allow the project to 
connect to the City of Patterson’s wastewater treatment facility and 2) provide for revisions to 
the land use acreage and land use designation locations within the center of the Phase 1 PDP. 
An overview of the proposed 2016 amendment to the Specific Plan, along with an overview of 
past amendments, is provided in Exhibit C – Diablo Grande 2016 Specific Plan Amendment 
Overview and the Reintroduction Section, pages 1-3, of Exhibit D – Draft 2016 Diablo Grande 
Specific Plan - Bold Strikethrough Version, both provided as attachments to this report. 

In 2008, Diablo Grande, LP, the original owner and developer, filed for Chapter 11 
reorganization bankruptcy, and the assets of the company were sold to World International, 
LLC, in partnership with Laurus Corporation.  World International, LLC has ownership of the 
larger un-subdivided portions of the Diablo Grande community, including the club house and 
golf course and numerous undeveloped lots created by subdivision in accordance with the 
Diablo Grande Specific Plan.  A total of 760 lots have been approved and recorded since the 
Diablo Grande project was original approved and a total of 500 building permits for the 
construction of dwelling units have been issued. This request applies to the entire Phase 1 PDP, 
including lots not under World International, LLC’s ownership.  However, adoption of the 
Specific Plan Amendment will not eliminate the vesting rights for existing legally created parcels. 

PROJECT DESCRIPTION 

This project is a request to modify the Diablo Grande Specific Plan text and Phase I Preliminary 
Development Plan (PDP) to: (1) reflect current conditions, and (2) refine development standards 
allowing for an increase in development density.    
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Current conditions being reflected in the proposed amendment including: i) the 2015 closure of 
the Legends Golf Course; ii) modifications and upgrades to the emergency communication 
system, which has been turned over to Stanislaus Regional 9-1-1 for upkeep and management; 
and iii) the construction of the sewer line to the City of Patterson, completed in 2005.  

Refined development standards reflected in the proposed amendment allow for an increase in 
residential density including allowing for a broader range of residential unit types and lot sizes 
as a means of increasing the number of permitted dwelling units from 2,017 to 2,354.  The 
proposed increase in dwelling units utilizes the 15 percent unit shift between villages as allowed 
by the adopted Diablo Grande Specific Plan, which recognizes a unit range of 1,870 to 2,530 for 
the Oak Flat Village.  Proposed amendments to the PDP Land Use “resort commercial,” “low 
density” and “medium density” residential designations are reflected in Section 4 – Development 
Regulations and Design Guidelines, including Figure 19 – Phase 1 Preliminary Development 
Plan Zoning, of the Specific Plan.  (See Exhibit D – Draft 2016 Diablo Grande Specific Plan – 
Bold Strikethrough Version.)  The most notable characteristic of the proposed amendment to 
Figure 19, the land use zones, is that 1) residential areas originally planned to be spread-out 
along hillsides are now grouped together in denser configurations separated by open space and 
trails.  Consequently, conservation of hills and scenic resources is expected to increase from 
582 acres to 1,015 acres.  And, 2) a “resort commercial district” land use designation overlay 
has been added to the area historically identified as the golf clubhouse, vineyards, the town 
center, and hotel.  Beneath the overlay are “residential” and “resort commercial” zones, the 
purpose of which is to allow flexibility to meet market demand, and to allow the relocation of the 
hotel and town center to an area west and adjacent to the golf clubhouse (See Exhibit D – Draft 
2016 Diablo Grande Specific Plan – Bold Strikethrough Version, Figure 19 and 26.)   

SITE DESCRIPTION 

The community of Diablo Grande exists in the Oak Flat Valley, a non-native grassland and oak 
savannah, surrounded by named and unnamed peaks of the Diablo Mountain range and 
bisected by four creeks.  The community of Diablo Grande is located approximately 10 miles 
southwest of the City of Patterson and seven miles west of Interstate 5.  Site improvements 
include The Ranch Golf Course, a clubhouse, an interim/temporary fire station, a maintenance 
building, a sales office, the Western Hills Water District office, a 1.2 acre park and a trail system, 
and infrastructure to serve the project including water treatment and distribution facilities and 
wastewater conveyance facilities.  To date, 500 building permits for the construction of single- 
family dwellings have been issued, with the majority of the units constructed and occupied.   

ISSUES 

The adopted Specific Plan, along with the Certified EIR, requires the Diablo Grande community 
meet certain standards with regards to parks, fire, and emergency communication facilities. 
These standards are reflected in the Specific Plan itself and the projects adopted mitigation 
measures and Mitigation Monitoring and Reporting Plan (MMRP).  While the requirements for 
meeting these standards have been applied through conditions of approval on a project-by-
project basis, the triggers for improvements have been applied in the form of caps on the 
number of building permits allowed to be issued.  Over the years, these caps have been 
increased from project-to-project with no clear timeline for ultimate implementation.  To address 
this issue, staff is proposing new implementation language as discussed below. (See Exhibit H 
– Diablo Grande Environmental Impact Reports and Exhibit I – Summary of Mitigation
Measures.)
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Parks 

The mitigation measures set the following standards for the development of neighborhood and 
community parks: 

• Neighborhood parks shall be located with within two to three blocks of the area they
serve and shall be about seven acres

• Community parks shall be located within two and a half miles of the area they serve and
shall be 25 to 30 acres.

The mitigation measures further recommends restrooms for neighborhood parks and requires 
restrooms for community parks and recognizes that the Diablo Grande Community Services 
District should operate and maintain the parks and recreational facilities within the project area.  

The adopted Specific Plan identifies the following 68 acres of parks to be developed as part of 
the Oak Flat Village: 

• Community Park --    11 acres

• Oak Flat Ranch Park – 7 acres

• Indian Rocks Ranch – 50 acres

The aforementioned acreages were developer proposed and in exceedance of the park acreage 
required as per the General Plan. 

Conditions of approval for the various subdivisions approved within the project area have 
required compliance with parks requirement including a requirement that plans for a community 
park be provided and approved prior to issuance of the 201st residential building permit. 
However, while there is no official record of an approved plan for a community park having been 
accepted, there is a Parks Plan that suggests the requirement was extended at a staff level to 
the issuance of the 500th residential building permit. Since the 201st permit requirement was only 
applied to one subdivision map and the Parks Plan is not officially recognized, it is difficult to 
apply the requirement to the 760 lots created since the Specific Plan was approved.   

The Parks section of the Specific Plan is proposed to be amended to reflect consistency with 
the County General Plan parks requirements of three acres per one thousand person 
population, and to require a phased plan identifying the design, construction, and financing 
mechanism for required parks.  A draft Oak Flat Parks Plan for the Oak Flat Park and 50 
percent of the trail system is due to the Parks Department within six months of project approval. 
Prior to approval of the first new subdivision map, a final Oak Flat Park Plan shall be submitted 
to the Parks Department for approval, with construction of the park and 50 percent of the trail 
system to begin within six to twelve months of final map approval and/or adjacent infrastructure 
construction, or as approved by the Parks Director.  Submittal of the Community Park Plan for 
the Community Park and remaining 50 percent of trails, and associated construction, will be 
evaluated based on the present population of Diablo Grande and the projected population 
associated with any new subdivision map. 

Fire 

The mitigation measures require all fire protection improvements (including fire stations) to be 
developer provided, as determined by the West Stanislaus Fire Protection District (WSFPD), or 
to pay applicable fees to cover facilities and equipment, which are not provided on-site by the 
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project developer to offset the impacts of the proposed development.  (See Exhibit I – Summary 
of Mitigation Measures.)  Original approvals for the project required construction of a permanent 
fire station prior to issuance of the 301st residential building permit or occupancy of the proposed 
hotel/convention center.  Subsequent approvals allowed issuance of up to 500 residential 
building permits as it was determined at the time that although on-site fire services were 
needed, the community could be adequately served by an interim/temporary fire station.  The 
WSFPD Board, under the terms of a Fire Service Improvement Agreement entered into with 
World International, LLC has granted the release of 20 additional residential building permits, for 
a total of 520, and an eventual 100 additional residential building permits, for a total of 620, 
upon compliance with terms outlined in the agreement.  (See Exhibit E – January 9, 2017, Fire 
Service Improvement Agreement.)  While the terms of the agreement allow for the WSFPD to 
sign-off on additional building permits, the County is held to the building permit caps reflected in 
conditions of approval for specific projects.   

Consequently, in order to reflect the WSFPD Board’s authority to determine the 
interim/temporary station’s service capacity and ability to mitigate EIR identified impacts to fire 
service, the Public Facilities and Fire Protection sections of the Specific Plan are proposed to be 
amended to allow the WSFPD Board to release additional building permits, beyond WSFPD 
determined caps, provided the WSFPD Board finds that the interim/temporary fire station has 
capacity to serve the existing and projected population.  This finding does not eliminate the 
need for the permanent fire station identified in the EIR and subsequent project approvals.  It 
merely allows the WSFPD Board to defer construction of the permanent fire station until they 
determine that a development proposal (release of additional building permits or submittal of a 
new subdivision map) will trigger the need for a permanent fire station to mitigate development 
impacts.  (See Exhibit D - Draft 2016 Diablo Grande Specific Plan – Bold Strikethrough Version, 
Sections 12.11.2(A) and 12.12.1.)  

Emergency Communications Facility Tower 

The project’s mitigation measures identify the need for the developer to install an emergency 
(first responders) communications system to serve the development.  (See Exhibit I – Summary 
of Mitigation Measures.)  In 2003, the Diablo Grande Emergency Communication Facility Plan 
was approved by Diablo Grande, WSFPD, Stanislaus Consolidated Fire, Stanislaus Regional 9-
1-1, County Public Works, Sheriff’s Office, and County Planning.  The Plan set out the elements
of the emergency communications facilities, its capabilities, and future expansion of the
communication facilities and acknowledged the developer’s financial responsibility for required
improvements and eventual transference to the County.  Improvements were made; however,
the communications system was never made fully operational nor was it transferred to the
County.

In 2015, World International and Stanislaus Regional (SR) 9-1-1 entered into an Agreement 
which spelled out the terms for the construction, funding, management, and assumption of 
responsibility for the emergency communications facility.  The Diablo Grande Emergency 
Communications Facilities Financing Agreement was adopted by the Consolidated Emergency 
Dispatch Agency Commission on August 19, 2015.  As per the Agreement, SR 9-1-1 has taken 
physical responsibility of the communications facility with World International having provided 
the funds for the Phase I upgrades, completed in 2016, and the Phase 2 funding to be paid prior 
to issuance of the 2,000 building permit (See Exhibit F – August 19, 2015, Diablo Grande 
Emergency Communications Facilities Agreement.) 
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GENERAL PLAN CONSISTENCY 

The Community of Diablo Grande has a General Plan designation of Specific Plan reflecting the 
adopted Diablo Grande Specific Plan.  A Specific Plan was utilized for development of Diablo 
Grande as the project fell within a special study area defined by the Stanislaus County Specific 
Plan Guidelines as having a very large single ownership or multiple ownership land 
development in a complex developing area.   

California Government Code Section 65453 states: 

(a) A specific plan shall be prepared, adopted, and amended in the same manner as a
general plan, except that a specific plan may be adopted by resolution or by ordinance
and may be amended as often as deemed necessary by the legislative body.

In accordance with the Stanislaus County Specific Plan Guidelines, prior to approving an 
amendment to a Specific Plan, the following findings supported by adequate evidence shall be 
made that the plan: 

1. Is consistent with the maps, goals and policies of the General Plan.
2. Helps to achieve a balanced community to promote health, safety and general

welfare.
3. Results in development of character which will not be detrimental to existing and

proposed development in the surrounding area.
4. Contributes to a balance of land uses so that local residents may work and have

available services and goods in the larger community in which they live.
5. Addresses the environmental and aesthetic assets of the community.
6. Demonstrates long-term and short-term availability of those services necessary to

serve the development and that they will be provided at no net expense to  public
agencies.

7. Demonstrates a design superior to that which could be attained through the
traditional permit process. Include here specific evidence to support any
requested variations to Stanislaus County zoning and/or subdivision regulations.

Staff believes that these findings can be made.  The proposed changes are consistent with the 
General Plan, help to achieve balanced land uses and a balanced community (various 
residential and employment opportunities), and will not be detrimental to existing and proposed 
development.  No new impacts were identified and any impacts associated with new 
construction (infrastructure, County, school district, or other services) will continue to be 
mitigated through the payment of public facilities fees, improvements, and additional 
development fees identified in the project’s environmental impact reports and previously 
adopted mitigation measures/conditions of approval for this project.  Services specific to Diablo 
Grande will continue to be provided by Western Hills Water District, the Diablo Grande 
Residential and Commercial Owners Associations, and the developer. Moreover, the proposed 
revisions to the Specific Plan will result in greater conservation of environmentally sensitive and 
aesthetically pleasing acreage, which would have become residential lots under the previous 
Specific Plan text.  Finally, development modifications via specific plan amendment are superior 
to traditional zoning because the development has unique topography requiring special design 
standards.  Additionally, all development beyond the guard shack is managed by the 
development owner.  In other words, Stanislaus County agencies are not responsible for 
provision of infrastructure or the majority of services.  Consequently, all proposed modifications 
are consistent with the goals and policies of the Diablo Grande Specific Plan and Phase One 
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Preliminary Development Plan and, as such consistent with the goals and policies of the County 
General Plan. 

ZONING ORDINANCE CONSISTENCY 

The Community of Diablo Grande is zoned Specific Plan No. 1 (S-P (1)) with specific 
development regulations and design standards applicable to the project’s land use zones 
reflected in the adopted Diablo Grande Specific Plan.  The uses permitted in the S-P (1) zoning 
district are those allowed in the approved Diablo Grand Specific Plan.  Any amendment to the 
Diablo Grande Specific Plan will apply to the S-P (1) zoning district.  

ENVIRONMENTAL REVIEW 

As discussed in the “Background” section of this report, the EIR for the Diablo Grande Specific 
Plan was certified by the Stanislaus County Board of Supervisors on October 26, 1993.  In 
response to a subsequent lawsuit, the EIR was found to be sufficient in all respects with the 
exception of the discussion of long-term water sources.  Consequently, a Water Resources Plan 
and a Supplemental EIR identifying the Berrenda Mesa/Kern County Water Agency as the water 
source for the project was prepared.  On December 7, 1999, the Board of Supervisors re-certified 
the original Diablo Grande EIR, certified the Water Resources Plan Supplemental EIR and re-
adopted the Diablo Grande Specific Plan.  In 2004, a third EIR was adopted in conjunction with a 
Specific Plan Amendment allowing installation of a wastewater conveyance line to convey 
wastewater from the project site to the Patterson Wastewater Quality Control Facility as opposed to 
previous plans to treat all project wastewater on-site.  

Pursuant to the California Environmental Quality Act (CEQA), the proposed project’s Early 
Consultation and Addendum to the EIR were circulated to all interested parties and responsible 
agencies for review and comment.  Referral responses, received as a part of the Early 
Consultation, did not indicate that the proposed amendment would trigger any new or greater 
impacts to the environment and no significant issues were raised.  (See Exhibit G – September 
28, 2015, Addendum to the Diablo Grande SP EIR and Exhibit J - Environmental Review 
Referrals.)  Impacts to services resulting from further development will continue to be addressed 
via: 1) Agreements with SR 9-1-1 and WSFPD, as previously discussed, and 2) collection of 
development fees, such as impact, fire, and mitigation fees, collected as a part of the building 
permit process, and 3) fees collected by the Diablo Grande Commercial and Homeowner’s 
Associations and the Western Hills Water District for the provision of services.  All previous 
environmental documentation and administrative records for the Diablo Grande project are 
hereby incorporated by reference into this staff report as supporting documentation.   

Public Resources Code Section 21166 states, “When an environmental impact report has been 
prepared for a project pursuant to this division, no subsequent or supplemental environmental 
impact report shall be required by the lead agency or by any responsible agency, unless one or 
more of the following events occur: 

(a) Substantial changes are proposed in the project which will require major revisions of the
environmental impact report.

(b) Substantial changes occur with respect to the circumstances under which the project is
being undertaken which will require major revisions in the environmental impact report.

(c) New information, which was not known, or could not have been known at the time the
environmental impact report was certified as complete, becomes available.”
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The proposed text amendments reflect previously studied and completed improvements, 
acknowledge the closure of The Legends Golf Course, and result in a decrease in larger lots on 
the development’s hillsides and an increase in density on the Diablo Grande valley floor.  Lots 
will be smaller, situated on previous golf greenways, with views of the surrounding hills, and 
proximate access to trails and open space.  As a result, project impacts associated with 
constructing on hillsides will be less than what was contemplated in the project EIR.  The PDP 
zoning map has been updated to reflect the proposed changes.  Staff has determined, based on 
circulation and review of the project and the project Addendum to the previously certified EIRs 
that the proposed changes are not substantial nor does new information, the closure of The 
Legends Golf Course, increased density, and reorganization of the Phase I PDP land use 
designations map, cause additional impacts that would require preparation of an Additional or 
Supplemental EIR.    

Existing Mitigation Measures will continue to apply to the project and are sufficient to mitigate 
project impacts.  (See Exhibit I – Summary of Mitigation Measures.) 

****** 

Note:  Pursuant to California Fish and Game Code Section 711.4, all project applicants subject 
to the California Environmental Quality Act (CEQA) shall pay a filing fee for each project; 
therefore, the applicant will further be required to pay $3,135.25 for the California Department of 
Fish and Wildlife (formerly the Department of Fish and Game) and the Clerk Recorder filing 
fees. The attached Conditions of Approval ensure that this will occur. 

Contact Person: Rachel Wyse, Senior Planner, (209) 525-6330 

Attachments: 
Exhibit A - Findings and Actions Required for Project Approval 
Exhibit B - Maps 
Exhibit C - Diablo Grande 2016 Specific Plan Amendment Overview 
Exhibit D - Draft 2016 Diablo Grande Specific Plan – Bold and Strikethrough Version 
Exhibit E - January 19, 2017, Fire Service Improvement Agreement 
Exhibit F - August 19, 2015, Diablo Grande Emergency Communications Facilities  

Agreement 
Exhibit G - September 28, 2016, Addendum to the Diablo Grande SP EIR  
Exhibit H - Diablo Grande Environmental Impact Reports* 

• 1992 Diablo Grande Draft EIR

• 1992 Diablo Grande Final EIR

• 1992 Mitigation Monitoring and Reporting Plan

• 1998 Water Resources Plan Draft SEIR

• 1998 Water Resources Plan Final SEIR

• 2004 Sewer Final EIR
Exhibit I - Summary of Mitigation Measures 
Exhibit J - Environmental Review Referral 

*Note: Copies of all Exhibits D & H in their entirety have been provided to each member of the
Planning Commission as part of the April 6, 207, Planning Commission Agenda packet.
I:\PLANNING\STAFF REPORTS\SPA\2015\SPA PLN2015-0123 - DIABLO GRANDE 2016\PLANNING COMMISSION\APRIL 6, 2017\STAFF REPORT\STAFF REPORT_DG.DOCX
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Exhibit A 
Findings and Actions Required for Project Approval 

NOTE: 
The proposed project must obtain approval from the Stanislaus County Board of Supervisors. 
The Planning Commission may make a recommendation to the Board. Should the 
Commission support the project, the Commission may recommend the following: 

Based Upon the Record of Proceedings Find That: 

1. Specific Plan Amendment:

A. Is consistent with the maps, goals, and policies of the Stanislaus County
General Plan, adopted in August 2016.

B. Helps to achieve a balanced community to promote health, safety, and
general welfare.

C. Results in development of character which will not be detrimental to
existing and proposed development in the surrounding area.

D. Contributes to a balance of land uses so that local residents may work
and have available services and goods in the larger community in which
they live

E. Addresses the environmental and aesthetic assets of the community.

F. Demonstrates long-term and short-term availability of those services
necessary to serve the development and they will be provided at no net
expense to public agencies.

G. Demonstrates a design superior to that which could be attained through
traditional permit process.  Development standards are unique to the
topography and allow for attached dwellings, “zero” lot lines, lot coverage
based on lot area, minimum lot sizes of 2,880 square feet, fencing
materials and setbacks based on the viewshed.

2. The proposed revisions to the Diablo Grande Specific Plan are consistent with the
Specific Plan General Plan designation.

3. An Addendum to the previously certified Environmental Impact Report rather than a
supplement to the EIR or a subsequent EIR comply with the requirements of CEQA
because:

A. There are no substantial changes proposed in the project involving new
significant environmental effects or a substantial increase in the severity of
previously identified significant environmental effects that will require major
revisions of the environmental impact report.

B. There are no substantial changes occurring with respect to the circumstances
involving new significant environmental effects or a substantial increase in the
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severity of previously identified significant environmental effects which will 
require major revisions in the environmental impact report. 

C. No new information, which was not known, or could not have been known at the
time the environmental impact report was certified as complete, has become
available involving significant environmental effects or a substantial increase in
the severity of previously identified significant environmental effects, or involving
mitigation measures or alternatives previously found to be infeasible but not
found to be feasible or identifying mitigation measures or alternatives different
from those previously analyzed in the prior EIR and would substantially reduce
one or more significant environmental effects.

4. Find that the currently approved Mitigation Monitoring and Reporting Plan address all
impacts and mitigation measures and will remain in effect.

5. Adopt the Addendum to certified Environmental Impact Report prepared for the Specific
Plan changes on the basis of the record of proceedings and that the conditions identified
in CEQA Guideline section 15162, requiring a supplement to an EIR or subsequent EIR
are not present and that the Addendum to the project EIRs reflects Stanislaus County’s
independent judgement and analysis.

6. Order the filing of a Notice of Determination with the Stanislaus County Clerk-Recorder’s
Office pursuant to Public Resources Code Section 21152 and CEQA Guidelines Section
15094.
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Diablo Grande 2016 Specific Plan Amendment Overview 

The Diablo Grande community was originally envisioned as a 30,000 acre development 

consisting of five villages, 6 golf courses, 5,000 homes, and a resort conference center designed 

to attract conferences where participants could play golf on a number of world class golf courses 

over the course of a week.  This project was submitted to Stanislaus County in 1991 for 

processing, and approved by the Board of Supervisors in 1993.  That approval consisted of the 

Diablo Grande Specific Plan (“Specific Plan”), and its environmental impact report (EIR) and 

mitigation monitoring and reporting plan (MMRP).  

The Diablo Grande Specific Plan provides that it should be revisited approximately every 

five years for an update.  The Diablo Grande Specific Plan also recognizes that residential units 

could shift between villages.  

After the initial approval in 2003, and over the course of the next five years, a number of 

lawsuits were litigated which culminated in the requirement that a Water Resources Plan and 

Water Resources Plan EIR be prepared on the project, and with those documents in place, the 

project was reapproved in 1998 and then again on December 7, 1999, but only as to the Phase 1 

Preliminary Development Plan (PDP) for Oak Flat Village, which then consisted of a project 

permitting the construction of approximately 2,000 units and two (2) golf courses on around 

2,300 acres.  The Specific Plan (Page 33) states: 

To provide internal flexibility without significantly altering the potential impacts of the 

total project, it is proposed that a dwelling unit transfer of up to 15% to or from each Village be 

permitted without the need for amendment to the Specific Plan. 

And the adopted EIR (Page III-13) for the project sets forth: 

Based on the 15% density transfer, the number of units within each Village range as 

follows: Village 1, 1,870 to 2,530 units;  

In 2004 and 2005, minor amendments were made to the Diablo Grande Specific Plan. 

These amendments were adopted and found consistent with the existing project environmental 

review.  The 2005 amendment, adopted on April 5, 2005, provided a reintroduction of the project 

and was considered the first project update, as it occurred about five years after the project 

reapproval in December of 1999.  

In 2008, the great recession hit the Central Valley, California, the United States and the 

World.  This great recession resulted in substantial changes in the housing market, and the 

availability of money to buy homes.  A number of communities faced difficulties as home prices 

plummeted and foreclosures increased.  In 2008 the Diablo Grande project was placed into 

bankruptcy and acquired by World International (“World”).  World now owns the Diablo Grande 
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project, and has managed it for the last seven plus years, consistently funding short falls related 

to golf course operations, the Western Hills Water District operational budget, and servicing the 

bonded indebtedness on the project left by prior ownership.  In 2014, the possibility of 

development at the project site began to increase, but simultaneously, substantial drought 

restrictions came into play that affected the project.   

In 2015, detailed market analyses, community outreach, and an overall project evaluation 

was performed and it became apparent that two things needed to occur to keep the project viable.  

First, the Specific Plan was long overdue for a five year update, and second, while the Western 

Hills Water District had done a great job utilizing its water, and had acquired enough water for 

the full Phase 1 PDP development, golf course play was down, and valuable water supplies were 

being used on a course with minimal play, so The Legends Golf Course (one of two golf courses 

in Phase 1) was permanently closed.  

Based upon this research, the permanent closing of The Legends Golf Course, and 

existing water and sewer capacity for the project site, the new Phase 1 PDP was prepared.  This 

new Phase 1 PDP, at an estimated buildout of 2,354 residential units, right sizes the project to 

today’s market, stays within the 15% unit shift allowed by the Specific Plan between villages 

(within the EIR identified range of 1,870 to 2,530 units), is consistent with the project’s 

environmental review documents, falls within the water, sewer and traffic generation rates set 

forth in the original project EIR, and retools the project to a more market viable land use mix to 

create project viability and sustainability.  

The 2016 changes cluster residential into tighter areas, resulting in less grading at the site, 

and all fall entirely within the currently zoned Phase 1 Preliminary Development Plan area.  

These changes also result in more open space and change the Diablo Grande project from what 

was originally envisioned as an exclusively golf course oriented community, to a combination 

golf, open space, and active hiking community.  Numerous trails have now been created at the 

project site and are currently in use by project residents.  

With this background, the 2016 Specific Plan Amendment (2016 SPA) as proposed is not 

a complete rewrite of the Diablo Grande Specific Plan, but rather an update.  Chapters 1-3, 5 and 

6 of the Diablo Grande Specific Plan provide overall policies and guidance relative to 

development.  These chapters remain generally untouched, as they track closely with the adopted 

EIR.  As policy level chapters, they are general in nature and provide an overall project vision.  

Rather than revisit, retool and update each and every section related to future possible 

development at the site, these chapters remain true to the initial project vision with only major 

changes being updated.  Examples of such changes are:  

1) The recognition that The Legends Golf Course is closed.  The closing of The Legends

Golf Course is a significant change in the Phase 1 area as it is now being changed from two golf 
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courses to one.  This change is important enough to be included in the policy chapters of the 

Specific Plan and is clearly identified;  

2) The policy chapters of the Specific Plan originally identified ownership of the

emergency communication system as a project responsibility.  Since the time, negotiations have 

occurred whereby World provided the funding necessary for Stanislaus Regional 911 (SR911) to 

update and construct a full and complete community emergency communication system, and to 

own and operate it.  As such, this is a substantial change that is made to the policy chapters of the 

Specific Plan;  

3) Since the last Specific Plan update, an agreement was reached with the City of

Patterson in 2004 to convey Phase 1 sewage to the City of Patterson, up to 750,000 gallons per 

day.  This is a substantial change in how sewer is provided to the project, and the lines and 

connections have been constructed such that this conveyance system now exists.  City of 

Patterson prepared all appropriate environmental documentation for this connection, so the 

policy chapters of the Specific Plan have been revised to recognize this change; and,  

4) The changes to the Phase 1 PDP result in a greater mix of residential unit types, to

react to the market, and the Land Use Designations in the document have been modified to 

provide a broader range of lot sizes and types.  

While these changes are necessary to clearly show what is occurring with the update, the 

general policy statements, overall discussion, tables and original project analysis have not been 

updated, so they continue to track the analysis in the adopted EIR.  The Phase 1 PDP unit count 

falls within the plus or minus 15% authorized by the Specific Plan and EIR range of 1,870 to 

2,530 units, and no development can occur beyond Phase 1 without full and complete 

environmental review on such future phase of development.  The 2005 amendment and 

reintroduction of the Specific Plan addressed the issue the same way, and now, ten (10) years 

later, the changes are being addressed in exactly the same fashion to maintain the consistency 

between the Specific Plan, the EIR, the Water Resources Plan EIR, and the environmental 

review (Addendum) prepared on the sewer line extension.  

As to the main changes to the project, the regulatory sections of Specific Plan, 

specifically chapter 4 (which identifies the zoning designations, lot sizes, setbacks, lot coverage, 

and other zoning level information) have been thoroughly updated, as well as chapter 7 (the 

Phase 1 PDP) which discusses the new land plan for Phase 1 (Oak Flat Village).  These revisions 

will allow development of land uses within the Phase 1 PDP, fall within the 15% range identified 

in the Specific Plan and EIR for lot increase or decrease, and provide land uses and designations 

consistent with the current market analysis and the expected buyer profile, updating the current 

land plan that is now almost 25 years old.  This new analysis shows unit counts and types in each 

category, and the new Phase 1 PDP is proposed to be adopted, and will be consistent with the 

zoning standards set forth in chapter 4.  
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As with the 1999 approvals, the expectation is that the Specific Plan will be adopted, and 

found consistent with the existing EIR through an Addendum process, and that only the Phase 1 

PDP project will be authorized to proceed.  Prior to development of any projects outside of the 

Phase 1 (Oak Flat Village) PDP area, a new PDP would need to be prepared, submitted to the 

County for review, full environmental review would need to be completed, services would need 

to be affirmed, and only then could the Board of Supervisors approve such development.  The 

amended Specific Plan as proposed still recognizes the possible development on the remainder of 

the property, but is clearly focused on completing the development of Phase 1 PDP within Oak 

Flat Village.  
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Exhibit D – Diablo Grande 

Specific Plan – Bold Strikethrough Version 

Copies of the Diablo Grande (red-lined) Specific Plan 
are available for review at the County Planning 
Department Office or on the County’s website at:  

http://www.stancounty.com/planning/pl/act-projects.shtm 

***Copies of Exhibit D have been provided to each member of 
the Planning Commission as part of the April 6, 2017, 
Planning Commission Agenda packet.  
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EXHIBIT EPC-22

RECORDING REQUESTED BY 
RECORDED MAIL: 

West Stanislaus County Fire Protection District 
344 West Las Palmas Avenue 
Patterson, California 95363 

EXEMPT from recording fee pursuant to Government Code Section 27383 

FIRE SERVICE IMPROVEMENT AGREEMENT 

This FIRE SERVICE IMPROVEMENT AGREEMENT ("Agreement"), is made by 
and between THE WEST STANISLAUS COUNTY FIRE PROTECTION 
DISTRICT, hereinafter referred to as "District," and WORLD INTERNATIONAL, 
LLC, a Delaware limited liability company (hereinafter "Developer") and is 
effective this ..9..:!.!:_ day of Jtanuo..r'/ , 2017 ("Effective Date"). 

RECITALS 

WHEREAS, the Stanislaus County ("County") Board of Supervisors 
adopted the Diablo Grande Specific Plan on December 7, 1999 along with the 
Preliminary Development Plan for Phase 1 (Tentative Map 97-01) of the Diablo 
Grande Project (the "Project"); and, 

WHEREAS, mitigation measures applicable to the Project from the DEIR 
dated August 31 , 1992 and the FEIR dated June 15, 1993 were readopted by the 
County Board of Supervisors on December 7, 1999; and, 

WHEREAS, the mitigation measures readopted by the County Board of 
Supervisors on December 7, 1999 contained a mitigation measure requiring 
Developer to provide a reliable public safety communications system within the 
Project (Fire Protection mitigation measure No. 5); and, 

WHEREAS, subsequent environmental reviews occurred on the Project 
including modifications to the Specific Plan in 2000, 2004 and 2005, some of which 
also included maps to allow for additional residential subdivision projects; and, 

WHEREAS, Revised Conditions of Approval for Tentative Map 97-01 ; 
Diablo Grande Unit 1, 336 Lot Subdivision dated March 30, 2004, contained 
Condition of Approval No. 45 ("Condition No. 45") which required Developer to 
provide a reliable public safety communications system within the Project and 
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expanded upon the original mitigation measure for the Project (Fire Protection 
mitigation measure No. 5); and, 

WHEREAS, the Project public safety communications system was found 
to be below the appropriate level of operational acceptability by both the District 
and County Sheriff; and, 

WHEREAS, the District incurred attorneys fees related to the 
communications system issue; and, 

WHEREAS, the County Board of Supervisors approved Tentative Map 
Application 2005-09 with Amended Conditions of Approval on May 9, 2006, for the 
Mountain View Estates Project, which is located within Phase 1 of the Project; and, 

WHEREAS, Tentative Map 2005-09 was subject to Amended Conditions 
of Approval, one of which was Condition of Approval No. 37 ("Condition No. 37") 
which requires, prior to issuance of Developer's 501 51 building permit, the 
completion of a permanent fire station, and the transfer of the permanent fire 
station site and building ownership to the District; and, 

WHEREAS, the permanent fire station has not yet been built, and 
Condition No. 37 has not been satisfied; and, 

WHEREAS, there is an existing, temporary fire station within the Project 
that the District is utilizing to provide fire and life safety services within the Project 
area; and, 

WHEREAS, the temporary fire station will require improvements 
("Temporary Station Improvements") in order for the District to provide adequate 
fire and life safety services to the Project area until completion of the permanent 
fire station; and, 

WHEREAS, on December 17, 2015, the District and Developer met to 
discuss requirements for the Project and agreed to the terms of the purchase of a 
site for the permanent fire station; and, 

WHEREAS, the site for the permanent fire station has been determined; 
and, 

WHEREAS, Developer is currently processing a Specific Plan 
Amendment to modify the Phase 1 Preliminary Development Plan (SPA No. 
16-01) through Stanislaus County ("County"); and, 

WHEREAS, it is in the best interest of the Parties to finalize the 
Temporary Station Improvements and to complete plans and construction of the 



PC-24

Fire Service Improvement Agreement 
Diablo Grande 
Page 3 

new permanent fire station ("Permanent Station Improvements") in order for the 
District to provide continuously adequate fire services to the Project and for 
Developer to proceed with development of the Project; and, 

WHEREAS, the District Board considered a comprehensive proposal to 
identify specific tasks to accomplish the transfer of the permanent fire station site, 
Temporary Station Improvements, and a plan for construction of the permanent 
fire station at its regular District Board meeting on June 13, 2016; 

NOW, THEREFORE, for and in consideration of the agreement of 
Developer to complete the agreed-upon Temporary Station Improvements, and in 
order to ensure satisfactory performance of the Temporary Station Improvements 
by Developer and satisfaction of the District's provision of fire and life safety 
services to the Project, the Parties agree as follows: 

1. Purchase of Property for Fire Station. The District will pay Developer 
Two Hundred Thousand Dollars ($ 200,000.00) for the purchase of the designated 
fire station site within the Project, which purchase price will be reduced according 
to the terms set forth in this Agreement. 

A. Developer shall be responsible for the unpaid remainder of legal 
costs incurred by the District related to the communications system 
in the amount of $7,273.70. This amount shall be a credit to the 
District against the purchase price which will reduce the purchase 
price to $192,726.30. 

B. District will hire Tim Huff to prepare plans to upgrade the existing 
temporary fire station in the amount of $5,850.00 which shall further 
reduce the purchase price of the designated fire station site to 
$186,876.30. 

C. The Parties agree that the District may make the needed Temporary 
Station Improvements to the existing fire station located within the 
Project at 20899 Vineyard Way, City of Patterson, in the event 
Developer has not made the Temporary Station Improvements 
identified in paragraph 2(A) , and any amount expended by the 
District will reduce the amount due under this Paragraph for the 
purchase of the new site parcel. 

D. District will pay Tim Huff $8,000.00 to prepare the design study for 
the permanent fire station which reduces the purchase price to 
$178,876.30. 

E. Developer shall be responsible for legal fees and expenses incurred 
in forming and resolving the content of this Agreement in the amount 
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of $9,500.00 This amount shall be a credit to the District against the 
purchase price which will reduce the purchase price to $169,376.30. 

F. Commencing upon completion of the temporary station 
improvements and acceptance by District, for each newl~ permitted 
residence within the Project constructed beyond the 500 permitted 
building threshold , the District will pay Developer One Thousand 
Dollars ($1 ,000.00) payable at the end of the calendar year until the 
purchase price has been satisfied. No interest will be charged or paid 
on any unpaid balance. 

2. Satisfaction of Project Conditions of Approval. Below is a list of the 
obligations of Developer as agreed upon by the Parties to satisfy Condition No. 37: 

A. Temporary Station Improvements. Within sixty (60) days after the 
effective date of this Agreement, or sooner, Developer will commence to 
make the following Temporary Station Improvements and said 
Temporary Station Improvements shall be completed to District 
satisfaction no later than September 1, 2017: 

1. Upgrade temporary electrical service to permanent, 200 amp 
service minimum; and, 

2. Install interior restroom and interior storage room that is ADA 
compliant and meets the need of the District consistent with the 
plans prepared by Tim Huff pursuant to Paragraph 1 (B); and , 

3. Provide walkways and parking that meets ADA requirements; and, 

4. Install cement or asphalt connecting the apparatus apron to the 
driveway approach engineered to withstand loads imposed by fire 
apparatus; and , 

5. Install exterior lighting to meet District's needs. 

6. These Temporary Station Improvements may be made by District 
subject to Paragraph 1 (C) and Paragraph 21 (in the event of a 
breach by Developer) and the amount expended by District will be 
deducted from the purchase price of the property for the permanent 
fire station. 

7. Developer presently owns sixty-six (66) parcels within the Project 
which are vested and which may be developed. No further permits 
will be issued for development within the Project until the Temporary 
Station Improvements are completed and accepted by District. 
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8. Upon completion of the Temporary Station Improvements to the 
District's satisfaction, the building permit level shall be raised from 
500 to 600 not including the 100 lots provided to Developer as set 
forth in Paragraph 2(C)(4). 

9. District shall continue to utilize and possess the temporary fire 
station to provide fire and life safety services within the Project area 
until such time as the permanent fire station is constructed and ready 
for use by District. 

B. Lease of Residence for Paid-Call Firefighters. Developer currently rents 
the residence directly cross the street from the temporary fire station to 
house District paid-call firefighters. If at any time prior to the occupancy 
of the new permanent fire station , the lease agreement is terminated, 
Developer shall provide temporary onsite housing (in the form of a 
Modular home) suitable and acceptable to the District. 

C. Permanent Fire Station. Developer will accomplish the following 
regarding the permanent fire station to be constructed within the Project: 

1. Developer will pay for and perform a Phase I Environmental 
Impact Review of the permanent fire station site; and, 

2. Developer will provide clear title clearance for the permanent fire 
station site parcel; and, 

3. Developer will prepare a Grant Deed to convey the permanent fi re 
station site to District, upon execution of this Agreement or within a 
reasonable time thereafter. The Grant Deed and associated 
documents are subject to District approval, which shall not be 
unreasonably withheld ; and, 

4. Upon completion of the Temporary Station Improvements and 
Paragraph 2(C)(3), District authorizes the issuance of 1 00 additional 
building permits above 500 excusively to Developer to be utilized at 
Developer's discretion; and, 

5. Tim Huff shall prepare the design study for the permanent fire 
station, which District shall pay for in the amount of $8,000.00 as set 
forth in Paragraph 1 (E). North Star Engineering shall assist Huff with 
the design study and Developer shall pay North Star Engineering. 

6. Once the design study is completed and acceptable to the District, 
Developer shall increase the Fire District Fee to $1 .00 per square 
foot for all future lots at Diablo Grande currently owned by Developer 
(1 ,619 future lots and approximately 66 existing lots). This increase 
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in the Fire District Fee will generate approximately $4,200,000.00 in 
Fire Fees in addition to existing fees collected from approximately 
500 permits previously issued and an additional 68 for mapped lots 
owned by D.R. Horton. 

7. Developer agrees to be bound to deliver road, water and sewer 
services to the permanent fire station site concurrent with permanent 
fire station construction. 

8. Upon completion of the Temporary Station Improvements identified 
in Paragraph 2(A), and dedication of the permanent fire station site 
parcel identified in Paragraph 2(C)(3), and adoption by Stanislaus 
County of the Fire District Fee increase identified in Paragraph 
2(C)(6), District agrees to remove the building permit limitation as set 
forth in Condition of Approval No. 37, and District agrees no future 
building permit limitation will be requested for development of the 
future lots identified in Paragraph 2(C)(6), and District shall design 
and construct the permanent fire station on its own schedule. 

9. Upon completion of the permanent fire station, the Parties shall 
discuss 24/7/365 staffing needs and funding mechanisms. 

D. Developer and its successors in interest shall remain liable for all 
conditions of approval associated with the Project Specific Plan and any 
amendment thereto in addition to the original environmental review of 
the Project and any supplemental or subsequent EIR conditions or 
addendums to any environmental analysis containing additional 
conditions except as otherwise provided in this Agreement. 

3. Permits. Developer shall obtain the necessary permits and approvals 
necessary for the Temporary Station Improvements as described in Paragraph 
2(A). 

4. Approval of Existing Fire Station Plans. The plans and specifications for 
the existing fire station must be reviewed and approved by the District prior to 
submission to the County for the purpose of obtaining the necessary permits. The 
District agrees to the following with respect to its review of those plans and 
specifications: 

A. The District will review such plans and specifications and provide written 
comments to Developer within thirty (30) business days after receipt of 
plans and specifications; and, 

B. The District will reasonably cooperate with Developer in efforts to obtain 
the necessary permits; and, 
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C. Such plans and specifications approved by the District and 
subsequently authorized for construction pursuant to a County Building 
Permit are hereinafter referred to as the "Approved Temporary Station 
Improvement Plans". 

5. Performance of Work. Developer, at its sole expense, shall engage one 
(1) or more licensed general contractors and/or subcontractors (hereinafter 
"Contractors") and shall cause the Temporary Station Improvements shown in the 
Approved Temporary Station Improvement Plans to be constructed in a good and 
workmanlike manner, including any changes to those Plans required by the 
County and/or the District for any reason and at the sole reasonable discretion of 
the County and/or District. Developer shall cause the Temporary Station 
Improvements to be performed at the places, with the materials, in the manner, 
and at the grades as shown upon the Approved Temporary Station Improvement 
Plans. 

6. Work: Milestone for Completion of Temporary Station Improvements: 
Prior to the issuance of a final Certificate of Occupancy for the Temporary Station 
Improvements, the Temporary Station Improvements shall be completed to the 
satisfaction of the District and County as evidenced by a Certificate of Completion 
filed with the County Recorder's Office. In the event that one or more of the 
Temporary Station Improvements are not completed prior to the time that the 
Developer seeks District approval for occupancy of the existing fire station, the 
District shall not unreasonably withhold issuance of the Certificate of Occupancy if 
the District Engineer determines that Developer has made a good faith effort and 
exhausted all reasonable solutions towards completion of said Temporary Station 
Improvements. 

7. Time is of Essence - Extension: Time is of the essence for the 
completion of the Temporary Station Improvements, however, in the event "good 
cause" is shown therefore, District may extend the time for commencement or 
completion of the Temporary Station Improvements so as to not unreasonably 
withhold a Certificate of Occupancy for the Project. The District Engineer shall be 
the sole and final judge as to whether or not good cause has been shown to entitle 
Developer to an extension. 

8. Repairs and Replacements. Developer shall cause the replacement or 
have replaced, repair or have repaired, as the case may be, or pay to the District, 
the entire cost of replacements or repairs, of any and all District property damaged 
or destroyed by reason of any work done hereunder, whether such property be 
owned by the United States or any agency thereof, or the State of California, or any 
agency or political subdivision thereof, or by the District or by any public or private 
corporation, partnership or association, or by any person whomsoever, or by any 
combination of such owners. Any such repair or replacement shall be to the 
satisfaction and subject to the approval of the said District's Engineer. 
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9. Permitsi Compliance With Law. Developer shall cause, at its sole 
expense, all permits and licenses necessary for the approval and construction of 
the temporary fire station to be obtained and shall cause all necessary notices to 
be issued and all required fees and taxes to be paid . Developer shall cause the 
furnishment of proof of the required workers' compensation insurance coverage 
prior to the Developer's commencement of activities in conjunction with the 
Temporary Station Improvements. 

10. Superintendence By Contractor. Developer shall cause the Developer to 
provide personal superintendence and/or by a superintendent of sufficient 
competence in the judgment of the District on the temporary fire station work site at 
all times with authority to act for Developer. 

11 . Inspection By District. Developer shall at all times maintain proper 
facilities and provide safe access for inspection by District to all parts of the work 
upon the Temporary Station Improvements, and to the shops wherein the work is 
in preparation, to assure that the work done shall be done in accordance with the 
Approved Temporary Station Improvement Plans. Inspections by District are 
solely for the benefit of District. District shall not be responsible for any defective 
work or materials which could have been discovered by Developer through 
independent inspection regardless of whether or not the District undertook such 
inspections. The Developer, at Developer's expense, shall have a registered civil 
engineer establish the horizontal and vertical control survey, if necessary, to 
construct the Temporary Station Improvements in accordance with the Approved 
Temporary Station Improvement Plans. 

12. Character Of Workers. Competent supervisor(s) and Subcontractors shall 
be employed on work requiring special qualifications and, when reasonably 
required by the District's Engineer. Any Subcontractor whose performance or 
conduct is disorderly, dangerous, insubordinate or incompetent shall be removed 
immediately from the work upon such performance or conduct becoming known to 
Developer or Developer's supervisor and such person shall not again be employed 
on the work. 

13. Status Of This Agreement With Respect To County. This A9reement 
shall not relieve Developer of obligation to satisfy Condition No. 37 with County, 
except as may be specifically agreed to by District and Developer. 

14. Indemnity And Hold Harmless. To the fullest extent permitted by law, 
Developer agrees to indemnify and hold harmless District, its elected and 
appointed officials, officers, directors, attorneys, agents (including outside 
consultants) employees, volunteers, and each of them from and against any claim 
of any person or persons, including attorneys' fees, in any way arising from the 
removal of a person or persons under Paragraph 12. This Paragraph shall survive 
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the termination or completion of this Agreement for the full period of time allowed 
by law. 

15. Securities. It is recognized by the Parties that the initial iteration of the 
Temporary Station Improvement Plans shown in Exhibit C are insufficiently 
detailed so as to provide an accurate estimate of cost. Notwithstanding this, in the 
absence of more detailed plans, Developer has agreed to provide various 
securities or to provide an irrevocable letter(s) of credit in form and amount to be 
determined by District Counsel to ensure the faithful performance of its obligations 
set forth in this Agreement. As long as the Temporary Station Improvements are 
completed under this Agreement and approved by the District, the need for 
security will not arise under this Agreement. All legal expenses incurred by District 
in reviewing and approving said irrevocable letter(s) of credit are to be paid by 
Developer in amounts that are in excess of the preliminary estimate of the cost of 
the Temporary Station Improvements. District agrees that upon finalization of the 
Temporary Station Improvements Plans and related cost estimate, the District will 
adjust the bond required by Paragraph 15(a) to reflect the final cost estimates for 
the Temporary Station Improvements. Prior to the issuance of a building permit 
(and/or "construction permit") for the Temporary Station Improvements, Developer 
shall furnish the following securities satisfactory in form to the District, if required: 

16. A Faithful Performance Bond in the amount of $ (which is 
approximately equal to 200% of the preliminary estimate of cost of the Temporary 
Station Improvements) as security for the faithful performance of all the provisions 
of this Agreement including payment in full of all persons who perform labor upon 
or furnish materials to be used in construction of the Temporary Station 
Improvements, but excluding work to be covered by the Warranty Bond. Said 
Performance Bond shall remain in effect at a minimum of sixty (60) days beyond 
the date of Notice of Completion; and, 

17. A Warranty Bond in the amount of$ (which is equal to 10% of 
the Faithful Performance Bond) as security for the warranty of all the provisions of 
Paragraph 15 of this Agreement, including the repair and reconstruction of 
defective work provisions of this Agreement. This bond shall remain in effect at a 
minimum of three hundred and sixty-five (365) days beyond the date of Notice of 
Completion; and, 

18. A surety bond in a form acceptable to the District in the amount of 
$ to cover enforcement costs in accordance with Section 66499.4 of 
the Government Code. This bond shall remain in effect at a minimum of three 
hundred and sixty-five (365) days beyond the date of Notice of Completion. 
Developer agrees to maintain such surety bonds and/or approved and applicable 
irrevocable letter(s) of credit, or cash deposit(s), or savings account(s) or other 
acceptable certificate(s) payable to the District in full force and effect consistent 
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with the terms of this Agreement, including any extensions of time as may be 
granted by the District. 

19. Title To Temporary Station Improvements. Title to, and ownership of, all 
Temporary Station Improvements constructed hereunder by Developer which are 
to be delivered to District as shown on the Approved Temporary Station 
Improvement Plans shall remain titled in Developer's name and shall not be 
transferred to District upon completion and acceptance of the Temporary Station 
Improvements by District. 

20. Repair Or Reconstruction Of Defective Work on Existing Fire Station. 
If, within a period of one (1) year after final acceptance of any work performed 
under this Agreement pertaining to the Temporary Station Improvements, and if 
District is still utilizing the existing fire station at such time, any structure or part of 
the existing fire station furnished and/or installed or constructed , or caused to be 
installed or constructed by Developer, or any of the work done under this 
Agreement pertaining to the Temporary Station Improvements, fails to fulfill any of 
the requirements of this Agreement or Approved Temporary Station Improvement 
Plans referred to herein, Developer shall, without delay and without any cost to 
District, repair or replace or reconstruct any defective or otherwise unsatisfactory 
part or parts of the work on the existing fire station. Should Developer fail to act 
promptly or in accordance with this requirement, or should the exigencies of the 
case require repairs or replacements to be made before Developer can be notified 
or act, District may, at its option, make the necessary repairs or replacements or 
perform the necessary work, and Developer shall pay to District the actual cost of 
such repairs plus fifteen percent (15%). 

21. Developer Not Agent Of District Notwithstanding any other provision of 
this Agreement, neither Developer nor any of Developer's agents, contractors 
and/or subcontractors are or shall be considered to be agents of District in 
connection with the performance of Developer's obligations under this Agreement. 

22. Cost Of Engineering And Inspection. Developer shall be responsible to 
pay 1 00% of the costs incurred by District for plan check and inspection services 
applicable to the Temporary Station Improvements. Developer shall continue to 
maintain a minimum balance of $5,000.00 in a developer deposit account with the 
District in accordance with all ordinances, rules and regulations for all inspection, 
plan review and other services performed by the District before and after the 
execution of this Agreement. Said costs for plan review, inspection, and other 
services will be the result of actual District staff time plus twenty percent (20%) 
thereof for District's overhead expenses. Should the District elect to utilize the 
services of a consultant, Developer shall pay the actual cost of the consultant's 
time, plus fifteen percent (15%) thereof for District's overhead expenses. Should 
the Developer's initial deposit for the Temporary Station Improvements drop below 
$5,000.00, District shall furnish to Developer a written statement of all actual costs 
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and overhead showing the manner in which costs were incurred or expended and 
an invoice equal to the amount needed to bring the deposit balance to a minimum 
of $5,000.00. 

23. Notice Of Breach And Default. After commencement of work upon the 
Temporary Station Improvements, if Developer refuses or fails to obtain 
prosecution of the work, or any parts thereof, with such diligence as will insure its 
completion within the time specified, or any extensions thereof, or fails to obtain 
completion of said work within such time, subject to extension, or if Developer 
should be adjudged as bankrupt, or Developer should make a general assignment 
for the benefit of Developer's creditors, or if a receiver should be appointed in the 
event of Developer's insolvency, or if Developer or any of Developer's contractors, 
subcontractors, suppliers, agents or employees, should violate any of the 
provisions of this Agreement, District's Chief or the District Board may serve 
written notice upon Developer and the applicable surety of breach of this 
Agreement, or any portion thereof, and default of Developer. 

24. Breach Of Agreement; Performance By Surety Or District. In the event 
any such notice of breach is given and surety is present, Developer's surety shall 
have the duty to take over and complete the work and the Temporary Station 
Improvements; provided, however, that if the surety, within ten {10) days after 
serving upon it such notice of breach, District may take over the work and 
prosecute the same to completion by contract or any other method District may 
deem advisable, for the account and at the expense of Developer, and Developer's 
surety shall be liable to District for any costs or damages occasioned District 
thereby, and, in such event, District without liability for so doing, may take 
possession of, and utilize in completing the work, such materials, appliances, 
plans and other property belonging to Developer as may be on the site of the work 
and necessary therefor. 

25. Insurance. Developer agrees to procure and maintain for the duration of 
this Agreement and require its subcontractors to maintain the policies set forth in 
Exhibit B entitled "INSURANCE REQUIREMENTS," which Exhibit is attached and 
incorporated by this reference. All policies, endorsements, certificates, and/or 
binders shall be subject to approval by the District as to form and content. These 
requirements are subject to amendment or waiver only if so approved in writing by 
the Parties. A lapse in any required insurance coverage during this Agreement 
shall be a breach of th is Agreement. 

Developer agrees to cause and maintain in force at all times during this 
Agreement, the provision of workers' compensation insurance as required by law. 

Developer agrees to include with all subcontractors in their subcontract the same 
requirements and provisions of this Agreement including the indemnity and 
insurance requirements to the extent they apply to the scope of the subcontractor's 
work. Subcontractors hired by Developer agree to be bound to Developer and 
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District in the same manner and to the same extent as Developer is bound to 
District under th is Agreement and any other applicable contract documents. 
Subcontractor further agrees to include these same provisions with any 
subsubcontractor. A copy of the Indemnity and Insurance provisions in th is 
Agreement will be furnished to the subcontractor upon request. The Developer 
shall require all subcontractors to provide a valid certificate of insurance and the 
required endorsements included in the Agreement prior to commencement of any 
work and will provide proof of compliance to the District. 

Developer shall require each of its consultants or subcontractors to maintain 
insurance coverage which meets all of the requirements of this Agreement. 

The policy or policies required by this Agreement shall be issued by an insurer 
admitted in the State of California. 

Developer agrees that if the aforesaid insurance is not kept in full force and effect, 
District may terminate this Agreement upon ten (1 0) days prior notice to 
Developer, unless Developer delivers evidence of insurance to District within such 
ten (1 0) day period. 

At all times during the term of this Agreement, Developer shall be required to 
maintain on file with the District a certificate or certificates of the required insurance 
as set forth in Exhibit B showing that the required insurance policies are in effect in 
the required amounts. 

It shall be a requirement under this Agreement that any available insurance 
proceeds broader than or in excess of the specified minimum insurance coverage 
requirements and/or limits shall be available to the additional insured. 
Furthermore, the requirements for coverage and limits shall be the greater of (1) 
the minimum coverage and limits specified in this Agreement, or (2) the broader 
coverage and maximum limits of coverage of an insurance policy or proceeds 
available to the named Insured. 

Developer shall name the District as additionally insured as required in Exhibit B. 

26. Indemnification Of District. To the fullest extent permitted by law, 
Developer agrees to indemnify, hold harmless and shall defend (with legal counsel 
selected by the District) , the District, its elected and appointed officials, officers, 
directors, attorneys, agents (including outside consultants) , employees, volunteers 
and each of them from and against any and all claims, demands, costs or liability 
that arise out of, or pertain to, or relate to the Developer's performance of its 
obligations under this Agreement. Developer acknowledges that District would not 
enter into this Agreement in the absence of the commitment of Developer to 
indemnify and protect District as set forth in this Paragraph. This indemnity does 
not apply to liability for damages to the extent arising from the sole negligence, the 
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active negligence, or the willful acts of the District. This Paragraph shall survive 
the termination or completion of this Agreement for the full period of time allowed 
by law. 

27. Notice Of Condition Of Property. Developer will at all times from the 
effective date of this Agreement to the completion and acceptance of said work or 
Temporary Station Improvements by the District, give good and adequate warning 
of each and every dangerous condition caused by the construction of said 
Temporary Station Improvements and will protect the travel ing public therefrom. 

28. Control Of Real Property Reserved For Installation. Developer 
warrants that it will diligently work to obtain control of the real property reserved , or 
needed for the installation of the Temporary Station Improvements, and the streets 
in which it is to be placed, as is necessary to allow it to carry out its obligations 
under this Agreement, and District agrees to reasonably cooperate with Developer 
in connection with the same. 

29. Payment Of Reasonable Attorneys' Fees. Should legal action be 
brought by District to enforce any provision of this Agreement, the Developer 
agrees to pay District its actual attorneys' fees, court costs, and other litigation 
expenses incurred by District in successfully enforcing any obligations or rights 
created by this Agreement, including, without limitation, expenses incurred in 
preparation and discovery, expert witness fees and expenses relating to appeals, 
if any. The entitlement of District to recover such fees, costs and expenses shall 
accrue upon the commencement of the action regardless of whether the action is 
prosecuted to judgment. 

A Developer agrees to reimburse the attorney's fees incurred by District 
related to the enforcement of Project Condition of Approval No. 45 which 
required Developer to provide a reliable public safety communications 
system within the Project within thirty (30) days after being notified by 
the District of that amount. 

30. Notices. All notices herein required shall be in writing and delivered in 
person or sent by registered or certified mail, return receipt requested . If given by 
registered or certified mail, the same shall be deemed to have been given and 
received on the first to occur of (i) actual receipt, or (ii) five (5) days after a 
registered or certified mail containing such notice, properly addressed, with 
postage prepaid, is deposited in the United States mail. If personally delivered, 
notice shall be deemed to have been given when delivered to the party to whom it 
is addressed. 

Notices required to be given to District shall be addressed as follows: 
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West Stanislaus County Fire Protection District 
Attention: Fire Chief 
344 West Las Palmas Ave. 
Patterson, California 95363 

And with copies to: 

William D. Ross, Esq. 
Law Office of William D. Ross 
400 Lambert Street 
Palo Alto, California 94306 

Notices required to be given to Developer shall be addressed as follows: 

World International, LLC 
c/o Mr. David Romano 
9501 Morton Davis Dr. 
Patterson, CA 95363 

And with copies to: 

Guillermo Marrero 
international Practice Group 
1350 Columbia St., Suite 500 
San Diego, CA 92101 

Notices required to be given any surety shall be addressed to its address shown on 
its bond; provided, that any party or the surety may change such address by notice 
in writing to the other party, and thereafter notices shall be addressed and 
transmitted to the new address. 

31 . Easements. Developer shall pay the acquisition price and costs and all 
other expenses of obtaining all easements required for the Temporary Station 
Improvements, if any. 

32. Right Of Entry. The District, its elected and appointed officials, officers, 
directors, attorneys, agents (including outside consultants), employees, 
volunteers and the Surety upon any bond shall have the right from and after the 
date hereof to enter upon any property where appurtenant easements are located 
for purposes of inspection and investigation at any and all reasonable times. 

33. Prevailing Wages. In constructing the Temporary Station Improvements 
identified in this Agreement, Developer will be responsible to comply with the 
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provisions of sections 1770 et seq. of the California Labor Code, if said provisions 
are applicable to the Temporary Station Improvements. 

34. Ordinances, Rules And Regulations. Developer shall at all times be 
bound by and abide by all of District's ordinances, rules and regulations now in 
effect or hereinafter amended or enacted, and any person obtaining service from 
District through the Temporary Station Improvements to be constructed shall 
likewise be so bound. 

This Agreement shall prevail over the terms and conditions of any such 
ordinances, rules and regulations if there is any conflict between such ordinances, 
rules and regulations and this Agreement. 

35. Binding Form Of Agreement. It is agreed by and between the Parties to 
this Agreement that the Agreement firmly binds the Parties, their heirs, executors, 
administrators, successors or assignees, jointly and severally. Upon expiration of 
the one (1) year period described in Paragraph 17 (or if a warranty claim has been 
made within such period , upon full and final resolution of such claim), District at 
Developer's request shall confirm the termination of this Agreement and execute 
such recordable instruments as may be reasonably requested by Developer to 
evidence such termination. 

36. Governing Law and Venue. This Agreement and the rights and 
obligations of the Parties hereto shall be construed and enforced in accordance 
with, and governed by the laws of the State of California. The venue for any legal 
action in State court filed by a party to this Agreement for the purpose of 
interpreting or enforcing any provision of this Agreement shall be in the Superior 
Court of California, County of Stanislaus. The venue for any legal action in Federal 
court filed by a party to this Agreement for the purpose of interpreting or enforcing 
any provision of this Agreement within the jurisdiction of the Federal courts shall be 
the Eastern District of California. The appropriate venue for arbitration, mediation 
or similar legal proceeding under this Agreement shall be in Stanislaus County, 
California; however nothing in this Agreement section shall obligate a party to 
submit to arbitration any dispute arising under this Agreement. 

37. No Waiver. Any waiver at any time by any party hereto of its rights with 
respect to a default or any other matter arising in connection with this Agreement 
shall not be deemed to be a waiver with respect to any other default or matter. 

38. Assignment. No assignment or transfer of this Agreement or any part 
hereof by Developer (other than to any entity affiliated with Developer) is permitted 
without the written consent of District which shall not be unreasonably withheld. 
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39. Special Inspection. Developer shall retain and pay the cost of a qualified 
firm (satisfactory to the District's Engineer) to perform all special inspections of the 
Temporary Station Improvements as determined by the District. 

40. Geotechnical Engineer. Developer shall retain and pay the cost of the 
Geotechnical Engineer of Record for the Project to perform all testing and 
reporting of items including but not limited to, rough grading, sub-grade 
preparation and compaction, concrete testing, and asphalt testing and compaction 
if applicable to the Temporary Station Improvements. Reports shall be made 
available to District upon request. 

41. Severability. In the event any one or more of the provisions of this 
Agreement shall for any reason be held to be invalid, illegal or unenforceable, in 
whole or in part or in any other respect, then such provision or provisions only shall 
be deemed null and void and shall not affect the validity of this Agreement, and the 
remaining provisions of this Agreement shall remain operative and in full force and 
effect and shall in no way be affected, prejudiced or disturbed thereby. 

IN WITNESS WHEREOF, the Parties hereto have executed this Agreement as 
of the date first written above. 

"District" 
West Stanislaus County Fire Protection 
District 

By: 

(\ 

By: 

District Clerk 

APPROVED AS TO FORM: 

By: p.-JL_D .An- . 
William D. Ross 
District Counsel 

Title: ___________ _ 
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State of California 

County of_.....;:~:;..· .;.=..;~_.1>......a.i ... c.o;::eT'a __ _ 

0 

ACKNOWLEDGMENT 

) 
} ss. 
} 

A notary public or other officer completing this certifiCate verifies only 
the Identity of the Individual who signed the document to which this 
certifiCate Is attached, and not the tru1hfutness, accuracy, or validity of 
the document 

on 'F..V,.!':!I::i;7 ~ :ao , before me, 6~~ci.L (..._ :B:>""-(-E' . Notary Public, 

personally appeare K <Lfr.uz_l Ua.v:c. os. , who proved to 

me on the basis of satisfactory evidence to be the person(s} whose name(s} is/are subscribed to the 

within instrument and acknowledged to me that he/she/they executed the same in his/her/their authorized 

capacity(ies}, and that by his/her/their signature(s) on the instrument the person(s), or the entity upon 

behalf of which the person(s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing 
paragraph is true and correct. 

WITNESS my PI seal. 

~-
Signature of Notary Public 

~~~GABRIELA PONCE., 
COMM. # 2023343 ::.. 

NOTARY PUBLIC· CALIFORNIA G) 
SAN DIEGO COUNTY 0 

COMM. EXPIRES MAY 5, 2017 _. 

(seal} 
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EXHIBIT A 
LEGAL DESCRIPTION OF PROPERY 
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EXHIBIT B 
INSURANCE REQUIREMENTS 

Please refer to the insurance requirements listed below. Those that have 
an "X" indicated in the space before the requirement apply to this Reimbursement 
Agreement. 

Developer shall procure and maintain for the duration of the Agreement 
insurance against claims for injuries to persons or damages to property which may 
arise from or in connection with the performance of the work hereunder and the 
results of that work by the Developer, its agents, representatives, employees or 
subcontractors. 

Developer shall provide its insurance broker(s)/agent(s) with a copy of 
these requirements and request that they provide Certificates of Insurance 
complete with copies of all required endorsements. 

Developer shall furnish District with copies of original endorsements 
affecting coverage required by this Exhibit B. The endorsements are to be signed 
by a person authorized by that insurer to bind coverage on its behalf. All 
endorsements and certificates are to be received and approved by District before 
work commences. District has the right to require Developer's insurer to provide 
complete, certified copies of all required insurance policies, including 
endorsements affecting the coverage required by these specifications. 

Commercial General Liability (CGL): 

_ Coverage at least as broad as Insurance Services Office ("ISO") Form CG 00 
01 covering CGL on an "occurrence" basis, including products and completed 
operations, property damage, bodily injury and personal and advertising 
injury with limits no less than $2,000,000 per occurrence. If a general 
aggregate limit applies, either the general aggregate limit shall apply 
separately to this project/location or the general aggregate limit shall be twice 
the required occurrence limit. 

_ Coverage at least as broad as ISO Form CG 00 01 covering CGL on an 
"occurrence" basis, including products and completed operations, property 
damage, bodily injury and personal and advertising injury with limits no less 
than $1,000,000 per occurrence. If a general aggregate limit applies, either 
the general aggregate limit shall apply separately to this project/location or 
the general aggregate limit shall be twice the required occurrence limit. 

_X_ Coverage at least as broad as ISO Form CG 00 01 covering CGL on an 
"occurrence" basis, including products and completed operations, property 
damage, bodily injury and personal and advertising injury with limits no less 
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than $5,000,000 per occurrence. If a general aggregate limit applies, either 
the general aggregate limit shall apply separately to this projecUiocation or 
the general aggregate limit shall be twice the required occurrence limit. 

Automobile Liability: 

_ Coverage at least as broad as ISO Form Number CA 0001 covering, Code 1 
(any auto), or if Developer has no owned autos, Code 8 (hired) and 9 
(non-owned), with limits no less than $1,000,000 per accident for bodily injury 
and property damage. 

_X_ Coverage at least as broad as ISO Form Number CA 0001 covering, Code 
1 (any auto), with limits no less than $5,000,000 per accident for bodily injury 
and property damage. 

_ Garage keepers' extra liability endorsement to extend coverage to all 
vehicles in the care, custody and control of the Developer, regardless of 
where the vehicles are kept or driven. 

Professional Liability (Errors and Omissions): 

The Employer's Liability policy shall be endorsed to waive any right of subrogation 
as respects the District, its elected and appointed officials, officers, attorneys, 
agents, and employees. 

__K_ Insurance appropriate to the Developer or Developer's Consultant 
profession, with limit no less than $1,000,000 per occurrence or claim, 
$2,000,000 aggregate 

(If Design/Build), with limits no Jess than $1,000,000 per occurrence or 
claim, and $2,000,000 policy aggregate. 

Insurance appropriate to the Developer or Developer's Consultant 
profession, with limit no less than per occurrence or claim, _ _ _ 
aggregate 

Workers' Compensation Insurance: 

__x_ Insurance as required by the State of California, with Statutory Limits, and 
Employer's Liability Insurance with limit of no less than $1,000,000 per 
accident for bodily injury or disease. (Not required if Developer or 
Consultant provides written verification it has no employees) 
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The Developer makes the following certification, required by section 1861 of the 
California Labor Code: 

I am aware of the provisions of section 3700 of the Labor Code which require every 
employer to be insured against liability for workers' compensation or to undertake 
self-insurance in accordance with the provisions of that code, and I will comply with 
such provisions before commencing the performance of the work of this contract. 

Developer Signature 

Builder's Risk (Course of Construction): 

_ Insurance utilizing an "All Risk" (Special Perils) coverage form, with limits 
equal to the completed value of the project and no coinsurance penalty 
provisions. 

Surety Bonds: 

_L Contractor shall provide Irrevocable letters of credit if required by District 
Counsel pursuant to the Agreement. 

Developer's Pollution Legal Liability: 

Developer's pollution legal liability and/or Asbestos Legal Liability and/or 
Errors and Omissions (if project involves environmental hazards) with limits 
no less than $1,000,000 per occurrence or claim and $2,000,000 policy 
aggregate. 

If the Developer maintains higher limits than the minimums shown above, the 
District requires and shall be entitled to coverage for the higher limits maintained 
by the Developer. Any available insurance proceeds in excess of the specified 
minimum limits of insurance and coverage shall be available to District. 

Other Insurance Provisions: 

The insurance policies are to contain , or be endorsed to contain the following 
provisions: 

Additional Insured Status: 

The insurance policies are to contain , or be endorsed to contain the following 
provision: 
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The District, its elected and appointed officials, officers, attorneys, 
agents, and employees are to be covered as additional insureds on 
the CGL policy with respect to liability arising out of work or 
operations performed by or on behalf of the Developer or Consultant 
or any Subcontractors including materials, parts, or equipment 
furnished in connection with such work or operations, including 
completed operations. General liability coverage can be provided in 
the form of an endorsement to the Developer's or Consultant's 
insurance (at least as broad as ISO Form CG 20 10 11 85 or if not 
available, through the addition of both CG 20 10 and CG 20 37 if a 
later edition is used). 

The Additional Insured coverage under the Contractor's policy shall be "primary 
and non-contributory" and will not seek contribution from the District's insurance or 
self-insurance and shall be at least as broad as CG 20 01 04 13. 

The limits of insurance required in this Agreement may be satisfied by a 
combination of primary and umbrella or excess insurance. Any umbrella or excess 
insurance shall contain or be endorsed to contain a provision that such coverage 
shall also apply on a primary and non-contributory basis for the benefit of District (if 
agreed to in a written contract or agreement) before the District's own insurance or 
self-insurance shall be called upon to protect it as a named insured. 

Primary Coverage: 

The insurance policies are to contain , or be endorsed to contain the following 
provision: 

For any claims related to this contract, the Developer's 
insurance coverage shall be primary insurance as 
respects the District, its elected and appointed officials, 
officers, attorneys, agents, and employees. Any insurance or 
self insurance maintained by the District its elected and 
appointed officials, officers, attorneys, agents, and 
employees shall be in excess of the Developer's insurance 
and shall not contribute with it. 

Builder's Risk (Course of Construction Insurance) (applicable to 
Construction Contracts only) 

Developer may submit evidence of Builder's Risk insurance in the form of Course 
of Construction coverage. Such coverage shall name the District as a loss 
payee as their interest may appear. 
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If the project does not involve new or major reconstruction, at the option of the 
District, an Installation Floater may be acceptable. For such projects, a Property 
Installation Floater shall be obtained that provides for the improvement, remodel, 
modification, alteration, conversion or adjustment to existing buildings, structures, 
processes, machinery and equipment. The Property Installation Floater shall 
provide property damage coverage for any building, structure, machinery or 
equipment damaged, impaired, broken, or destroyed during the performance of 
the Work, including during transit, installation, and testing at the District's site. 

Notice of Cancellation, Suspension or Otherwise Voiding Policies: 

Each insurance policy required above shall contain, or be endorsed to contain that 
coverage shall not be suspended, voided, canceled or reduced in coverage 
or in limits except with thirty (30) days' prior written notice by certified mail, 
return receipt requested to the District. 

Waiver of Subrogation: 

Developer hereby grants to District a waiver of any right to subrogation 
which any insurer of said Developer may acquire against the District by virtue 
of the payment of any loss under such insurance. Developer agrees to obtain any 
endorsement that may be necessary to affect this waiver of subrogation, but this 
provision applies regardless of whether or not the District has received a waiver of 
subrogation endorsement from the insurer. The Workers' Compensation Policy 
shall be endorsed with a waiver of subrogation in favor of the District for all 
work performed by Developer or Consultant, its employees, agents and 
subcontractors. 

Deductibles and Self-Insured Retentions t'SIR'~: 

Any deductibles or self-insured retentions must be declared to an approved by 
District. The District may require the Developer to purchase coverage with a lower 
deductible or retention or provide proof of ability to pay losses and related 
investigations, claim administration, and defense expenses within the retention. At 
the option of the District, either (1) the insurer shall reduce or eliminate such 
deductibles or self-insured retentions as respects the District, its elected and 
appointed officials, officers, attorneys, agents, and employees; or (2) the 
Developer shall procure a bond guaranteeing payment of losses and related 
investigations, claim administration and defense expenses. 

All SIRs must be disclosed to Risk Management for approval and shall not reduce 
the limits of liability. 
Policies containing any SIR provision shall provide or be endorsed to provide that 
the SIR may be satisfied by either the named insured or the District. 
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District reserves the right to obtain a full-certified copy of any insurance policy and 
endorsements. Failure to exercise this right shall not constitute a waiver of right to 
exercise later. 

Completed Operations 

For Construction Agreements, Contractor shall maintain insurance as required by 
this Agreement to the fullest amount allowed by law and shall maintain insurance 
for a minimum of five (5) years following the completion of this project. In the event 
Contractor fails to obtain or maintain completed operations coverage as required 
by this Agreement, the District at its sole discretion may purchase the coverage 
required and Contractor will pay the cost. 

Acceptability of Insurers: 

Insurance is to be placed with insurers with a current A.M. Best's rating of no less 
than A:VII , unless otherwise acceptable to District. 

Claims Made Policies: (note - should be applicable only to professional 
liability, see below) 

1. The Retroactive Date must be shown, and must be before the date of 
the contract or the beginning of contract work. 

2. Insurance must be maintained and evidence of insurance must be 
provided for at least five (5) years after completion of contract of 
work. 

3. If coverage is canceled or non-renewed, and not replaced with another 
claims-made policy form with a Retroactive Date prior to the 
contract effective date, the Developer must purchase "extended 
reporting" coverage for a minimum of five (5) years after completion of 
work. 

4. A copy of the claims reporting requirements must be submitted to the 
District for review. 

5. If the services involve lead-based paint or asbestos 
identification/remediation, the Contractor's Pollution Liability Policy shall 
not contain lead-based paint or asbestos exclusions. If the services 
involve mold identification/remediation, the Contractors Pollution 
Liability Policy shall not contain a mold exclusion, and the definition of 
Pollution shall include microbial matter, including mold . 

Subcontractors: 
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Contractor shall require and verify that all subcontractors maintain insurance 
meeting all the requirements stated herein, and Contractor shall ensure that 
District is an additional insured on insurance required from subcontractors. 

Subcontractor agrees to be bound to Contractor and District in the same manner 
and to the same extent as Contractor is bound to District under this Agreement and 
any other contract documents. Subcontractor further agrees to include the same 
requirements and provisions of this Agreement, including the indemnity and 
insurance requirements, with any sub-subcontractor to the extent they apply to the 
scope of the sub-subcontractor's work. A copy of the District indemnity and 
insurance provisions will be furnished to the subcontractor upon request. 

Verification of Coverage: 

Developer shall furnish the District with original certificates and amendatory 
endorsements or copies of the applicable policy language effecting coverage 
required by this clause. All certificates and endorsements are to be received and 
approved by the District before work commences. However, failure to obtain the 
required documents prior to the work beginning shall not waive the Developer's 
obligation to provide them. The District reserves the right to require complete, 
certified copies of all required insurance policies, including endorsements required 
by these specifications, at any time. 

Special Risks or Circumstances 

District reserves the right to modify these requirements, including limits, based on 
the nature of the risk, prior experience, insurer, coverage or other special 
circumstances. 

Failure to Comply: 

Each insurance policy required above shall contain or be endorsed to contain that 
any failure to comply with reporting provisions of the policies shall not affect 
coverage provided to the District, its elected and appointed officials, officers, 
attorneys, agents, and employees. 

Applicability of Coverage: 

Each insurance policy required above shall contain or be endorsed to contain that 
the Developer's insurance shall apply separately to each insured against whom 
claim is made or suit is brought, except with respect to the limits of the insurer's 
liability. 
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EXHIBIT C 
PRELIMINARY PLANS FOR TEMPORARY STATION IMPROVEMENTS 
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DIABLO GRANDE 
EMERGENCY COMMUNICATIONS FACILITIES 

FINANCING AGREEMENT 

THIS EMERGENCY COMMUNICATIONS FACILITIES FINANCING AGREEMENT 
("Agreement") is entered into by and between the CONSOLIDATED EMERGENCY 
DISPATCH AGENCY, hereinafter referred to as "SR 9-1-1", a Joint Powers Agency, and 
WORLD INTERNATIONAL, LLC, a Delaware Corporation, hereinafter referred to as 
"World ." 

RECITALS 

A. Diablo Grande is a private development located approximately 10 miles 
southwest of the City of Patterson generally known and described as the Diablo 
Grande master planned community (the "Community"), which Community 
includes numerous tracts with subdivisions approved by the Stanislaus County 
Board of Supervisors. The original developer of the Project was Diablo Grande 
LP, (the "Developer"). 

B. The Diablo Grande Specific Plan was adopted on December 7, 1999, along 
with the Preliminary Development Plan for Phase 1 of the Diablo Grande 
project. Phase 1 of the project covers approximately 2,200 acres and currently 
permits the development of just over 2,000 residences, associated commercial 
and open space uses, and two golf courses. 

C. The first development in Phase 1 was the adopted Unit No. 1 Vesting Tentative 
Subdivision Map also approved on December 7, 1999. 

D. The conditions of approval and mitigation monitoring plan for Unit 1A requires 
the Development to provide adequate two-way communications for emergency 
response vehicles and requires a study to be conducted to determine what 
equipment would provide proper communications. 

E. In April of 2003, the Diablo Grande Emergency Communication Facility Plan 
(the "Plan") was approved by Diablo Grande, the West Stanislaus Fire 
Protection District, Stanislaus Consolidated Fire, Stanislaus Regional 9-1-1, 
Stanislaus County Public Works, Sheriff's Office and Planning. 

F. The Plan set out the elements of the emergency communications facilities and 
its capabilities as well as future expansion of the communication facilities and 
acknowledges that the Developer is financially responsible for the required 
improvements to the communication facilities. 

G. Under the Plan, certain communication facilities were to be constructed , with 
ownership of the transmitters and receivers transferring to the County once the 
facilities were operational. 

H. Improvements to the facilities were made; however, the communications 
system was not transferred to the County, and is not fully operational. 

I. On March 10, 2008, Diablo Grande, LP filed for Chapter 11 reorganization 
bankruptcy, and the assets of the company were sold to World International 

~1~ 
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LLC, in partnership with Laurus Corporation, on October 8, 2008. 
J. World wishes to transfer the obligation of the Conditions of Approval and the 

requirements of the Mitigation Monitoring Plans to provide adequate 
emergency communication facilities for the Diablo Grande Specific Plan area 
to SR 9-1-1. 

K. SR 9-1-1 provides emergency dispatch services for 22 agencies within the 
County of Stanislaus and has the capability to provide emergency 
communication services for the Diablo Grande Specific Plan area and desires 
to accept the transfer of the World's obligation to provide the facilities, on the 
terms and conditions stated herein below. 

NOW, THEREFORE, the parties hereto mutually covenant and agree as follows: 

1. World International LLC's Obligations: 

1.1. World will pay SR 9-1-1 the cost of construction and installation of a new 
emergency communications system, the components of which are shown in Exhibits A 
and B attached hereto, in the total estimated amount of $432,737.28 for: (a) construction 
of the emergency communications system, including one year of maintenance and 
system support, in the estimated amount of $426,801.72; and, (b) the cost of installation 
of three T1 lines in the estimated amount of $5,935.56. This payment obligation must be 
made within 30 days after execution of this Agreement and may be made by the Western 
Hills Water District or through funds provided by the Western Hills Water District. 

1.2. World shall pay for all costs to acquire and maintain easements or licenses for 
the benefit of SR 9-1-1 which may be necessary to secure access in perpetuity for any 
repeater locations required for the emergency communications system, including at the 
Western Hills Water District's pump stations 2 and 3. World shall also pay all costs 
associated with the construction of any emergency communications facilities at any 
location SR 9-1-1 deems reasonably appropriate to provide service coverage for the 
Diablo Grande Specific Plan area. 

1.3. World shall pay, or shall reimburse, SR 9-1-1 , for all utility costs necessary for 
all communications facilities' locations. This obligation shall include, but not be limited to, 
costs for electrical, phone and T1 connectivity, and include locations at the Western Hills 
Water District pump stations 2 and 3 and the golf clubhouse, at the yet to be constructed 
fire house, and any other location SR 9-1-1 deems appropriate to locate communications 
facilities to provide service coverage for the Diablo Grande Specific Plan area. If World 
contracts with or makes any agreement with other persons or entities to pay these costs, 
World agrees that SR 9-1-1 is an intended third party beneficiary under such agreement 
and shall identify SR 9-1-1 as a third party beneficiary under that contract or agreement 
by inserting the following as a clause therein : "All parties· agree that the Stanislaus County 
Consolidated Emergency Dispatch Agency shall be, and is hereby, named as an express 
intended third-party beneficiary of this contract, with full rights as such." 
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1.4. Prior to the issuance of the 2,0001h building permit, World shall pay all costs 
associated with the installation of all Phase II improvements, which includes all 
equipment necessary to provide two additional simulcast channels, similar in scope and 
scale to the channels identified in Exhibit A, for the emergency communications system. 

1 .5 Other than the obligations set forth above in Sections 1.1 through 1.4 and 
Section 3.1 herein World has no additional future or ongoing obligations concerning the 
Emergency Communications Equipment. 

2. SR 9-1-1 Obligations 

2.1. SR 9-1-1 shall issue a contract or contracts in accordance with California law 
for the construction and installation of the new communications system improvements 
identified in paragraph 1.1 above. 

2.2. SR 9-1 -1, upon completion of the construction and installation of the new 
communications system and satisfaction of World's obligations stated herein, shall from 
that time forward be obligated to operate, maintain and provide two-way emergency 
communications facilities for the Diablo Grande Specific Plan area, in the manner in 
which SR 9-1-1 in its sole discretion deems appropriate, and shall pay for all costs to 
operate, maintain and provide said emergency communications facilities, excepting the 
costs listed in paragraph 1.2, 1.3, and 1.4, the costs of which shall continue to be the 
obligation of World and its successors and assigns. 

2.3. SR 9-1 -1 agrees to relocate any emergency equipment at the clubhouse to the 
new Fire Station (when constructed), within a reasonable amount of time after completion 
of the new Fire Station. 

3. Joint Obligations of World and SR 9-1-1 

3.1. Upon completion of the construction and installation, and successful testing of 
the new emergency communications system, the Parties shall prepare a list of equipment 
comprising the new communications system and any additional communication 
equipment or assets (including leases, easements or licenses). The parties shall them 
cooperate in the preparation of any and all documents necessary to transfer the 
ownership of all items listed to SR 9-1-1. This transfer shall be completed within 6 
months of the approval by the Parties of the list. 

3.2 . The parties will continue to work together to find a mutually agreeable 
mechanism to accrue funds to be used to pay for the costs related to the installation of the 
Phase 2 improvements. 
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4. Indemnity 

World shall defend, indemnify and hold harmless SR 9-1-1 from any and all claims, 
losses, damages or liability arising out of or relating in any way to this Agreement, except 
for the willful acts or active negligence of the SR 9-1-1 . 

SR 9-1-1 shall defend, indemnify and hold harmless World from any and all claims, 
losses, damages or liability arising out of or relating in any way to this Agreement, except 
for the willful acts or active negligence of World. 

5. Assignment 

5.1. This Agreement shall not be assigned by World without the prior written 
consent of the County. 

6. Runs with Land and Recordation 

6.1. This Agreement shall run with the land and is binding on World 's heirs, 
successors and assigns. SR 9-1-1 shall cause this Agreement to be recorded with the 
County Recorder. 

7. General Terms 

7.1. Notices. Any notices concerning this Agreement shall be mailed as follows 
to: 

SR 9-1-1 
Attn: Joel Broumas, Director 
3705 Oakdale Road 
Modesto, CA 95357 
Phone: 209-552-3900 

World International, LLC 
Attn: Carmen G. Kearney-Millan, CFO 
9501 Morton Davis Dr. 
Patterson, CA 95363 
Phone: (209) 892-4663 

7.2. Construction: The parties have participated jointly in the negotiation and 
drafting of this Agreement. In the event an ambiguity or question of intent or interpretation 
arises with respect to this Agreement, this Agreement shall be construed as if drafted 
jointly by the parties and in accordance with its fair meaning. There shall be no 
presumption or burden of proof favoring or disfavoring any party by virtue of the 
authorship of any of the provisions of this Agreement. 

7.3. Amendments: This Agreement may be amend only by a writing executed by 
the parties hereto or their respective successors and assigns. 

7.4. Waiver. The delay or failure of either party at any time to require performance 
or compliance by the other of any of its obligations or agreements shall in no way be 
deemed a waiver of those rights to require such performance or compliance. No waiver of 

~ 4 ~ 
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any provision of this Agreement shall be effective unless in writing and signed by a duly 
authorized representative of the party against whom enforcement of a waiver is sought. 
The waiver of any right or remedy in respect to any occurrence or event shall not be 
deemed a waiver of any right or remedy in respect to any other occurrence or event, nor 
shall any waiver constitut~ a continuing waiver. 

7.5. Severability. If any provision of this Agreement is determined by a court of 
competent jurisdiction to be unenforceable in any circumstance, such determination shall 
not affect the validity or enforceability of the remaining terms and provisions hereof or of 
the offending provision in any other circumstance. Notwithstanding the foregoing, if the 
value of this Agreement, based upon the substantial benefit of the bargain for any party is 
materially impaired, which determination as made by the presiding court or arbitrator of 
competent jurisdiction shall be binding, then both parties agree to substitute such 
provision(s) through good faith negotiations. 

7.6. Counterparts. This Agreement may be executed in one or more counterparts, 
each of which shall be deemed an original. All counterparts shall be construed together 
and shall constitute one agreement. 

7. 7. Corporate Authority. The persons executing this Agreement on behalf of the 
parties hereto warrant that they are duly authorized to execute this Agreement on behalf 
of said parties and that by doing so, the parties hereto are formally bound to the 
provisions of this Agreement. 

IN WITNESS WHEREOF, the parties hereto have made and executed this 
Agreement as of the day and year first written above. 

CONSOLIDATED EMERGENCY 
DISPA ENCY 

By:~ 
Bill Zosl 

Attest: 

By: ~~~~ 
KA -MARIE NEWELL, 
Clerk of the Consolidated 
Emergency Dispatch Agency 

, LLC 

By:, __ ~==:=t==:....__~----­
Carmen . Kearney-Millan 
Chief F ancial Officer 
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TO CONTENT 

APPROVED AS TO FORM: 

John P. Doering 
Coun C unsel 

Thomas E. ze 
Assistant County Counsel 
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EXHIBIT A 

Tait Communications Quotation#: 50-01077 Stanislaus Diablo Grande QS2 Phase I 
Expansion v3 rkf2015-04-09.xlsm 
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Customer: Stanislaus Coumy 

•• Date Quote issued: April9, 2015 

talt Date file last saved: April 9, 2015 
Days valid from Issue date: 45 

Currency: USD 
communlcl!Uon~ Delivery: 12 weeks 

Document Type: Firm Quotation 
Taft Communications Project Number: 50-01077 
15342 Park Row Customer: Stanislaus County 
Houston Texas, 77084 Contact Name: Kun Kline 
USA Regional Sales Manager: Pete Sinclair 

System Sales Engineer. RF 

Quotation#: 60.01077 Shmlsl•u• Ol•blo Grande QS2 Phalli Expan&lon v3 rt.l2015.(1i-09.xlsm 

System Description 
This Is a firm quota lion valid for 45 days for a 3 site expansion to Stanislaus County QS2 simulcast system that was purchased several years ago. This VHF (146·174MHz) 
system was configured with 6 Tx/Rx sites with a total of 2 channels per site (Sheriff 1 and County Fire 1). There were no Rx-Only sites. Base station formal is TB6100. Rack 
system is lab rack. Power supply Is AC/DC12aux12. The phase I expansion will include an additional channel (LG2 Roads) at 2 Tx/Rx sites and 2 Rx·Only slles. The original 
slles haven't been Installed yet and only Mt Oso (Main TXIRx slle) and the 911 (Central Voter site) will be Installed as part of the expansion. 

TBAA03-10 TB61 00 Relay Coax Assembly Rt with Single Mounting 1 381.75 381.75 
Bracket 

(Add coax relay to County Fire 1 channel for simplex operation) 

IT-L001 Factory test, build to specifications 2 100.00 200.00 

{Stanislaus County will upgrade existing Telewave combining equipment to add Sheriff 1 channel) 

GPS Antenna Cable (Antenna to Polyphaser) 
EZ-600-NMH-D LMR EZ-600 N Male connector (Times Microwave) , 12.15 12.15 
EZ-600-TM LMR EZ-600 Male TNC connector (Times Microwave) , 20.10 20.10 
LMR-600 LMR-600 cable per root (Times Microwave) 170 1.92 326.84 
EZ-600-NMH·D LMR EZ-600 N Male connector (Times Microwave) 2 12.15 24.31 
921226·001 Cold Shrink Weatherproofing Kit (411476) 2 23.07 46.14 
CSGL5-15B4-T Grounding Kits (1 every 75ft run) 2 33.99 07.97 
GPS Antenna Cable (Polyphaser to Equipment) 
DGXZ+06NFNF·A Polyphaser GPS & Tower Top Protector (414436) 2 103.70 207.41 
EZ-OOQ..NMH·D LMR EZ-600 N Male connector (Times Microwave) 2 12.15 24.31 
LMR-600 LMR-600 cable per foot (Times Microwave) 40 1.92 76.90 
EZ-600-NF LMR EZ-600 N Female connector (Times Microwave) 2 17.60 35.20 
219·02597-00 CBL RF lead SMA Ntype T/Orca 2 18.00 36.00 
MlscGPSTwr Mise GPS Tower hardware, hangers. hoist grips, jumpers. 1 291.67 291.67 

polyphaser, etc. per site. 
Harris Mux Equipment (add to existing Harris Mux) 
IX·CM-5R-TD INTRAPLEX T1 TIME DELAY REDUNDANT COMMON 1 2.806.45 2,806.45 

MODULE 
IX-SNC-101T INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,185.46 4.185.46 
iX-MA-'160 lNTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32 

BB5 11 352.02 
BB6 
BB6RF Site2 Mt Oso Tx/Rx Site 
Item Description Qty 

Channel1 · Sheriff 1 {Tx/Rx) using existing equipment 

Channel 2 · County Fire 1 (Tx/Rx • Simplex) using existing equipment 

Channel3 · LG 2 Roads (TXIRx) replace repealer 

QS2 Simulcast Channel LG2 Roads (Tx/Rx) 
TBA40B3-0JOO TB8100 Reciter 146·174M lsol HD26 Elhemet 1 2.502.75 2,502.75 
TBA1 010 TB6100 HD26to DB251nterface Board 1 45.75 45.75 
1805-26·1000 TaitNet Remote Site Unit Channel Card 1 609.00 609.00 
M·lnt-Panel 

Intra-, Inter System Connection Panel, Hardware and cables 
1 625.00 625.00 

(Replace the TB9100 reciter in the the exisUng LG2 rack Wf/11 a TBB100 reciter) 

QS2 Simulcast Channel County Fire 1 
TBAA03-10 TB61 00 Relay Coax Assembly Rt with Single Mounting I 361 .75 361.75 

Bracket 

(Add coax relay to County Fire 1 channel for simplex operation) 

IT· L001 Factory test, build to specifications 2 100.00 200.00 

(Stanislaus County will upgrade ex/sUng Telewave combining equipment to add Sheriff 1 channeQ 

GPS Antenna Cable (Antenna to Polyphaser) 
EZ-600-NMH·D LMR EZ-600 N Male connector (Times Microwave) 1 12.15 12.15 
EZ-600-TM LMR EZ-600 Male TNC connector (Times Microwave) 1 20.10 20.10 
LMR-600 LMR-600 cable per foot (Times Microwave) 170 1.92 326.84 
EZ·600-NMH·D LMR EZ-600 N Male connector (Times Microwave) 2 12.15 24.31 
921226·001 Cold Shrink Weatherproofing Kit (41 1476) 2 23,07 46.14 
CSGLS-1584-T Grounding Kils (1 every 7511 run) 2 33.99 67.97 
GPS Antenna Cable (Potyphaser to Equipment) 
DGXZ+06NFNF·A Polyphaser GPS & Tower Top Protector (414436) 2 103.70 207.41 
EZ-600-NMH·D LMR EZ-600 N Male connector (Times Microwave) 2 12.15 24.31 
LMR·600 LMR-600 cable per foot (Times Microwave) 40 1.92 76.90 
EZ-600-NF LMR EZ-600 N Female connector (1lmes Microwave) 2 17.60 35.20 
219·02597-00 CBL RF lead SMA Ntype T/Orca 2 18.00 36.00 
MlscGPSTwr Mise GPS Tower hardware. hangers, hoist grips, jumpers. 1 291.67 291 .67 

polvphaser, etc. per site. 

1ol7 
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Customer. Stanislaus County 

•• Date Quote Issued: April 9, 2015 

talt Date file last saved: Apri l 9, 2015 
Days valid from Issue date: 45 

Currency: USD 
C:'>mmunlcllt lone Delivery: 12 weeks 

Document Type: Firm Quotation 
Tail Communications Project Number. 50-01077 
16342 Park Row Customer. Stanislaus County 
Houston Texas, 77084 Contact Name: Kurt Kline 
USA Regional Sales Manager: Pete Sinclair 

System Sales Engineer. RF 

Quotation#: 50·01077 Slllnlslau~ Dl•blo Gmnde QS2 Phase I Expan•lon v3 rkf201 5·0A-09.xlsm 

System Description 
This Is a firm quotation valid for 45 days for a 3 site expansion to Stanislaus County QS2 simulcast system that was purchased several years ago. This VHF (148-174MHz) 
system was configured with 6 Tx!Rx slles with a total or 2 channels per site (Sheriff 1 and County Fire 1). There were no Rx-Only sites. Base station format is TB8100. Rack 
system is lab rack. Power supply Is AC/DC 12aux12. The phase I expansion will include an additional channel (LG2 Roads) at 2 Tx!Rx sites and 2 Rx-Only sites. The original 
sites haven't been installed yet and only Mt Oso (Main Tx!Rx site) and the 911 (Central Voter site) will be installed as part or the expansion. 

Harris Mux Equipment (add to existing Harris Mull) 
IX-CM-5R-TD INTRAPLEX T1 TIME DELAY REDUNDANT COMMON 1 2,806.45 2,606.45 

MODULE 
IX-SNC-101T INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,165.46 4,165.46 
IX-MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32 
Harris Mux Equipment (needed for Monitor Receiver) 
IX-ACS-163-ACC INTRAPLEX ACS T1 MUX AC RJ46C 1 3,241 .94 3,241 .94 
IX-PSY60AC Power Supply Y-Series 60W, redundant AC PS for ACS-163· 1 774.19 774 .19 

ACC 
IX-SNC-1018 INTRAPLEX SYNCHROCAST3 CNTRL TIMING MOD 1 4,185.46 4,185.46 
IX·MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32 
IX-VF-25 4 Channei4Wire E&M Voice Card (Requires adapter) 1 430.65 430.65 
IX·MA-306C ASSY W/MOD CONN RJ45 1 285.46 285.46 

886 22 023.58 
887 
887 RF Site 3 Oakdale Tx!Rx Site 
Item Description Qty 

C/1anne11 - Sheriff 1 (Tx/Rx) Already have all the required equipment 

Channel 2 - County Fire 1 (Tx/Rx) Already have all/he required equipment 

Channel 3- LG 2 Roads (Rx-Only) 

QS2 Simulcast Channel LG2 Roads (Rx-Only) 
TBA5083-0JOO TB61 00 Reciter RxOnly 14B-17 4M lsol HD26 Ethernet 1 2,273.25 2,273.25 
(Replace the TB9100 recl7erin the the existing LG2 tack with a TB8100 reciter) 

T-L001 Factory lest, build to specifications 2 100.00 200.00 
IX-CM-5R·TD INTRAPLEX T1 TIME DELAY REDUNDANT COMMON t 2,806.45 2,606.45 

MODULE 
IX-SNC-10H INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,165.46 4,185.46 
IX-MA-460 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32 

887 9 755.51 
888 
888 RF Site 4 Waterford Tx!Rx Site 
Item Description Qty 

No worl< cUtrenlly to be done at this site 

888 0.00 
889 
BB9RF SiteS Newman Tx!Rx Site 
Item Description Qty 

Channel1 - Sheriff 1 (Tx/Rx) Already have all the required equipment 

Channel 2 - County Fire 1 (Tx/Rx) Already have all the required equipment 

Channel3- LG 2 Roads (Rx-Only) 

QS~ Simulcast Channel LG2 Roads (Rx-Only) 
TBA5083-0JOO TB6100 Reciter RxOnly 14B-174M isol HD26 Ethernet 1 2.273.25 2,273.25 
T-L001 Factory test, build to specifications 2 100.00 200.00 
Harris Mux Equipment (add to existing Harris Mux) 
IX-CM-5R·TD INTRAPLEX T1 TIME DELAY REDUNDANT COMMON 1 2,606.45 2,806.45 

MODULE 
IX-SNC-10H INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,185.46 4,185.48 
IX-MA-460 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32 

889 9 755.51 
8810 
8810 RF Site 6 Turlock T x!Rx Site 
Item Description Qty 

Upgtade of Harris Mux Equipment 

Harris Mux Equipment (add to existing Harris Mux) 
IX-CM-5R-TD INTRAPLEX T1 TIME DELAY REDUNDANT COMMON 1 2,606.46 2,806.45 

MODULE 
IX-SNC-10H INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,165.46 4,165.46 
IX·MA-460 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32 

8810 7 282.26 
8811 

loP 
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Customer: Stanislaus Co unty 

•• Dale Quote Issued: April 9, 2015 

talt Dale file last saved: April 9, 2015 
Days valid from issue dale: 45 

Currency: USD 
communications DelivefY: 12 weeks 

Document Type: Firm Quotation 
Tail Communications Project Number. 50-01 077 
15342 Park Row Customer: Stanislaus County 
Houston Texas, 77084 Contact Name: Kurt Kline 
USA Regional Sales Manager: Pete Sinclair 

System Sales Engineer: RF 

Quotation#: 60·01077 Stanislaus Diablo Gn~nde OS2 Phase I Expansion v3 rkf201S·04-09.xlsm 

System Description 
This is a firm quotation valid for 45 days for a 3 site expansion to Stanislaus County QS2 simulcast system that was purchased several years ago. This VHF (148-174MHz) 
system was configured with 6 Tx/Rx sites with a total of 2 channels per site (Sheriff 1 and County Fire 1). There were no Rx-Only sites. Base slallon format is TB8100. Rack 
system is lab rack. Power supply is AC/DC12aux12. The phase I expansion will include an additional channel (LG2 Roads) at 2 Tx/Rx siles and 2 Rx-Only sites. The original 
sites haven't been Installed yet and only Ml Oso (Main Tx/Rx site) and the 911 (Central Voter sile) will be installed as part of !he. expansion. 

BB11 RFSite7 Pump Station 2 Rx-Only Site 
Item Description Qty 

Channel1 - Sheriff 1 (Rx-Only) 

Channel 2- County Fire 1 (Rx-Only) 

Channel 3- LG 2 Roads (Rx-On/y) 

Rx-Only Equipment 3-channel Rx-Onty Reciter Rack 
TB8145-B33J-OOOO-J400-10 Anlg 148-174M 3RxACDC12aux12 USC 1 7,913.25 7,913.25 
T-L001 FaclofY test, build to specifications 8 100.00 800.00 

Site Hardware 
950-00053-04 S66M2-5T -128LR Punch Block Prewired with 12 & 8 wire 1 106.33 106.33 

Jacks 
950-00053-05 MC4 Type 66 Clear Block Cover 1 1.88 1.88 
950-00053-06 SA1 -100 Bridging Clips 100 per Bag 1 5.08 5.08 
Rack01 191N 7FT Rack, Black (Includes 2 power strips and ground 1 1,080.79 1,080.79 

bar) 
M-Int-Panel Intra-, Inter System Connection Panel, Hardware and cables 

'1 625.00 625.00 

DST-10 Newmar DC Distribution and breaker panel 10 1 570.32 570.32 

PBA-10 Newmar Plug in breaker: 1 0 amp 5 36.13 180.65 

Site Combining Equipment 
13US3161 Expansion Phase I Diablo Grande Pump Station 2 1 2,116.13 2,116.13 

Rack01 191N 7FT Rack, Black (Includes 2 power strips and ground 1 1,080.79 1,080.79 
bar) 

Harris Mux Equipment 
IX-ACS-163-ACC INTRAPLEX ACS T1 MUX AC RJ48C 1 3,241 .94 3,241.94 
IX-PSY60AC Power Supply Y-Series 60W, redundant AC PS for ACS-163- 1 774.19 774.19 

ACC 
IX-VF-25 4 Channel 4Wire E&M Voice Card (Requires adapter) 1 430.65 430.65 

IX-MA-306C ASSY W/MOD CONN RJ45 1 285.48 285.48 
8B11 19 212.46 

8812 
BB12 RF Site 8 Pump Station 3 Rx-Only Site 
Item Description Qty 

Channel1 - Sheriff 1 (Rx-Only) 

Channel 2- County Fire 1 (Rx-Only) 

Channel 3- LG 2 Roads (Rx-Only) 

Rx-Only Equipment 3·channel Rx-Only Reciter Rack 
TB8145-B33J-OOOO..J400-10 Anlg 148-174M 3RxACDC12aux12 USC 1 7,913.25 7,913.25 

T-L001 Facto'Y test, build to specifications 8 100.00 800.00 

Site Hardware 
950-00053-04 S66M2-5T-128LR Punch Block Prewired with 12 & 8 wire 1 106.33 106.33 

Jacks 
950-00053-05 MC4 Type 66 Clear Block Cover 1 1.88 1.88 
950-00053-06 SA1-100 Bridging Clips 100 per Bag 1 5,08 5.08 
Rack01 191N 7FT Rack, Black (Includes 2 power strips and ground 1 1,080.79 1,080.79 

bar) 
M-Ini-Panel Intra-, Inter System Connection Panel, Hardware and cables 1 625.00 625.00 

DST-10 Newmar DC Distribution and breaker panel 10 1 570.32 570.32 

PBA-10 Newmar Plug In breaker: 10 amp 5 36.13 180.65 

Site Combining Equipment 
13US3162 Expansion Phase I Diablo Grande Pump Station 3 1 2,116.13 2,116.13 

Rack01 191N 7FT Rack, Black (Includes 2 power strips and ground 1 1,080.79 1.080.79 
bar) 

Harris Mux Equipment 
IX-ACS-163-ACC INTRAPLEX ACS T1 MUX AC RJ48C 1 3,241.94 3,241.94 
IX-PSY60AC Power Supply Y-Series 60W. redundant AC PS for ACS-163· 1 774.19 774.19 

ACC 
IX-VF-25 4 Channel 4Wire E&M Voice Card (Requires adapter) 1 430.65 430.65 
IX-MA-306C ASSY WIMOD CONN RJ45 1 285.48 285.48 

8812 19212.46 

50.Q10n Stlt'Wai.IS Diablo Gnlnde QS2 PhaH I ~nsbnvJ r1d2015-04..Q9 
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• talt 
cc.mmunir~tloM 

Tall Communications 
15342 Park Row 
Houston Texas, 77084 
USA 

Customer: Stanislaus CountY 

Date Quote issued: April 9, 2015 
Dale nle last saved: April 9. 2015 

Days valid from issue date: 45 
Currency: USD 
Delivery: 12 weeks 

Document Type: Firm Quotation 
Project Number: 50-01077 

Customer. Stanislaus County 
Contact Name: Kurt Kline 

Regional Sales Manager: Pete Sinclair 
System Sales Engineer: RF 

Quotation#: 60·01077 Slanlslaua Dllblo Gr•ndt QS2 Phaae I Expansion vl rkl2015-1l4·0ll.• lsm 

System Description 
This is a firm quotation valid for 45 days for a 3 sile expansion to Stanislaus County QS2 simulcast system that was purchased several years ago. This VHF (148-174MHz) 
system was configured with 6 Tx/Rx slles with a total ol 2 channels per site (Sherifl1 and County Fire 1). There were no ~-Only sJtes. Base station formal is TB8100. Rack 
system is lab rack. Power supply Is AC/DC 12aux12. The phase I exPansion will include an addllional channel (LG2 Roads) at 2 Txt~ sites and 2 Rx-Only silas. The original 
sites haven't been installed yet and only Ml Oso (Main Tx/Rx sile) and the 911 (Central Voter site) will be installed as part or the expansion. 

8813 
BB13 RF Site 9 Club House Tx/Rx Site 
Item Description Qty 

QS2 Simulcast Channel 
TB8135-H2MJ-OOOO.A400-10 

TBA101D 
TBM03-10 

Cllannel 1 - Sheriff 1 (Tx/Rx} 

Channel 2- County Fire 1 (Tx/Rx- Simplex) 

Channel 3- LG 2 Roads (Tx/Rx) 

TB8100 Repeater for each channel 

Anlg Bsln/Rplr 440-480M 100W HD26 Eth ACaux12 USC 

T88100 HD26to DB251olerface Board 
TB81 00 Relay Coax Assembly Fit with Single Mounting 
Bracket 

(Add coax relay to County Fire 1 cllannel for simplex operation) 

QS2 Site Controller Equpment 
T605-26-81 01 

T605-26-6201 

T-L001 

Frequency Reference 
SecureSync 113,00,00,00,00,00,00 

Model8230 
Model8226 
950-00031-00 
950-00031·01 
T991-09-0001 

Misc-32 

Silo Hardware 
TMM02-01 
Reck01 

M-Int-Panel 

TaltNet Remote Site Unit Simulcast1 Channel GPS Black 

TailNel Remote Site Uolt Simulcast 2 Channels GPS Black 

Factory test. build to specifications 

Spectracom Master Oscillator with 1 x 10M Hz & 1 x 1 PPS 
output AC/1 2VDC 
Spectracom GPS Antenna 
Spectracom Antenna Line Surge Supressor 
LDCBS1X2-N, GPS Antenna Spllller 
MLA20RPDC·N, GPS Line Amplifier 
19" 1RU Black Duplexer Mounting Tray (Fits 2 Nolcl] 
Duplexers) 
Miscellaneous hardware. consumables 

Standard Microphone 
191N 7FT Rack. Black (loctudes 2 power strips and ground 
bar) 
Intra-, Inter System Connection Panel. Hardware and cables 

GPS Antenna Cable (Antenna to Polyphaser) 

3 

10 

EZ-600-NMH·D LMR EZ-600 N Male connector (Times Microwave) 1 
EZ-600-TM LMR EZ-600 Male TNC connector (Times Microwave) 1 
LMR-600 LMR-600 cable per foot (Times Microwave) 170 
EZ-600-NMH-D LMR EZ-600 N Male conoector (Times Microwave) 2 
921226-001 Cold Shrink Weatherproofing Kit (411476) 2 
CSGL5·15B4-T Grounding Kits (1 every 7511 run) 2 

GPS Antenna Cable (Polyphaser to Equipment) 
DGXZ+06NFNF-A Polyphaser GPS & Tower Top Protector (414436) 2 
EZ-600-NMH·D LMR EZ-600 N Male connector (Times Microwave) 2 
LMR-600 LMR-600 cable per root (Times Microwave) 40 
EZ-600-NF LMR EZ-600 N Female connector (Times Microwave) 2 
219·02597-00 CBL RF Lead SMA Nlype T/Orca 2 
Mise GPS Twr Mise GPS Tower hardware. hangers, hoist grips, jumpers, 1 

polyphaser, etc. per slle. 

Site Combining Equipment 
13US3160 
Rack01 

Harris Mux Equipment 
IX·DCS-9560TD-ACC 
IX-PSY60AC 

IX-DCSMAP 
IX-SNC-101T 

Expansion Phase I Diablo Granda Club House 
191N 7FT Rack, Black (Includes 2 power strips and ground 
bar) 

TIME DELAY T1 DCSSRVR AC RJ46C 
Power Supply Y-Series 60W, redundant AC PS for ACS-163· 
ACC 
INTRAPLEX PROGRAM MAP FOR 1 DCS SERVER 
INTRAPLEX SYNCHROCAST3 TX TIMING MOD 

5ot1 

6.144.00 

45.75 
361 .75 

1.677.00 

2,314.50 

100.00 

5,370.97 

264.52 
290.32 
333.33 
466.67 
105.00 

463.33 

41.25 
1,080.79 

625.00 

12.15 
20.10 
1.92 

12.15 
23.07 
33.99 

103.70 
12.15 
1.92 

17.60 
18.00 

291 .67 

5.503.23 
1,080.79 

7,287.10 
774.19 

645.16 
4,185.48 

18.432.00 

45.75 
381 .75 

1,677.00 

2.314.50 

1,000.00 

5,370.97 

264.52 
290.32 
333.33 
466.67 
105.00 

483.33 

41.25 
1.080.79 

625.00 

12.15 
20.10 

326.84 
24.31 
46.14 
67.97 

207.41 
24.31 
76.90 
35.20 
36.00 

291.67 

5,503.23 
1,080.79 

7,287.10 
774.19 

645.16 
4.185.48 
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Customer: Stanislaus County 

•• Dale Quote Issued: April 9, 2015 

talt Date me last saved: Apri l 9, 2015 
Days valid from Issue date: 45 

Currency: USD 
communiC<~tloos Delivery: 12 weeks 

Document Type: Firm Quotation 
Tall Communications Project Number: 50-01077 
15342 Park Row Customer: Stanislaus County 
Houston Texas, 77084 Contact Name: Kurt Kline 
USA Regional Sales Manager: Pete Sinclair 

System Sales Engineer: RF 

Quotation#: 50·01017 Stanlslau• Diablo Or•nde 051 Phan I Exponalon v3 rkl2015·0-4·09.xlsm 

System Description 
This Is a firm quotation valid lor 45 days for a 3 site expansion to Stanislaus County QS2 simulcast system that was purchased several years ago. This VHF (148-174MHz) 
system was configured with 6 Tx/Rx sites wllh a total of2 channels per site (Sheriff 1 and County Fire 1 ). There were no Rx·Only sites. Base station format Is TBB100. Rack 
system Is lab rack. Power supply Is AC/DC12aux12. The phase I expansion will include an additional channel (LG2 Roads) at 2 Tx/Rx sites and 2 Rx-Only sHes. The original 
sites haven't been Installed yet and only Mt Oso (Main Tx!Rx site) and the 911 (Central Voter site) will be Installed as part of the expansion. 

IX-MA·4BO lNTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290,32 290.32 
IX-VF-25 4 Channel 4Wire E&M Voice Card (Requires adapter) 1 430.65 430.65 
IX-MA·306C ASSY W/MOD CONN RJ45 1 285.A8 285.48 

BB13 64 583.59 
8838 
B838 Freight 
Item Description Qty 
Mlsc-06 Esllmated Freight Charges (See Note Terms and 1 3,500.00 3,500.00 

Conditions) 
BB38 3 500.00 

BB39A 
BB39A System Support and Maintenance 
Item Description Qty 
QS2·Support-Taii·Year 1 Service Advantage Agreement Year-1 - per year 1 9,554.16 9,554.16 

8B39A subtotal 9 554.16 
BB39B 
System Installation Services 
Item Description Qly 

Site Installations 
L-012-Ext Infrastructure Installation 1 34,023.14 34,023.14 

BB39B subtotal 34 023.14 
BB40 
B840 Project wo111s and services 
M·QS2·SYS QS2 Custom Documentation and Manuals (2 copies) 3,000.00 
L-004 System Design Engineering 61,600.00 
L-CAT System stagifl!l per dav at on·slle location 14,000.00 
L-005 System Commissioning 12,600.00 
L-FSAT Final System Acceptance Testing 12,600.00 
L-PM Project Management 46,285.71 
L-T&L Total T&L Expenses 8,625,00 

8840TIL 158 710.71 

Bulldlno Block Surnmarv 
BB1 Control Site 91 1 Building BB1 Total: 4,894.10 
BB2 Control Site 911 Building 6B2Tolal: 4,894.10 
BB3 Conllol Site 91 1 Building 6B3 Total: 23,731.70 
BB4 Control Site 91 1 Building BB4 Total : 18,658.06 

BB5RF Site 1 6B5Total : 11,352.02 
6B6RF Site2 666 Total: 22,023.58 
6B7 RF Site3 667 Total : 9,755.51 
B89RF Site 5 BB9Total : 9,755.51 

BB10 RF Site 6 BB10 Total: 7,282.26 
8B11 RF Site 7 6811 Total: 19,212.46 
B612 RF Site 8 6B12 Total: 19,212.46 
6613 RF Site 9 6B13 Total: 54,563.59 

8638 Freight BB38 Total : 3,500.00 
8B39A System Support end Maintenance 6639A Total: 9,554.16 

System lnslallallon Services B839B Total: 34,023.14 
8840 Project wolils and services BB40Tolal: 158,710.71 

Sub-Total USD 411,143.37 
Sales Tax oo Equipment 7 625% t5,658.35 

GRAND TOTAL 426,801.72 

siiiieO'ileiiVervisan-esur-iiaii!Oiiivliilii·s·ubiecifac:OnfirmattoiiroiiOwiilii.ieceiiii.iiloi"diif:"'-----·---.. ·-·--· .. --·-·--- ·--·-·--·-·--·--·--·--·-·----.. -·-·- ............ 

Tail's standard terms and conditions of sale apply. A copy Is available upon request. Tail reserves the right to amend the quotation In lha event of typographical or mathematical 
error, or in case of new i nformation, specifications or requirements. 
Following standard payment terms apply: 30% Invoiced on execution of the contractual agreement, 50% Immediately upon shipment or equipment; 1 0% upon commissioning of 
Eaulpment or lhirtv (30) davs after shipment whichever occurs sooner; 10% upon Final Svstem Acceptance or sixtv (60) davs after shipment whichever occurs sooner. 
No Taxes or other local fees are included in the pricing shown and w111 be charged as per the applicable rates 
Tall banking details for payment by electronic transfer of funds: HSBC Bank USA 021001088 
Delivery EXW Tail Office Houston Texas USA. 
Tall assumes suitable froouencies will be available for the svslem. No Freauencv analvsis has been done bv Tail lor this svstem. 
Support Agreement pricing presented In this quote is based upon this unique list of hardware and software. The Support Agreement pricing for the final system to be purchased 
will be calculated per the final agreed hardware and software list mutually agreed upon by TAfT and the customer. 
· 1 ne eXls 1ng 4.>1 l.lHZ nnK rrom MOaesto to me " ' t..emre neeas to oe upgreaoea o a 1 nnK. :.tan s1aus t..oun y IS o provme a anonne nnK as an m enm measure un 11 tney 
lnslall an Exalt T1 m icrowave link to replace the 4.9 GHz.link. Similarly, the Oakdale and Newman links require a T1 landline link as an Interim measure until they Install an Exalt 
Microwave link. Stanislaus County Is also required to provide 1 T1 link from the 911 Centre to the Club House and then from lhe Club House to Pump Slallon 2 and Pump 
Sl ellon 3 to replace the current 4 wire telephone lines. 
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Customer: Stanislaus County 

• Date Quote issued: April 9, 2015 

talt Dale file last saved: April 9, 2015 
Days valid from issue date: 45 

Currency: USD 
communl~llo.,s Delivery: 12 weeks 

Document Type: Firm Quotation 
Tail Communications Project Number: 50-01077 
15342 Park Row Customer: Stanislaus County 
Houston Texas, 77084 Contact Name: Kurt Kline 
USA Regional Sales Manager: Pete Sinclair 

System Sales Engineer: RF 

Quotation#: 60·01077 Stanialaua Diablo Grande 052 Phase ! Expanaton v3 rkf201 5·04-09.xlsm 

System Description 
This Is a firm quotation valid for 45 days for a 3 site expansion to Stanislaus County QS2 simulcast system that was purchased several years ago. This VHF (14B-174MHz) 
system was configured with 6 Tx/Rx sites with a total or 2 channels per slle (Sheriff 1 and County Fire 1). There were no Rx-Only sites. Base station format is TB8100. Rack 
system is lab rack. Power supply Is AC/OC12aux12. The phase I expansion will include an additional channel (LG2 Roads) at 2 Tx/Rx sites and 2 Rx-Only sites. The original 
sites haven't been installed yet and only Mt Oso (Main Tx/Rx slle) and the 911 (Central Voter slle) will be Installed as part or the expansion. 

This equipment list was reviewed and approved by Stanislaus In November 2013 and is based on adding equipment to an existing system. Should any existing equipment differ 
from the assumptions made this equipment will need to be purchased separately. 
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EXHIBIT 8 

AT&T T1 Line Quote 
Frontier T1 Line Quote 
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Customer: 
Address: 
City/State/ZIP: 

Contact Name: 
Phone/Email: 

at&t 

Stanislaus County R911 
3705 Oakdale Road 
Modesto, CA 

Kurt Kline 
209-552-3938 

Executive Summary of Charges 

Budgetary 

A Location is SR91 1 3705 Oakdale Rd Modesto Ca 95357 

AT&T 
1025 13th Street, 3rd Floor 
Modesto, CA 95354 
Bilf Crah 
(209) 578-7574 / bill.crah@att.com 

Date: 4/1/2015 
Quote#: 4152015 

Project: Radio Circuits 
SPIN: 
Term: Ca1Net 2 
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3 Year 5 Year 

A locati on Z loca':ion Servi ce Month ly Install ivionthly Install V:onthly 1nstall 

3705 Oa'<dale ~oad, Vlodesto 9521 v:orton Javis J rive PP-Tl 5578.12 {2} $2,290.78 $559.45 51,390.78 $537.43 51,390.78 

9521 Y.orton Davis Drive 
5301 Diab lo Grande Parkway 

{ 0 ump #2} 
PTP-Tl 5252.74 (1} $2,068.78 5252.74 (1) $2,068.78 $252.74 ( 1) $2,068.78 

952.1 Morton Javis ;:>rive 
5301 J iablo Grande =>ark\vay 

PTP-Tl 5252.74 (1) $2,068.78 5252.74 (1} 52,068.78 5252.74 (1) 52,068.78 
( =>ump #:3) 

$1,083.60 56,428.34 51,064.93 $5,528.34 51,042.91 55,528.34 

(1} 1 o term pricing on local PT?s 

(2) 48 month payback on monthly charge and increased i nsta ll charge by going mont h to month on Modesto to Morton Davis Drive T1 

Please give me a cal l and I w il l explain the pricing and my notes. 

Thanks, M ike 

Michael Hogan 
Enterprise Account Manager- California 
Frontier Communications 
9260 East Stockton Blvd 
Elk Grove, CA 95624 
916-691-5844 (0) 916-595-3030 (C) 
585-292-9590 (F) 
michael.hogan@ftr.com 

rontier textir;g •• - ...... 
Cloud-based te<ting for your Enterprise 1 Click here to learn more 
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Customer. Stanosl aus County 

•• Date Quote issued: April 9, 2015 

talt Date file last saved: April 9, 2015 

Days valid from issue date: 45 
Currency: USD 

comrnunicalions Delivery: 12 weeks 

Tall Communications 
Document Type: Firm Quotation 
Project Number. 50·01Dn 

15342 Park Row Customer: Stanislaus Coumy 
Housto n Texas, 77084 Contact Name: Kurt Kline 
USA Regional Sales Manager: Pete Sinclair 

System Sales Engineer: RF 

Quotation#: 50·01077 Srantslaus Diablo Grande QS2 Phase I E•panslon V3 t~17015.Q~ .o9.xlam 

System Description 
This is a firm quotaUon valid for 45 days lor a 3 site expansion to Stanislaus County QS2 simulcast system that was purchased several years ago. This VHF (148-174MHz) 
system was configured with 6 TXIRx sites with a total or 2 channels per site (Sheriff 1 and County Fire 1). There were no Rx-Only sites. Base station format is TB8100. Rack 
system is lab rack. Power supply Is AC/DC12aux12. The phase I expansion will include an additional channel (LG2 Roads) at 2 Tx/Rx sites and 2 Rx-Only sites. The original 
sites haven't been installed yet and only Mt Oso (Main Tx/Rx site) and the 911 (Central Voter site) will be installed as part of the expansion. 

System Building Blocks 
B81 
BB1 Control Site 911 Building 
Item Description Qty 
QS2 Controller Equipment 
T805-22-0000 TaitNet Audio Signal Processor Simulcast Card 3 638.25 1,91 4.75 
QS2 Voter Equipment 
JPSSVM-2 JPS Site Voter Module (IPN-950·00070·00) 3 926.45 2,779.35 
Site Hardware 
T-L001 Factory test. build to specifications 2 100.00 200.00 

881 4 894.10 
882 
BB2 Control Site 911 Building 
Item Description Qty 
QS2 Con troller Equipment 
T805-22-0000 TaitNet Audio Signal Processor Simulcast Card 3 638.25 1.914.75 
QS2 Voter Equipment 
JPS SVM-2 JPS Site Voter Module (IPN-950-00070-00) 3 926.45 2,779.35 
Site Hardware 
T-L001 Factory test, build to speclncatlons 2 100.00 200.00 

882 4 894.10 
B83 
BB3 Control Site 911 Building LG2 Roads- New QS2 Control Equipment 
Item Description Qty 
QS2 Controller Equipment 
T805-24-8000 Tai!Net Audio Signal Processor Simulcast S\lbrack Black 1 2.057.25 2.057.25 
T805-22-0000 TaitNet Audio Signal Processor Simulcast Card 10 638.25 6,382.50 
T809-1 0-97C2 TSOO PSU 30A 1 00-240V AC 2U Black Dual with Diode 1 1.420.50 1.420.50 

Combining 
QS2 Voter Equipment 
JPS SNV-12 JPS SNV-12 Voter (IPN-950·00069-00) 1 5,161 .29 5,161 .29 
JPS SVM-2 JPS Site Voter Module (IPN-950-00070·00) 7 926.45 6,485.16 
Site Hardware 
M-Ini-Panel 

Intra-, Inter System Connection Panel, Hardware and cables 1 625.00 625.00 

T-L001 Factory test, build to specifications 16 100.00 1,600.00 
B83 23 731.70 

B84 
BB4 Control Site 911 Building Unking Mux Equipment 
Item Description Qty 
Upgrade of Harris Mux Equipment to Include Synchrocast and new Sites to 911 Centre 
IX-SNC-101S INTRAPLEX SYNCHROCAST3 CNTRL TIMING MOD 1 4,185.48 4,185.48 
IX-MA·480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32 
IX-VF-25 4 Channel 4Wire E&M Voice Card (Requires adapter) 6 430.65 2,583.87 
IX-MA-306C ASSY W/MOD CONN RJ45 6 285.48 1,712.90 
Harris Mux Equipment needed to Include Synchrocast lo r Monitor Receiver back to 91 1 Centre 
IX-ACS-163TD-ACC INTRAPLEX ACS T1 TIME DELAY MUX RJ8C AC 1 3,919.35 3,919.35 
IX-PSY60AC Power Supply Y-Series SOW, redundant AC PS lor ACS-163· 1 774.19 774.19 

ACC 
IX·SNC-101T INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,185.48 4.185.48 
IX·MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32 
IX-VF-25 4 Channei 4Wire E&M Voice Card (Requires adapter) 1 430.65 430.65 
IX-MA-306C ASSY W/MOD CONN RJ45 1 285.48 285.48 

884 18 658.06 
886 
BB5 RF Site 1 Modesto Tx/Rx Site 
Item Description Qty 

Channe/1 - Shertff 1 (Tx!Rx) using existing equipment 

Channel 2- County Fire 1 (Tx/Rx - Simplex) using exisllng equipment 

Channel 3- LG 2 Roads (Rx-Only) 

QS2 Simulcast Channel LG2 Roads (Rx·Only) 
TBA50B3·0JOO TB8100 Reciter RxOnly 148-174M isol HD26 Ethernet 1 2.273.25 2,273.25 
TBA101D TB81 00 HD26 to DB25 Interface Board 1 45.75 45.75 

(Replace the TB9100 reciter In tire the existing LG2 rack with a T88100 RK-Only recite~? 

las2 Simulcast Channel County Fire 1 
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Commission Board 
Bill Zoslocki, President 

Bill O’Brien, Vice President 
Jim Holgersson, Modesto City Manager 

Stan Risen, Stanislaus County C.E.O. 
Ed Katen, Mayor, City of Newman 

Adam Christianson, Sheriff, Stanislaus County 
Sean Slamon, Fire Chief, City of Modesto 

3705 Oakdale Rd. 
Modesto, CA  95357 

Phone:  209.552.3900     Fax:  209.552.3950 
________________________________________________________________________ 

 CONSOLIDATED EMERGENCY DISPATCH AGENCY COMMISSION 

MINUTES 
August 19, 2015 

REGULAR MEETING 
1:00 p.m. 

City-County Administration Building 
1010 10th Street, Board Chambers 

Modesto, CA 95354 
Commission Members Present:  President, Bill Zoslocki; Vice-President Bill O’Brien; Stanislaus 
County C.E.O., Stan Risen; Chief of Police for City of Newman, Randy Richardson (alternate for 
Mayor Ed Katen);  Dale Skiles (alternate for Sheriff Christianson); Fire Chief for City of Modesto, 
Sean Slamon       
Absent:  Modesto City Manager, Jim Holgersson, Stanislaus County Sheriff, Adam Christianson, 
City of Newman Mayor, Ed Katen      

I. Open and Welcome
 II. Pledge of Allegiance to the Flag
III. Public Comment Period

There were no public comments
IV. Consent Calendar

A. O’Brien/Skiles unan. 

* 1.  Approved Minutes from July 22, 2015
* 2.  Approved Minutes from Joint Special Meeting of the Consolidated

Emergency Dispatch Agency Commission and the Dispatch Advisory Board 
from July 22, 2015 

V. Agenda Items
B. Miscellaneous

1. Skiles/O’Brien (5-1)   (Zoslocki opposed)  Approved Diablo Grande Emergency
Communications Facilities Financing Agreement

2. Risen/Slamon unan. Continued to the October 2015 meeting, referring it to the
City Manager’s Group first to have an opportunity to review the Recommended
Changes Prescribed by the Governance/Cost Allocation Subcommittee in
Response to the Matrix Report Recommendations on Governance.
City of Modesto, Deputy City Manager Joe Lopez reviewed the
recommendation along with a Power Point presentation.  There were
additional comments from City of Modesto Chief of Police, Galen Carroll; City
of Waterford City Manager, Tim Ogden; and City of Hughson City Manager,
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Consolidated Emergency Dispatch Agency Commission Agenda 
August 19, 2015 
Page 2 

 

Raul Mendez.  C.E.O. Risen spoke to clarify the relationship between the 
Commission and the cities is based on collaboration.  He reminded that the 
costs involved are not controlled by the Sheriff; these are pass-through costs 
that go through the Sheriff’s department budget and then bill directly to the 
cities. 

Adjournment at 1:44 p.m. 

ATTESTED:  Kaye-Marie Newell, Consolidated Emergency Dispatch Agency 
Commission Clerk.  The above is a summary of the minutes of the governing Board of 
the Consolidated Emergency Dispatch Agency Commission.  Complete audio 
minutes are available from the Stanislaus Regional 9-1-1 Administrative office.  
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Diablo Grande Specific Plan, Phase I 

Page i 
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Draft 

ADDENDUM 

to 

DIABLO GRANDE SPECIFIC PLAN 

ENVIRONMENTAL IMPACT REPORT 

for 

DIABLO GRANDE SPECIFIC PLAN 

AMENDMENT 2016 

for adoption by the 

Stanislaus County Board of Supervisors 

September 28, 2016

EXHIBIT GPC-68
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INTRODUCTION 

On December 7, 1999, the County of Stanislaus certified the Diablo Grande Specific Plan EIR, 

as supplemented by the Water Resources Plan SEIR, for Phase I of the Diablo Grande 

development (“Phase I” or "Diablo Grande project"), defined as the Phase 1 Preliminary 

Development Plan Area and the Entry Area.  The Diablo Grande Specific Plan EIR 

(“DGSPEIR”) and the Water Resources Plan SEIR (“WRPSEIR”) analyzed the environmental 

impacts associated with the development of the Diablo Grande project.  In May, 2004, an 

Addendum to the WRPSEIR was prepared in connection with certain changes to the manner in 

which water for Phase 1 is being provided.  All references herein to the WRPSEIR shall refer to 

the WRPSEIR and the 2004 Addendum, unless otherwise stated. The purpose of this Addendum 

is to provide additional information relating to changes in the manner in which Phase I is being 

developed.  In short, Diablo Grande proposes an amendment to the Phase I Preliminary 

Development Plan (the “Phase I PDP”), described below, to 1) reflect current conditions at the 

site including: i) the Legends Golf Course closure, ii) modifications to the emergency 

communication system, and iii) the construction of the sewer line to the City of Patterson; and, 2) 

to revise the Preliminary Development Plan Land Use designations to provide a broader range of 

residential unit and lot sizes and types, increase development density, and utilize the 15% unit 

shift between villages allowed by the Specific Plan.  Consistent with the adopted EIR and 

Specific Plan, residential development after the amendment is projected at 2,354 units.  This falls 

within the adopted EIR range of 1,870 to 2,530 units for Village 1 (Page III-13) (See Diablo 

Grande 2016 Specific Plan Amendment Overview.)    Diablo Grande further proposes to amend 

the Specific Plan to allow for minor modifications to the Phase I PDP land plan, circulation plan 

and design standards.
1
  The Phase I PDP will also be expanded to include the Entry Area, which

has always been shown for development as part of the approved Phase I development, but carried 

with it its own title.  From this point forward, the Phase I PDP will include the development 

proposed within both Oak Flat Village and the Entry Area, as shown on the maps attached to 

Chapter 7.0 of the Diablo Grande Specific Plan.   The entire Phase I PDP will be served by water 

acquired by the Western Hills Water District (“WHWD”) from the Kern County Water Agency 

(“KCWA”) consistent with all previous project approvals.  This addendum has been prepared to 

satisfy the requirements of subdivision (e) of section 15164 of the CEQA Guidelines for “[a] 

brief explanation of the decision not to prepare a subsequent EIR pursuant to Section 15162.” 

EXISTING DIABLO GRANDE APPROVALS 

1
 Although no amendment to the Specific Plan is required to allow for the additional units 

proposed, the Specific Plan will be modified to reflect the density transfer to ensure 

consistency between the Phase I PDP and the Specific Plan. 
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The Diablo Grande Specific Plan ("Specific Plan") was first approved and DGSPEIR was 

certified by the County in 1993.  These documents envisioned a project of 5,000 dwelling units, 

and ancillary uses on an approximately 30,000 acre site.  Program level environmental review 

was done on the whole of the project, while project specific environmental review was 

performed on the Phase I PDP area, which included approximately 2,055 residential units on 

2,300 acres [See DGSPEIR Figures III.D-5 (2,000 units), Figure III.D-6 (2,000 acres), and Table 

III.D-E (2,020 units), and Figure III.D-7 (35 additional Entry Area units on 300 acres)].  2,200

dwellings units were projected for the Oak Flat Village (Table III.D-c) with a permissible 15%

increase or decrease as identified in the DGSPEIR which provided for a dwelling unit range of

1,870 and 2,520 (Page III-13).  The Phase I PDP is located within the Oak Flat Village.  Table

III.D-C of the DGSPEIR also provided for up to 100 estate lots in conservation areas

surrounding the villages proposed for development, without description as to how many could

encircle each village.  The Specific Plan provided that there could be up to a 15% density

transfer between each of the proposed five villages without requiring a specific plan amendment

and the DGSPEIR analyzed the impacts associated with the project as defined in the Specific

Plan.  Accordingly, under the Specific Plan approved in 1999, Phase I area could include the

development of up to 2,358 residential units.
2
 The Specific Plan further recognized that market

conditions, more detailed topographic maps, and completion of more detailed studies could also

result in changes to the mix and location of dwelling units within each phase of development and

allowed for such revisions provided that the 15% density transfer was not exceeded [See Diablo

Grande Specific Plan at Page 33].    The Specific Plan and the DGSPEIR concluded that the

provision of this internal flexibility would not significantly alter the potential impacts of the

project [See Diablo Grande Specific Plan at Page 33].  On December 7, 1999, the County

adopted the Specific Plan and certified the DGSPEIR for Phase I of the Diablo Grande Project

and approved the Phase I PDP.

To date, the Diablo Grande Specific Plan has been amended four (4) times.  Amendments 

have (1) clarified the water source, (2) permitted Diablo Grande to participate with the City of 

Patterson in a Regional Sewer Treatment system, (3) added some additional lot development 

categories, and (4) modified the Town Center/Hotel/Conference Center site configuration.  

Throughout these amendments, the Phase I PDP has been modified, and the number of lots 

proposed for development within Phase I has changed.  The current approved Phase I PDP 

provides for 2,038 dwelling units within the Phase I PDP, and up to an additional 35 in the Entry 

Area.   

2
 The DGSPEIR Table III.D-E provided for a Phase I total dwelling unit count of 2,020 units 

which could be subject to the 15% density transfer.  This would allow an increase in units 

to up to 2,323.  The 35 Entry Area lots are separate, and when combined together with 

the 2,323 units, up to 2,358 units can be constructed within the Phase I PDP area without 

the need for a Specific Plan Amendment. 
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DESCRIPTION OF CHANGES TO THE PHASE I PDP 

As permissible under the Specific Plan, the Phase I PDP will be amended to 1) reflect current 

conditions at the site including: i) the Legends Golf Course closure, ii) modifications to the 

emergency communication system, and iii) the construction of the sewer line to the City of 

Patterson; and, 2) to revise the Preliminary Development Plan Land Use designations to provide 

a broader range of residential unit and lot sizes and types, increase development density, and 

utilize the 15% unit shift between villages allowed by the Specific Plan.  Consistent with the 

adopted EIR and Specific Plan, residential development after the amendment is projected at 

2,354 units.  This falls within the adopted EIR range of 1,870 to 2,530 units for Village 1 (Page 

III-13) (See Diablo Grande 2016 Specific Plan Amendment Overview.)  Diablo Grande further

proposes to amend the Specific Plan to allow for minor modifications to the Phase I PDP land

plan, circulation plan and design standards.

Although the Specific Plan does not need to be amended to allow for this increase in 

units, the Specific Plan will be modified to include an updated dwelling unit count to document 

the density transfer and ensure consistency between the Specific Plan and other project 

approvals.  While the development of the Phase I PDP may not result in all 2,354 dwelling units 

being constructed at full buildout, this change will allow up to the full amount analyzed in the 

DGSPEIR.  Any units constructed in the Entry Area will count against the total permissible unit 

count for the Phase I PDP of 2,354 units. 

Additionally, as contemplated in the approved Specific Plan, the proposed land plan calls 

for a change in the density and mixture of housing types provided within the project area.  The 

currently approved Phase I PDP provides for a mixture of 1,111 detached single-family units on 

5,000, 8,000, 10,000, 20,000, and 40,000 square foot plus lots, and 927 small lot, attached or 

multiple family units.  The new land use plan provides for 2,174 detached single-family units on 

4,000, 5,000, 6,000, 8,000, 10,000, 20,000 and 40,000 square foot plus lots, and 180 small lot 

detached or attached single-family or condo type units.  To allow for the creation of additional 

smaller detached single-family lot product, the Specific Plan's Medium Density designation will 

be amended to allow for single-family detached units on 2,800 square foot lots.   

Additionally, the Specific Plan will be amended to allow:  (1) minor modifications to lot 

development standards (setbacks, lot widths, etc.); (2) minor revisions to the Hotel 

Conference/Town Center (now referred to as the Resort Commercial Center), to maintain its size 

and function, but to slightly relocate it in better proximity to the existing golf clubhouse and 

community core; (3) an increase in parks, open space and trails; and (4) minor modifications to 

the circulation plan  The amendments are referred to collectively as "SPA5."  The proposed 

amendments and technical clarifications are all highlighted in the Specific Plan submitted to the 

County, and are available for review. 
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PURPOSE OF THE ADDENDUM 

This Addendum has been prepared, consistent with the requirements of the California 

Environmental Quality Act (“CEQA”) found in Public Resources Code section 21000 et seq, and 

its implementing guidelines found in Title 14 California Code of Regulations, section 15000 et 

seq. ("CEQA Guidelines").  The Addendum addresses SPA5 and documents the County's 

assessment of whether the circumstances requiring a subsequent or supplemental EIR under 

CEQA section 21166 or CEQA Guidelines section 15162 have been triggered.  As discussed 

below, the County concludes that a subsequent or supplemental EIR is not required in connection 

with the County's actions with respect to SPA5. 

Section 21166/Guidelines Section 15162 Analysis 

The Addendum must address whether any of the conditions set forth in Public Resources 

Code section 21166, and its implementing guideline, section 15162 of the CEQA Guidelines, are 

met.  Thus, in this analysis, this Addendum first identifies what inquiry these sections require, 

and then directly answers this inquiry. 

A. The Question: Section 21166 and Section 15162 require 

that the County answer the question of whether SPA5 will 

result in new or substantially more severe significant 

environmental effects which were not identified in the prior 

DGSPEIR or the WRPSEIR. 

Public Resources Code section 21166 provides as follows:  

“When an environmental impact report has been prepared for a project pursuant to 

this division, no subsequent or supplemental environmental impact report shall be 

required by the lead agency or by any responsible agency, unless one or more of 

the following events occurs: 

“ (a) Substantial changes are proposed in the project which will require 

major revisions of the environmental impact report. 

“ (b) Substantial changes occur with respect to the circumstances under 

which the project is being undertaken which will require major revisions 

in the environmental impact report. 

“ (c) New information, which was not known and could not have been 

known at the time the environmental impact report was certified as 

complete, becomes available.” 
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Subdivisions (a) and (b) of section 21166 require inquiry into whether the amendments 

proposed with SPA5 result in a “substantial change . . . which will require major revisions of the 

environmental impact report.”  This question has two sub-parts:  First, is this a substantial 

change in the project requiring a major revision of the DGSPEIR or the WRPSEIR, pursuant to 

subdivision (a) of section 21166?  Second, is this a substantial change with respect to the 

circumstances under which this project is being undertaken, pursuant to subdivision (b) of 

section 21166?  Both questions will be addressed concurrently herein. 

CEQA Guidelines section 15162 provides additional guidance interpreting section 21166 

and explaining how the County should go about asking and answering these questions.  For 

example, with respect to the question of whether there are “substantial changes” in the project, 

subdivision (a)(1) provides that a subsequent or supplemental EIR is required if: 

“Substantial changes are proposed in the project which will require major 

revisions of the previous EIR . . . due to the involvement of new significant 

environmental effects or a substantial increase in the severity of previously 
identified significant effects.” (Emphasis added.) 

Likewise, with respect to whether there are “substantial changes with respect to the 

circumstances under which the project is being undertaken,” subdivision (a)(2) similarly 

provides that a subsequent or supplemental EIR is required if: 

“Substantial changes occur with respect to the circumstances under which the 

project is undertaken which will require major revision of the previous EIR . . . 

due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified significant effects.”  (Emphasis 

added.) 

Thus, the question which this Addendum must answer is whether the amendments 

proposed in SPA5 will result in new significant environmental effects or a substantial increase in 

the severity of previously identified significant effects which would require major revisions to 

the DGSPEIR or the WRPSEIR. 

In addition, the County must also consider, pursuant to CEQA section 21166, the 

question of whether new information has become available which was not known and could not 

have been known at the time of certification of the project EIRs which shows any of the 

following: 

“ (A) The project will have one or more significant effects not discussed in the 

previous EIR or negative declaration; 
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“ (B) Significant effects previously examined will be substantially more severe 

than shown in the previous EIR; 

“ (C) Mitigation measures or alternatives previously found not to be feasible 

would in fact be feasible and would substantially reduce one or more significant 

effects of the project, but the project proponents decline to adopt the mitigation 

measure or alternative; or 

“ (D) Mitigation measures or alternatives which are considerably different from 

those analyzed in the previous EIR would substantially reduce one or more 

significant effects on the environment, but the project proponents decline to adopt 

the mitigation measure or alternative.” 

CEQA Guidelines section 15162(a)(3). 

B. The Answer:  No, the amendments proposed with SPA5 

will NOT result in any new significant environmental effect or 

a substantial increase in the severity of previously identified 

significant effects, not already disclosed in the DGSPEIR or the 

WRPSEIR, nor is there any new information which will 

require the preparation of a subsequent or supplemental EIR. 

For the reasons stated herein, the County independently determines that the amendments 

proposed with SPA5 will not result in any new or any increased environmental effects not 

already disclosed in the DGSPEIR or the WRPSEIR, nor is there any new information which 

will require the preparation of a subsequent or supplemental EIR. 

With respect to the first question, the County finds that the amendments proposed with 

SPA5 will result in not result in substantial changes to the approved Project which would have 

significant environmental effects at the Diablo Grande project site other than those previously 

considered in the DGSPEIR and the WRPSEIR.  With respect to the second question, the County 

finds that the amendments proposed with SPA5 will not result substantial changes to the 

circumstances under which the Project is undertaken which require significant revisions to the 

certified DGSPEIR or WRPSEIR.  In addition, the County finds that no new information not 

known when the previous EIRs were certified has been identified which shows that the 

amendments proposed with SPA5 will have one or more significant effects not discussed in the 

DGSPEIR or WRPSEIR; or significant effects previously examined will be substantially more 

severe than shown in the DGSPEIR or WRPSEIR; mitigation measures or alternatives previously 

found to be infeasible would in fact be feasible and would substantially reduce one or more 

significant effects of the Phase I PDP project; or mitigation measures or alternatives which are 
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considerably different from those analyzed in the DGSPEIR or WRPSEIR would substantially 

reduce one or more significant effects of the Phase I PDP project.  

However, the County finds that the proposed amendment requires minor and technical 

modifications to the DGSPEIR and therefore has prepared an addendum entitled "“SPECIFIC 

DISCUSSION OF POTENTIAL IMPACTS ASSOCIATED WITH THE AMENDMENTS 

PROPOSED WITH SPA5."   

Attached hereto as an Appendix is the detailed environmental analysis supporting the 

County’s findings.  For the reasons set forth above and in the Appendix, the County of Stanislaus 

finds that none of the circumstances set forth in Public Resources Code section 21166, as 

codified in CEQA Guidelines section 15162, requiring preparation of a subsequent or 

supplemental EIR, have been triggered. 

APPENDIX 

SPECIFIC DISCUSSION OF POTENTIAL IMPACTS ASSOCIATED WITH THE 

AMENDMENTS PROPOSED WITH SPA5 

On December 7, 1999, the County of Stanislaus certified the Diablo Grande Specific Plan EIR, 

as supplemented by the Water Resources Plan SEIR, for Phase I of the Diablo Grande 

development (“Phase I” or "Diablo Grande project"), including the Phase I Preliminary 

Development Plan area and the Entry Area.  The Diablo Grande Specific Plan EIR 

(“DGSPEIR”) and the Water Resources Plan SEIR (“WRPSEIR”) analyzed the environmental 

impacts associated with the development of the Diablo Grande project.  In May, 2004, an 

Addendum to the WRPSEIR was prepared in connection with certain changes to the manner in 

which water for Phase 1 is being provided.  All references herein to the WRPSEIR shall refer to 

the WRPSEIR and the 2004 Addendum, unless otherwise stated. The purpose of this Addendum 

is to provide additional information relating to changes in the manner in which Phase I is being 

developed.  In short, Diablo Grande proposes an amendment to the Phase I Preliminary 

Development Plan (the “Phase I PDP”), described below, to 1) reflect current conditions at the 

site including: i) the Legends Golf Course closure, ii) modifications to the emergency 

communication system, and iii) the construction of the sewer line to the City of Patterson; and, 2) 

to revise the Preliminary Development Plan Land Use designations to provide a broader range of 

residential unit and lot sizes and types, increase development density, and utilize the 15% unit 

shift between villages allowed by the Specific Plan.  Consistent with the adopted EIR and 

Specific Plan, residential development after the amendment is projected at 2,354 units.  This falls 

within the adopted EIR range of 1,870 to 2,530 units for Village 1 (Page III-13) (See Diablo 

Grande 2016 Specific Plan Amendment Overview.)  Diablo Grande further proposes to amend 

the Specific Plan to allow for minor modifications to the Phase I PDP land plan, circulation plan 
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and design standards.
3
  The Phase I PDP will also include the Entry Area, which has always been

shown for development as part of the approved Phase I development, but carried with it its own 

title.  From this point forward, the Phase I PDP will include the development proposed within 

both Oak Flat Village and the Entry Area, as shown on the maps attached to Chapter 7.0 of the 

Diablo Grande Specific Plan.   The entire Phase I PDP will be served by water acquired by the 

Western Hills Water District (“WHWD”) from the Kern County Water Agency (“KCWA”) 

consistent with all previous project approvals.  This addendum has been prepared to satisfy the 

requirements of subdivision (e) of section 15164 of the CEQA Guidelines for “[a] brief 

explanation of the decision not to prepare a subsequent EIR pursuant to Section 15162.” 

The Diablo Grande Specific Plan ("Specific Plan") was first approved and DGSPEIR was 

certified by the County in 1993.  These documents envisioned a project of 5,000 dwelling units, 

and ancillary uses on an approximately 30,000 acre site.  Program level environmental review 

was done on the whole of the project, while project specific environmental review was 

performed on the Phase I PDP area, which included approximately 2,055 residential units and 

other amenities on 2,300 acres [See DGSPEIR Figures III.D-5 (2,000 units), Figure III.D-6 

(2,000 acres), and Table III.D-E (2,020 units), and Figure III.D-7 (35 additional Entry Area 

units)].  2,200 dwellings units were projected for the Oak Flat Village, within which the Phase I 

PDP is located (Table III.D-C).  Table III.D-C of the DGSPEIR also provided for up to 100 

estate lots in conservation areas surrounding the villages proposed for development, without 

description as to how many could encircle each village.  The Specific Plan (Page 33) and 

DGSPEIR (Page III-13) provided that there could be up to a 15% density transfer between each 

of the proposed five villages without requiring a specific plan amendment.  Accordingly, under 

the Specific Plan approved in 1999, the Phase I area could include the development of up to 

2,358 residential units.
4
  The Specific Plan further recognized that market conditions, more

detailed topographic maps, and completion of more detailed studies could also result in changes 

to the mix and location of dwelling units within each phase of development and allowed for such 

revisions provided that the 15% density transfer was not exceeded [See Specific Plan at 33].  The 

Specific Plan and the DGSPEIR concluded that provision of this internal flexibility would not 

significantly alter the potential impacts of the project [See Specific Plan at 33].  On December 7, 

1999, the County adopted the Specific Plan and certified the DGSPEIR for Phase I of the Diablo 

Grande Project and approve the Phase I PDP.  

3
 Although no amendment to the Specific Plan is required to allow for the additional units 

proposed, the Specific Plan will be modified to reflect the density transfer to ensure 

consistency between the Phase I PDP and the Specific Plan. 

4
 The DGSPEIR Table III.D-E provided for a Phase I total dwelling unit count of 2,020 units 

which could be subject to the 15% density transfer.  This would allow an increase in units 

to up to 2,323.  The 35 Entry Area lots are separate, and when combined together with 

the 2,323 units, up to 2,358 units can be constructed within the Phase I PDP area without 

the need for a Specific Plan Amendment. 
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To date, the Diablo Grande Specific Plan has been amended four (4) times.  Amendments 

have (1) clarified the water source, (2) permitted Diablo Grande to participate with the City of 

Patterson in a Regional Sewer Treatment system, (3) added some additional lot development 

categories, and (4) modified the Town Center/Hotel/Conference Center site configuration.  

Throughout these amendments, the Phase I PDP has been modified, and the number of lots 

proposed for development within Phase I has changed.  The current approved Phase I PDP 

provides for 2,038 dwelling units within the Phase I PDP, and up to an additional 35 in the Entry 

Area.   

DESCRIPTION OF CHANGES TO THE PHASE I PDP 

As anticipated in the Specific Plan and considered in the DGSPEIR, market conditions 

necessitate a change in the land use mix and unit count within the Phase I PDP Area.  As 

permissible under the Specific Plan, the Phase I PDP will be amended to allow for the 

construction of 2,354 total dwelling units which represents a 15% increase in units from the units 

approved in the DGSPEIR, and a slightly lower percentage increase when compared with the 

currently approved 2,073 dwelling units within Phase I (with 2,038 dwelling units located within 

the Phase 1 PDP area and 35 dwelling units within the Entry Area).  

Although the Specific Plan does not need to be amended to allow for this increase in 

units, the Specific Plan will be modified to include an updated dwelling unit count to document 

the density transfer and to ensure consistency between the Specific Plan and other project 

approvals.  While the development of the Phase I PDP may not result in all 2,354 dwelling units 

being constructed at full buildout, this change will allow up to the full amount provided for in the 

DGSPEIR.  Any units constructed in the Entry Area will count against the total permissible unit 

count for the Phase I PDP of 2,354 units. 

Additionally, as contemplated in the approved Specific Plan, the proposed land plan calls 

for a change in the density and mixture of housing types provided within the project area.  The 

currently approved Phase I PDP provides for a mixture of 1,111 detached single-family units on 

4,000, 5,000, 6,000, 8,000, 10,000, 20,000, and 40,000 square foot plus lots, and 927 small lot, 

attached or multiple family units.  The new land use plan provides for 2,174 detached single-

family units on 5,000, 8,000, 10,000, 20,000 and 40,000 square foot plus lots, and 180 small lot 

detached or attached single-family or condo type units.  To allow for the creation of additional 

smaller detached single-family lot product, the Specific Plan's Medium Density designation will 

be amended to allow for single-family detached units on 2,800 square foot lots.   

Additionally, the Specific Plan will be amended to allow:  (1) minor modifications to lot 

development standards (setbacks, lot widths, etc.); (2) minor revisions to the Hotel 

Conference/Town Center (now referred to as the Resort Commercial Center), to maintain its size 

and function, but to slightly relocate it in better proximity to the existing golf clubhouse and 
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community core; (3) an increase in parks, open space and trails; and (4) minor modifications to 

the circulation plan.  The proposed amendments are referred to collectively as "SPA5."  These 

amendments and the proposed technical clarifications are all highlighted in the Specific Plan 

submitted to the County, and are available for review. 

The following provides Stanislaus County staff’s analysis of impacts specifically associated with 

the amendments proposed with SPA5: 

Aesthetics.  

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  The amendments do not propose any

change in the location of development under the Specific Plan as originally adopted and

which was analyzed in the DGSPEIR and WRPSEIR, and will not change the

development area of Phase 1.  Nor do the amendments propose changes to the land use

categories included within Phase 1.  SPA5 proposes changes to the land plan that increase

densities and congregates them into more easily developable (flatter) areas of the site.  As

such, the overall areas proposed for grading is reduced, and major hilltops are preserved.

A number of these major hilltop areas are proposed for grading and home sites under the

current Phase 1 PDP.  As such, the changes proposed with SPA5 would result in fewer

homes on hills and therefore more views of hill sides, hilltops and open space after SPA5

is approved.  Even though The Legends Golf Course area is being partially developed as

new residences, open space and park areas throughout the project are increasing which

will have a positive impact on the overall visual quality of the Phase 1 development.  As

such, the changes to the aesthetics (See Phase 1 - Statement of Overriding

Considerations: Visual Quality) of the area will still be significant, but will not result in

any additional or substantially more severe significant aesthetics impacts beyond those

already analyzed, mitigated, and/or the subject of an overriding consideration finding in

the previous project environmental review for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Aesthetics: (a) there have been no substantial changes in the project since its adoption,

as the project is consistent with the proposed Specific Plan land uses, and the

development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to aesthetics.
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Agricultural Resources. 

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  The amendments do not propose any

change in the location of development under the Specific Plan as originally adopted and

which was analyzed in the DGSPEIR and WRPSEIR, and will not change the

development area of Phase 1.  As such, no additional lands will be taken out of

production, beyond those already projected to be impacted with the development of the

Phase I PDP and analyzed in the DGSPEIR and the WRPSEIR.  The changes to

agricultural resources will still be significant (See Phase 1 - Statement of Overriding

Considerations: Open Space and Rangeland), but will not result in any additional or

substantially more severe significant agricultural resource impacts beyond those already

analyzed, mitigated, and/or the subject of an overriding consideration finding in the

previous project environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Agricultural Resources: (a) there have been no substantial changes in the project since

its adoption, as the project is consistent with the proposed Specific Plan land uses, and

the development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to agricultural resources.

Air Quality.  

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  The Phase I PDP amendments

proposed will increase the number of lots which may be constructed within the Phase I

PDP, but the increase in lots is within the variance considered as part of the project

analyzed in the DGSPEIR (reference page III-13: “Up to 15 percent transfer of residential

density between each village is proposed.”) and authorized in the currently approved

Specific Plan.  Accordingly, the increase in number of units is a clarification made to the

Specific Plan to ensure consistency with the proposed PDP I rather than a substantive

amendment to the Specific Plan.  Construction impacts will not be increased due to the

amendments proposed with SPA5, as the estimated construction time periods are not
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expected to change.  Operational air quality impacts also will not change as the 

DGSPEIR analysis was based on a consideration of the total number of units proposed 

for Phase I and the whole project and the total number of units potentially authorized in 

Phase I exceeds that currently proposed.  The conclusion was that the project resulted in 

significant and unavoidable air quality impacts for both Phase 1 and for total project 

buildout.  The County, in approving the Specific Plan, adopted Statement of Overriding 

Considerations concerning all impacts which remained significant even with mitigation, 

including air quality impacts, and imposed mitigation measures which apply to both 

Phase 1 and the total then contemplated project, and are the same in both instances.  All 

mitigation measures adopted will continue to apply to all units at the site.  As such, after 

project approval, the impacts of the project on Air Quality will still be significant (See 

Phase 1 - Statement of Overriding Considerations).  The SPA5 amendments to the Phase 

1 PDP for the Diablo Grande development will not result in any additional or more 

severe significant air quality impacts beyond those already analyzed, mitigated, and/or 

the subject of an overriding consideration finding in the previous project environmental 

review for the Diablo Grande Specific Plan. 

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Air Quality: (a) there have been no substantial changes in the project since its

adoption, as the project is consistent with the proposed Specific Plan land uses, and the

development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to air quality.

Biological Resources.  

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  The amendments proposed will not

change the location of development under the Specific Plan as originally adopted and

analyzed in the DGSPEIR and WRPSEIR and will not change the development area of

Phase 1 or increase the land area already planned for disturbance.  As such, after project

approval, the impacts of the project on biological resources (See Phase 1 - Overriding

Consideration Findings: Vegetation and Wildlife) will still be significant.  The SPA5

amendments and the changes to the Phase I PDP will not result in any additional or

substantially more severe significant biological resources impacts beyond those already

PC-80



Addendum to Diablo Grande Specific Plan EIR and Water Resources Plan Supplemental EIR 

Diablo Grande Specific Plan, Phase I 

Page xiv 

-xiv-  

   
 

analyzed, mitigated, and/or the subject of an overriding consideration finding in the 

previous project environmental review conducted for the Specific Plan.   

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Biological Resources: (a) there have been no substantial changes in the project since its

adoption, as the project is consistent with the proposed Specific Plan land uses, and the

development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption.  Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to biological resources.

Cultural Resources.  

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  The amendments proposed will alter

the mixture and density of uses within the Phase I PDP, but all approved uses will occur

on lands already proposed for development under the current Phase I PDP.  The

amendments do not propose any change in the location of development under the

Specific Plan as originally adopted and which was analyzed in the DGSPEIR and

WRPSEIR and will not change the development area of Phase 1 or increase the lands

already planned for disturbance.  As such, after project approval, there will be no

additional or substantially more severe significant impacts from the project on cultural

resources not already identified and mitigated to a level of less than significant (See

Phase 1 – Findings of Significant Environmental Impact).  The SPA5 amendments and

the changes to the Phase I PDP will not result in any additional or substantially more

severe cultural resources impacts beyond those already analyzed and mitigated in the

previous project environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Cultural Resources: (a) there have been no substantial changes in the project since its

adoption, as the project is consistent with the proposed Specific Plan land uses, and the

development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project
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adoption. Based on the foregoing, the events set forth in Public Resources Code Section 

21166 have not occurred with respect to cultural resources. 

Geology and Soils.   

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

development is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  The amendments proposed will alter

the mixture of residential units provided and make other minor modifications to the land

plan within the Phase I PDP, but all uses will occur on lands already proposed for

development under the current Phase I PDP.  In certain areas of the Phase I PDP, the

amendments will permit for more intense development than was originally proposed, and

this development will be concentrated into areas of flatter ground, while preserving

steeper areas and major hilltops.  As such, it is expected that there will be a substantial

reduction in grading on slopes and hilltop areas in relation to what would be required to

develop the Phase 1 PDP as currently proposed.   Not only is the amount of grading

required being reduced, but all grading will continue to be balanced on site, and tiered

where feasible to retain as much of the existing site topography as possible.  All grading

will continue to be performed consistent with all adopted mitigation measures for the

project.  Even with the implementation of a number of mitigation measures, the impact

on geology and soils was significant (See Phase 1 – Statement of Overriding

Considerations: Geology, Soils and Seismicity).  Twenty-one (21) of the twenty-three

(23) mitigation measures that were adopted with the project apply to the grading that will

occur within the Phase I PDP area, the other two (2) related to off-site roadway

construction.  Even with the proposed changes to the Phase 1 PDP, and the reduction of

grading for the project, it is possible that some of the development grading may be

needed on areas with slopes over 25%.  This is also the case with the existing Phase 1

PDP before SPA 5.  To address this concern, the mitigation measure 5 in the Diablo

Grande Mitigation Monitoring and Reporting Plan (the “MMRP”) requires a higher level

of geotechnical analysis when grading on slopes over 25% occurs.  This mitigation

measure has been complied with in the past, and will continue to be implemented.  As

such, the amendments proposed with SPA5 will result in reduced grading at the site, all

grading will comply with all currently adopted mitigation measures for the project.  The

amendments proposed with SPA5 will not result in a substantial new, or significantly

increased, impact on geology and soils impacts beyond those already analyzed, mitigated,

and/or the subject of an overriding consideration finding in the previous project

environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will

apply to the project.
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3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Geology and Soils: (a) there have been no substantial changes in the project since its

adoption, as the project is consistent with the proposed Specific Plan land uses, and the

development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to geology and soils.

Hazards and Hazardous Materials. 

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  The amendments proposed will alter

the configuration of Phase I PDP land plan, but all approved uses will occur on lands

already proposed for development under the current Phase I PDP.  Further, the

amendments do not propose any new uses in the Phase I PDP.  As such, there is no

proposal to impact any additional lands not already planned for disturbance to some level

nor is there a proposal to impact the land by introduction of a new, unanticipated use.

Since the approved uses will occur on lands already slated for development, it is not

expected that there will be an increased exposure to hazards or hazardous materials.  The

impacts from hazardous materials and waste were assessed and were mitigated to a level

of less than significant (Phase 1 – Findings of Significant Environmental Impact) and the

amendments proposed with SPA5 and the changes to the Phase I PDP will not result in

any additional or more severe significant hazards and hazardous materials impacts

beyond those already analyzed and mitigated in the previous project environmental

review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Hazards and Hazardous Materials: (a) there have been no substantial changes in the

project since its adoption, as the project is consistent with the proposed Specific Plan land

uses, and the development type and density; (b) there have been no substantial changes in

the circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to hazards and hazardous materials.
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Hydrology and Water Quality. 

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  Although the Specific Plan

amendment will result in reconfiguration of the Phase I PDP land plan, the area of

development will not be changed from that currently approved.  Due to a slight increase

in development intensity, runoff may slightly increase as well.  The mitigation measures

that require no increase in off-site runoff flows will continue to be enforced.  As such,

and upon approval of SPA5, it will be necessary for the Diablo Grande Storm Water

Master Plan to be reviewed, and updated if needed.  Updates would be expected to be

minor, and would continue to provide storm drainage conveyance and storage through

existing facilities, with minor modifications or adjustments.  Compliance with the

adopted mitigation measures will assure that runoff impacts and the possible increase in

urban pollutants will continue to be mitigated to a level of less than significant (Phase 1 –

Findings of Significant Environmental Impact).  The required Golf Course Management

Plan has already been prepared, and the amendments proposed will not affect this plan.

As no lots are proposed closer to the golf course than originally projected and the acreage

devoted to the golf course in Phase 1 has been reduced, with the extra land mainly being

absorbed in creek side protection areas adjacent to the Golf Course along Salado Creek

and its tributaries.  Based on the foregoing, the amendments proposed with SPA5 will not

result in any additional or more severe significant hydrology or water quality impacts

beyond those already analyzed and mitigated in the previous project environmental

review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Hydrology and Water Quality: (a) there have been no substantial changes in the project

since its adoption, as the project is consistent with the proposed Specific Plan land uses,

and the development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to hydrology and water quality.
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Land Use and Planning. 

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  No new unanticipated uses are being

proposed.  Instead, the changes are minor ones to the density mix and configuration of

the approved land uses.  The project remains consistent with the adopted County General

Plan, will not conflict with any adopted environmental plans or policies, will not be

incompatible with existing land uses in the area, will not affect agricultural resources or

operations and will not disrupt an established community, to a level not already analyzed,

mitigated and/or the subject of an overriding consideration finding in the previous project

environmental review.  Based on the foregoing, the amendments proposed with SPA5 for

the Diablo Grande development will not result in any additional or substantially more

severe significant land use and planning impacts beyond those already analyzed,

mitigated, and/or the subject of an overriding consideration finding in the previous

project environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Land  Use and Planning: (a) there have been no substantial changes in the project since

its  adoption, as the project is consistent with the proposed Specific Plan land uses, and

the development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to land use and planning.

Mineral Resources.  

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  No significant impacts to mineral

resources have been identified as a result of Phase 1 in the prior environmental review for

the Diablo Grande Specific Plan.  While Specific Plan Amendment will allow for

changes in the Phase I PDP land plan, all uses will occur on lands currently proposed for

development.   Accordingly, the amendment will not result in any additional or

substantially more severe significant impact on mineral resources beyond those already

analyzed and/or mitigated in the previous project environmental review conducted for the

Diablo Grande Specific Plan.
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2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Mineral Resources: (a) there have been no substantial changes in the project since its

adoption, as the project is consistent with the proposed Specific Plan land uses, and the

development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to mineral resources.

Noise.  

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  Although the Specific Plan

amendment will allow for changes in the configuration and density of development, they

will not result in exposure at the site to any substantial increases in noise on-site.  The

residential units will not be located closer to the roadways triggering any greater

exposure to traffic noise within the community.  The Entry Area falls outside of the 50

foot noise setback from Diablo Grande Parkway (referred to in the DGSPEIR as Oak Flat

Parkway in Table IV.J-A).  The four (4) noise mitigation measures adopted for the

project still apply and will be implemented.  With regard to off-site noise impacts, the

proposed unit count falls within the variance allowed for under the current Specific Plan.

The project environmental documents included a mitigation measure to be implemented

for off-site noise at the discretion of the County.  This mitigation measure will continue

to apply.  No new or increased impacts for noise are expected with the approval of SPA5

beyond those already analyzed and mitigated in the previous project environmental

review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Noise: (a) there have been no substantial changes in the project since its adoption, as

the project is consistent with the proposed Specific Plan land uses, and the development

type and density; (b) there have been no substantial changes in the circumstances under

which the project is being undertaken; and (c) there is no new information which was not

known or could not have been known at the time of project adoption. Based on the

foregoing, the events set forth in Public Resources Code Section 21166 have not occurred

with respect to noise.
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Population and Housing. 

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  As discussed above under the heading

of Land Use and Planning, the currently approved Specific Plan allows for a 15%

increase in development within the Phase I PDP area without amendment  The proposed

amendments to the Specific Plan, including minor changes in development standards and

residential density will not result in any additional or more severe significant population

and housing impacts beyond those already analyzed and mitigated in the previous project

environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Population and Housing: (a) there have been no substantial changes in the project since

its adoption, as the project is consistent with the proposed Specific Plan land uses, and

the development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to population and housing.

Public Services.   

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  The Western Hills Water District

(“WHWD”) provides water, sewer and storm drainage services to the site.  The WHWD

has stated that it is able to provide water and sewer service to the new Phase 1 PDP as

proposed.  Stanislaus County provides Sheriff and other services, and the West Stanislaus

Fire Protection District (“WSFPD”) provides fire service to the site.  The DGSPEIR and

WRPSEIR projected the Phase 1 PDP water use to be about 5,000 ac-ft of water per year.

Based on current water consumption rates, the lot size modifications, and the deletion of

The Legends Golf Course, current Phase 1 PDP yearly water projections are reduced to

about 3,000 ac-ft per year.  The WHWD has adopted a will serve letter for the updated

Phase 1 PDP.  The WHWD also has an agreement to deliver wastewater to the City of

Patterson.  This agreement provides for the transfer of up to 750,000 gallons per day to

the City of Patterson.  At current sewer discharge rates, and with the proposed lot size

modifications, the Phase 1 PDP will not generate sewer flows above those currently
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permitted and in place.  The WHWD has adopted a will serve letter for the updated Phase 

1 PDP.   The increase in residential units is within the range authorized in the current 

Specific Plan and evaluated in the certified environmental documents.  Therefore no 

additional of impacts associated with the increase in number of units is necessary.  The 

minor amendments proposed for the Specific Plan including changes in housing type 

mix, changes in density, modifications to development standards, minor revisions to the 

Resort Commercial Center site, increase in parks, open space and trails, and minor 

modifications to the circulation plan will not impact the intensity or level of public 

services beyond those of the project previously analyzed and approved.  Accordingly, the 

amendment will not result in any additional or substantially more severe significant 

impact on public services beyond those already analyzed, mitigated and/or the subject of 

an overriding consideration finding in the previous project environmental review.   

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Public Services: (a) there have been no substantial changes in the project since its

adoption, as the project is consistent with the proposed Specific Plan land uses, and the

development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to public services.

Recreation.   

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  The Diablo Grande Specific Plan and

mitigation measures require the provision of parks to County standards.  As part of the

SPA5 amendments, additional parkland has been added to the Phase I PDP to make sure

that the parkland provided meets County standards.  The Specific Plan amendments

proposed include an increase in park acreage to make sure that the General Plan standard

of 3 acres per 1,000 in population is met.  Based on the foregoing, the amendments

proposed with SPA5 will not result in any additional or more severe significant recreation

impacts beyond those already analyzed and mitigated in the previous project

environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will

apply to the project.
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3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Recreation: (a) there have been no substantial changes in the project since its adoption,

as the project is consistent with the proposed Specific Plan land uses, and the

development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to recreation.

Transportation and Traffic.   

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  The Specific Plan allows for a 15%

increase in residential units within Phase 1 PDP area without amendment and the

DGSPEIR analyzed the traffic impacts associated with development of Phase I PDP and

cumulative impacts associated with potential development of up to 5,000 units in the

entire project area.  The DGSPEIR and the MMRP provided mitigation measures for

Phase 1 and cumulative project development.  For development of the previously

contemplated entire 5,000 units, certain off-site improvements were required, and a

traffic fee established to collect fees to mitigate this impact.  This traffic fee is updated

regularly to make sure that it has current value based on a selected construction cost

index.  As required in the MMRP, any additional units, up to the 15% variance allowed

under the Specific Plan, will be required to pay the traffic fee on a per unit basis, and

therefore will continue to mitigate all off-site impacts for the project.  The only off-site

mitigation measures specifically related to Phase 1 are the possible signalization of the

Sperry Road/I-5 southbound intersection and the widening of Diablo Grande Parkway

(referred to in the MMRP as Oak Flat Road) to four lanes.  The Sperry/I-5 signal is only

to be monitored to determine if warrants are met.  Should development of Phase I result

in adverse impacts to this intersection, those impacts will be offset by the traffic fee

collected for each unit developed.  For Diablo Grande Parkway, the mitigation measure

10 on Page H-21 of the MMRP provides that the road is to be expanded prior to 700 peak

hour trips being reached and as determined to be warranted by traffic studies.  In 2014

traffic counts were performed to analyze current project trips.  With one operational golf

course and about 415 constructed and occupied units, the AM Peak Hour trips were 106,

and the PM Peak Hour trips were 143.  A simple analysis of increasing from 415 units to

2,354 units would increase the AM Peak Hour trips to about 600, and the PM Peak Hour

trips to about 800.  Traditional two-lane rural roadway capacities for rolling terrain are on

the order of 1,000 to 1,200 peak hour trips for level of service C operations.   Based on

the foregoing, the entire development of the project up to 2,354 units and one golf course

is expected to generate traffic around the current 700 peak hour trip threshold before road

widening is to be considered.  SPA5 also includes a request to defer the requirement to
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widen Diablo Grande Parkway to four lanes until after development of the Phase I PDP, 

as all roadway traffic will fall within the current roadway carrying capacity, County 

standards, and operate at a level of service C or better.  Any identified traffic 

improvements are the project’s responsibility, and would be adequate to serve the Phase I 

PDP.  As such, the proposed amendments will not require any additional traffic 

mitigation beyond that currently identified.  Due to the fact that each new unit will 

continue to pay the traffic fee, and that no additional off-site impacts will occur which are 

not mitigated, the amendments proposed with SPA5 will not result in any additional or 

more severe transportation and traffic impacts beyond those already analyzed, mitigated, 

and/or the subject of an overriding consideration finding in the previous project 

environmental review conducted for the Diablo Grande Specific Plan.   

2. All adopted mitigation measures from the certified environmental review will

apply to the project.

3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Transportation and Traffic: (a) there have been no substantial changes in the project

since its adoption, as the project is consistent with the proposed Specific Plan land uses,

and the development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to transportation and traffic.

Utilities and Service Systems.   

1. The current General Plan designation and zoning for the Diablo Grande Phase 1

PDP is Specific Plan.  The environmental review on the Diablo Grande project is

complete, and was certified on December 7, 1999.  The Specific Plan allows for a 15%

increase in residential units within the Phase 1 PDP area without amendment and the

DGSPEIR and WRSPEIR analyzed the impacts on utilities and service systems

associated with the approved Specific Plan.  The minor amendments currently proposed

will not affect the range, level or intensity of service required at the project site.  All

utility systems have been constructed to an adequate size to serve the range of project

development allowed for in the Specific Plan including the potential increase of 15% of

residential units.   The proposed amendments will not result in any additional or more

severe significant utilities and service systems impacts beyond those already analyzed,

mitigated, and/or the subject of an overriding consideration finding in the previous

project environmental review conducted for the Specific Plan.

2. All adopted mitigation measures from the certified environmental review will

apply to the project.
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3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Utilities and Service Systems: (a) there have been no substantial changes in the project

since its adoption, as the project is consistent with the proposed Specific Plan land uses,

and the development type and density; (b) there have been no substantial changes in the

circumstances under which the project is being undertaken; and (c) there is no new

information which was not known or could not have been known at the time of project

adoption. Based on the foregoing, the events set forth in Public Resources Code Section

21166 have not occurred with respect to utilities and service systems.

Mandatory Findings of Significance. 

1. Stanislaus County finds that there is no evidence that the amendments proposed

with SPA5 would result in the potential to degrade the quality of the environment,

substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife

population to drop below self-sustaining levels, threaten to eliminate a plant or animal

community, reduce the number or restrict the range of a rare or endangered plant or

animal or eliminate important examples of the major periods of California history or

prehistory, beyond those already analyzed, mitigated, and/or the subject of an overriding

consideration finding in the previous environmental review conducted for the Diablo

Grande Specific Plan Environmental Impact Report (i.e., the original Diablo Grande

Specific Plan Environmental Impact Report, as supplemented by the Diablo Grande

Water Resources Plan Supplemental Environmental Impact Report).

2. Stanislaus County finds that there is no evidence to indicate that the amendments

proposed with SPA5 would result in impacts that are individually limited, but

cumulatively considerable beyond those already analyzed, mitigated, and/or the subject

of an overriding consideration finding in the previous environmental review conducted

for the Diablo Grande Specific Plan Environmental Impact Report (i.e., the original

Diablo Grande Specific Plan Environmental Impact Report, as supplemented by the

Diablo Grande Water Resources Plan Supplemental Environmental Impact Report).

3. Stanislaus County finds that there is no evidence to indicate that the amendments

proposed with SPA5 would result in environmental effects which will cause substantial

adverse effects on human beings, either directly or indirectly beyond those already

analyzed, mitigated, and/or the subject of an overriding consideration finding in the

previous environmental review conducted for the Diablo Grande Specific Plan

Environmental Impact Report (i.e., the original Diablo Grande Specific Plan

Environmental Impact Report, as supplemented by the Diablo Grande Water Resources

Plan Supplemental Environmental Impact Report).
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4. In summary, and specifically, the amendments proposed with SPA5 will not result

in any new direct or indirect impacts related to the Diablo Grande Phase 1 project, nor do

the amendments proposed with SPA5 substantially change the Diablo Grande Phase 1

project.

SUMMARY 

Stanislaus County staff has independently evaluated the specific potential impacts of the 

amendments proposed with SPA5 as they relate to Aesthetics, Agricultural Resources, Air 

Quality, Biological Resources, Cultural Resources, Geology and Soils, Hazards and Hazardous 

Materials, Hydrology and Water Quality, Land Use and Planning, Mineral Resources, Noise, 

Population and Housing, Public Services, Recreation, Transportation and Traffic, and Utilities 

and Service Systems.  Stanislaus County independently concludes the following: 

1. Based on the analysis presented in the “SPECIFIC DISCUSSION OF

POTENTIAL IMPACTS ASSOCIATED WITH THE AMENDMENTS PROPOSED

WITH SPA5”, and the associated documentation (which is all incorporated into this

addendum), Stanislaus County staff finds that there will be no impacts to Aesthetics,

Agricultural Resources, Air Quality, Biological Resources, Cultural Resources, Geology

and Soils, Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use

and Planning, Mineral Resources, Noise, Population and Housing, Public Services,

Recreation, Transportation and Traffic, and Utilities and Service Systems in relation to

the amendments proposed with SPA5 above and beyond those already identified and

discussed in the Diablo Grande Specific Plan Environmental Impact Report as

supplemented by the Diablo Grande Water Resources Plan Supplemental Environmental

Impact Report.

2. Stanislaus County staff finds that none of the mandatory findings of significance

described in this Addendum can be made in relation the amendments proposed with

SPA5.

3. The current General Plan designation and zoning for the Diablo Grande Phase 1

project site is Specific Plan.  The environmental review on the Diablo Grande Phase 1

project is complete, and was certified on December 7, 1999.  The proposed amendments

to the Specific Plan contained in SPA5 fall within the threshold of significance

established in the Specific Plan and the adopted environmental documents.

4. Based on Stanislaus County’s independent analysis of potential impacts as

described in the Addendum and in other portions of the entire record, staff concludes that

the amendments proposed with SPA5 will not result in any additional impacts beyond

those already analyzed, mitigated, and/or the subject of an overriding consideration

finding in the previous Diablo Grande environmental review as they relate to Aesthetics,
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Agricultural Resources, Air Quality, Biological Resources, Cultural Resources, Geology 

and Soils, Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use 

and Planning, Mineral Resources, Noise, Population and Housing, Public Services, 

Recreation, Transportation and Traffic, and Utilities and Service Systems.  All adopted 

mitigation measures from the certified environmental review will apply to the Diablo 

Grande project after adoption of SPA5. 

5. Based on Stanislaus County’s independent analysis of potential impacts as

described in the Addendum and in other portions of the entire record, the amendments to

the Diablo Grande Specific Plan proposed with SPA5 will not result in any additional

impacts beyond those already analyzed, mitigated, and/or the subject of an overriding

consideration finding in the previous Diablo Grande environmental review as they relate

to Aesthetics, Agricultural Resources, Air Quality, Biological Resources, Cultural

Resources, Geology and Soils, Hazards and Hazardous Materials, Hydrology and Water

Quality, Land Use and Planning, Mineral Resources, Noise, Population and Housing,

Public Services, Recreation, Transportation and Traffic, and Utilities and Service

Systems.

6. None of the circumstances set forth in Public Resources Code section 21166, as

codified in CEQA Guidelines section 15162, requiring preparation of a subsequent or

supplemental EIR, have been triggered.  The Addendum has been prepared to satisfy the

requirements of subdivision (e) of section 15164 for a brief explanation of the decision

not to prepare a subsequent EIR pursuant to Section 15162
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Exhibit H – Diablo Grande 

Environmental Impact Reports 

Copies of the Diablo Grande Environmental Impact 
Reports are available for review at the County 
Planning Department Office or on the County’s 
website at:  

http://www.stancounty.com/planning/pl/act-projects.shtm 

***Copies of Exhibit H have been provided to each member of 
the Planning Commission as part of the April 6, 2017, 
Planning Commission Agenda packet.  
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THE FOLLOWING ARE ALL OF THE MITIGATION MEASURES li'ROM THE DEIR 
DATED AUGUST 31, 1992 AN D THE FEIR DATii:D .TUNK 15,1993, AS RE-ADOPTED BY 
THE STANlSLAOS COUNTY BOARD OF SUPERVlS()RS ON DECEMBER 7, 199!>. 
THESE MEASUlU::S HAVE RJ~EN IMPLI~M I~NTED AND WILL CONTINUE TO fiE 
JMPLF.MENTEO AS AP PROJ>tUATF. AND APPLICABLE THROUGHOUT 
CONSTRUCTION OF THE PROJECT. 

A. LANO USE: 

Phase l 

1. Continuance of litnitct! grazin~ on the si te shall be consitlered to help ofl'sel 
impacts dtte to the termination of Oak rhn ranch facilities in Phase l . To the 
satisfaction of the Planning Director, t!uring devcl<>pmcrH of Phase I the npplicant 
shall develop a program for maintaiuing limited gnw.ing in the overaU site. 

2. Off.sitc growth inducement along Oak Flat Road shall he mitigated by requirit,g 
scenic easeo1cnts or other vehicles for the maintenance of open space/agriculturol 
u~es adjacent to the road. Careful public and County review shaU be conducted 
for any proposed development along Oak Plat Road. 

3. To mitigate open space and agricultural land use impacts, minimal housiJlg 
development shnll be allowed in the proposed hill Conservation Areas along cul­
de-sac areas east of Oak Flat Parkway. 

4. To ensure open space lands remain open space in perpetuity,, scenic or open space 
easements shall be established for open space areas. If easements are- not po'ssible, 
the lands 1nny be cenveyed to the County or a deed restriction may· be im])lcmet1ted. 

5. A geoteclmical survey and recqrds search shall be conducted to conftrm the 
absence of hazardous wastes on the Phase 1 site prior to Final Map approval. 

FEIR 57;1 Me11surc.s Sh!':'ll be undertaken to limit access to the foLmcr bombing Tange which is 
adjacent to the project s ite by usc of signs and other n1euns ofinfotrnin& tbe,puhlic. 
These measures shtul not interfere with wildlife movement b~t~on the project site 
and the former bombing range. 

FEIR 189;1 Entry roadways should allow for acces$ by the adjoining ,ranch land uses. The 
roadways should be designed lo address the cattle ranching concerns qf adjacent 
lands including access to stock water for cattle and movement of cattle on both sitles 
of the roadways. 

'FEIR 318;J4 If the Board of Supc.:rvisors clelermiue:; that the project is a 'new town' or 'self­
contained cormnunity', on-sill! or in-lieu very low-, low-, aod moderate-income 
housing opportut'\ities as described in I lousing Element Progrruu 1.8 should be 
incorpotated into 1he specific plnnto the salisfac.tjon or the Planning Director. 

FEIR 319;22 In order to reduce the potcminl for unneccssaty migration of out-of-state workers 
and to increase the opportunity to bolster the local economy, the applicant should 
make n good-fait h cfTor1 10 the satisraction or lhc Plonning Director to provide 
project construction related jobs to California residents) with priority for workers 
who reside locally in the general reginn ol'the project site 
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l. and 
fEIR 180;32 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

1-\ dctailc.;d g~ulcChnicaJ evaJuntioJl shall bt: prcpun.:d HS pm I ul' lht: pr<>Jl!Cl tlt::;;ign 
process. The evaluation shall include the explOJation aud assessnwnl of soil, 
bc<lrock, groundwater, and other subsurface geologic condition~ under both ~.antic and 
seistnic.: conditions under b~>th static and seismic conditions. ;tnd building- und 
roadway-speci fie foundation and strucl1.1ral engineering. Site specific calcula ti ons on 
expected ground Hcceleration, amplitude and duration of seismic shi1king shnll be 
provided in the geotechnical study. The specific cvnhwtiun on the potential for 
secondary seismic impacts such as liqudaction, surface rupture and seismic-triggered 
landslides also will be assessed. Pmposed cut and 1111 slopes shall be evaluated under 
both static and seismic conditions so lhat soil and slope engineering criterin for 
evaluating cut and fill slope stability to provide soil engineering criteria for project 
grading, retaining wall structures, building and road foundntious and drainage 
systems can be provided. Th~ evaluation shall be bnscd on udequate S\trface nnd 
subsurface exploration, sampling, laboratory testing, ~llld engineering analysis. 

J>roperly qu~1lificd field engineers shall be used to perform grading 
ohservotivn anti testing dudog construction. TI1e progress of the earthwork~ 
construction shall be periodically evaluated by a certified engineering geologjst 
and/or geotechnical engineer. tmd incorporated into the Mitigation Monitoring 
Report. 

AJI development and grading plans for the project shnll be reviewed by a licensed 
civil engineer for c.ompliance with Chapter 70 of the Unifonn Building Code. The 
equnty shall make .the 1inal review, of plans nnd provide any additional conditions 
of approval prior to issuance of the grading and building permits. The U.S. Army 
Cot-ps of Engineet·s would be responsible for providing their approval of permits 
for grading done within their jurisd.iotion. 

Pote)ltially unstable slopes or cut and fill slopes created through p1·oject grading 
shall be stabilized through sitc·~pecific mitigation measures provided by a qualified 
geotedmical eng.ineer. Such measures may include soil s~r.ipping. scarification and 
recompaction, and/or the reduction of the p,roposed cuts, the ~o.nstruction of a 
buttressed fill, benched slopes, and/or retaining walls. Retaining walls shall be 
subdrained and designed to resist lateral pressures appropriate to the size ,of the 
backs lope. 

Grading generally shall not be permitted on s lopes greatet· than 25 percent Any 
exceptions to this shall be at the djscretion of the Public Works Depart.ment, and 
shall be required to include geotechnical analyses and erosion oontrol plans. 

In addition to groding being balanced on-site within each phase, grading activities 
shall be staggered so as to minimize the total area affected by gradiug at any given 
time. 

Lots shall be set back from the toe of slopes as recommended by the geotechnical 
engineer. 

The four development areas east of Oak Flat Road within Phose 1 shall be given 
special treatment to reduce the extent of topographic alteratiOns and lilnlt grading 
to retain natural contours. 

lntcrim unJ Final erosion cm1trol plans shall be prepared find subtnilt<.:d 10 the 
County for review and approval priol' to the issuance or grading pennits. Jf 
e~1rthworks construction is to take place during !he rniny season. a wet weather 
erosion protection program sh~l l be developed tll1d implemented. Measures thnt 
would be needed at any crossings of Salado. Crow, or Orestimba creeks as well 
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10. 

11 . 

12. 

13. 

14. 

lS.and 
FEIR 180;32 

16.and 
FEIR264;4 

17. 

18. 

19. 

I 

as their n.~.n tributaries include the installation ot .. ller berms, sandbag or straw 
bailed barriers anchored by rebar, siltation retention fences , and the retention of 
natural vegetation between the ero::;ion source and the sensitive area. Soi I piles 
shall be covered at the end of each day. During the rainy season, these wet 
weather erosion protection measures shall be stored on site. Prior to the onset of 
wet weather, areas disturbed by partially or completed grading shall be hydroseeded. 

To minimize erosion, siltation, and stream impacts, as little of the surface soils as 
possible shall be exposed during project grading and constructjon activities. 

Excavated materials shall not be sidecast during site preparation, construction, and 
final grooming of cuts and fills, when such materials could come to rest in 
pro:\Jmi ty to streams or gullies. Grueling shall be condncle<.l in such a marmer that 
downslope roll of rocks, boulders, und other soil material is minimized. 

lf a bon·ow S>ite must be develop~d, it shall be l6cared at an environmentally 
acceplable area, rhal tlvoids sensiUve·areas such as drain~e courses or steep slopes 
wh~re stream s iltati9n or erosio.n would' result. The borrow site shall be reclaimed 
following its use. · · 

In areas which require the removal of brush but not grading, the root crowns shall 
be left intact, so (lS to retard soil erosion. 

Project landscaping shall consist of deep-rooted drought resistant slu·ubs, trees, and 
ground covers instead of shallow-rooted species. 

All project components (cut and fi ll slopes, structures; utilities, roadways) shull 
be constructed according to all State and local building design standards that have 
been adopted by the Cottnty. Should the geotechnical study determine 01at the 
project site could be subject to more severe seismic parameters than those that 
were used as the busis for the county-adopted design standards, the project 
components shall be built to withstand the most conservative measures. 

All interior fixtures, utilities (i.e., water heaters) in public places, and those built 
into homes by homebuilders, shall be securely attached to reduce the risk of 
damage or injury from falling objects. 

An earthquake emet:gcocy pla.n for tho proposed project shall be prepared and 
incorporated into the pl·oposed project. The plan shall address what project related 
residents and en\ployees shall do in the event of nn earthquake. Community 
shelter locations shall be established and emergency exit routes made known. 

The:: found~tions of structures within areo.s of high liquefaelion potential shall be 
extended down beyond tl'c sandy deposits into solid bedrock material. Speciul 
eng.inccring procedures shall a.ls@ be implemented to ensure roadway protection 
from damage nnd/or clesure dlle to liquefaction. 

Adverse effects of expansive soils shall be mitignted by ex.tending building 
foundations below the zone of expansive soils subject to seasonal moisture 
variations, or by moisture conditioning fl.nd capping these soj}s with non-expansive 
soils to support foo tings and slabs. If relatively shallow, expam;ive soils could be 
removed below b\.1ildings or other improvements. However, the expansive 
potential of materials exposed beoealh the soils shal l be evaluutcd to deh.:rminc if 
soil removal if approprifltc. Roadways may require relatively thick layers of 
aggregate base nnd subbase ns well as a lruck section of asphaltic-concrete to 
minimize the potential clnmnge due to shrinking and swelling of soUs. The project 
gcotecl1nicnl ~nd structural engineers shall provide recouuuendations on the 
f'oumlalion design criteria and spacing, depth and diameter of foundation supporl 
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20. 

21. and 
FEIR 264;5 

22. 

23. 

j 

piers upon , .;View or soil strength data provtdcd in t •• v detailed geotecllnical report. 

Expansive soil removed from one area shall be placed in an area where the 
shrinking and swelling nature of the soil would not create significant adverse 
impact or result in damage to stntctures. 

Where corrosive soils pose a threat, underground and subsurface steel and cement 
structures shall be protected either through the provision of a buffer zone or trench 
filled with -non-corrosive material such as gravel or neutral soil, or the encasement 
or lining of the underground project improvements. 

Grading plans shall be prepared for the earthwork necessary to construct the Oak 
Flat Parkway, Primary Access Road, and Oak Flat Road. The plans shall be 
reviewed and approved by the County prior to issuance of the grading permit 

A slope stabi lity analys is of the lnrge landslide along the Oak Flat Road access 
shall bl; included as port of the detailed geotcohujcal report for the. project. The 
report shall provide recommendations for slope stability measure~ to ensure thnt 
future landsliding activities not impact the proposed roadway at its base. All 
recommended measures shall be incorporated into the proposed project plans. 

C. HYDROLOGV AND \YATER QUALITY: 

1. and 
FEIR 176~22 

2. 

3. 

4. 

5. 

6. 

7.and 

NPDES pem1it requirements for stormwuter discharge shall be.complicd with prior 
to starting any construction activities, either on a phase bl:lSis or by .jn~ividuaJ project 
components. The Stormwater Pollution Prev(:ntion Plnn must be developed and 
required protection in place before earthwork begins. AQdilional NPDES permits fQr 
the proposed land uses shall be obtained prior to theit operation. TI)~ ·project shall 
provide measures and practices to prevent pollution and prepare a 
stormwater discharge monitoring program to ensure c.ompliance with state and 
federal water quality objectives_ 

Although it was noted that the expected amount of surface runoff generated would 
not be s ignificant, when compared with the total annual surface runoff from the 
watersheds, the increased nows could impact the conditions of receiving creeks. 
lt1 order to offset this impnct the umoum of created impervious. sud·a~es should be 
minimized. 

The final project drainage systems shall be designed to control runoff volumes and 
velocities efficiently both during and after construction. Flow control measures 
could include terraces, detention basins, subsurface drains, berms and other 
diversions to keep water off exposed slopes and control water velocity. 

Erosion control measures shall be provided along project creeks in the vicinities 
of outfall structures to protect against erosion from increased surface flows. The 
level of erosion ~ontrol needed should be detennined by the project engineer and 
should not s ignificantly detract from the creeks biotic value. 

All project drainage systems shall be designed and constructed in confonnance 
with the Stanislaus County Drainage Ordinance, and FEMA and R WQCB 
regulations. 

Landscape irrigation practices shall be designed to maximize infiltration of surface 
water and minimize runoff 
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rFtR 15 7, I Prior to ap1_.~val of project drainage plans, lloodp ... ll) studies '>hall be cOntluctccl 
along Salado, Crow, and Orestimhn creeks. Study finuings $hould be incorporated 
and miti gall.!O (if nCI.:\ !$SIII )') in the filial dnd nng~· rlnns. [ b~ project drainag1..· plan!) 
shall be dcsignc:d tO ensure th at areas historically suhjc~·t to Oooding will cxpcricmcc 
no increase in the historicnl amount of now or incn.:as c.~ ill the length or time of 
inundation. 

8. The final project drainage plans shall be designed to ensure no net increase in 100-
year storm flows downstream of th~ site ncar l-5. Drainage plans for project 
phases constructed upstream of existing phases should include the reevaluation of 
the existing pbas~ drainage system and the Ltpgmdin~ (i f n~ccssary) shoukl the 
system not be of adequate size to handle additional fl ows from upstream future 
phases. Upgrading measures could include the replacement of smaller.sizecl 
drainage p)pes with pipes of larger diameter, the construction of additional 
detention basins, and/or the enlargement of existing detention basins. 

9. Project structures, utilities, and roadways shall be located outside the l 00-year 
floodplain. 

10. The project drainage system shall be adequately maintained and cleaned on a 
regular basis to ensure efficient transport of stormwatcr through the project site 
and to avoid localized flooding due to debris blockage. Sections of project creeks 
that are. too narrow to allow pr.epe!o flow of expected nmoff should be widened and 
protecte<l from erosion where necessary. The appropriate U.S. Army Corps and 
State Fish and Game Depar.ltnent permits should be obtained prior Lo any creek 
improvements. 

11. Gr-ading should be confined to the dry season, or be mitigated as summarized in 
mitigation 13 below. 

12. The geotecluucal report should include the exploration for possible subsurface 
hazardous mat_erials such as buried fuel or septic tanks. Appropriate remedial 
measures should be taken prior to the onset of any grading activities. · 

13. lntt.:Jim and fmal erosion contcol plans should ~e prepared priortol'lpproval of grading 
permits. TempOrary measures could include the construction ofbetms and siltation 
fences that would direct runoff to siltation ponds, the covering of soil piles~ :and the 
covering of bare slopes with hydr.oseed. Ftl)til erosion control plans would indade 
sta~le terraced ~lopes, 1·etaining w~lls. an adequate draina~c plan, and po~mnn~ot 
proJect landscapmg. Part <Jfthe erosron control plan.s should mcludc the preservahon 
of as much natural vegetation as feasible and the maintenance or natural vegetation 
ulong stream channels. lf grodi.ng is expccled to continue into tht: wet season, a 
special wet weather erosion control plan should be prepared and approved. The 
erosion control plans should be in confomHmce with the County grading &nd building 
ordinances and the RWQCB's NPDES consJ,ruc~ion.. perrn~t. 

14. All project runoff collected within developed areas should be directed to the 
appropriate drainage collector. 

15. To help teduce the amount ofrw1offcontaining urban pollutants, streets and parking 
areas should be frequently cleaned using street sweeping equipment, and the 
collected material properly disposed. 

16. 111e project drainage system catch basins shonld bt: complete with oil nnd grease 
lraps lO filter out the heavier pollubmts ns d~t~rmincd by the County Depnrtment 
of Public Works. The traps should be frequently cleaned. 

17. To ensure the rrcvenlion of potential surfucl! and groundwater qunltly impncls from 
irrigation pmctices, the wutcr qu(llity of the Marshall Road area g rolttldwnt~r well 
should be.: periodically monitored for compliance: wiLh DHS Anct R WQCB wnler 
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qunli l ) ot._1 ~cli\'t: :, . In addition. lin.: lreatt:d ef'tt"...:nl pwdun~d at thl! prvjecl 
wuslewn lt:r 1 realmt.:n l facilities shPllld l1l~ regu la rly moni l<m:d as stip11l nlcd in 
dischargl.! pclliHls. 1\ny water source that dtH.:s not meet the water quality sl,H\durds 

for irrigation purpose!i should b~: tH.:atctl prior to di sc h~trg~. 

18. A site-spccJfi<.: intcgrnll.:d golf course manngement prog1am shOLl ld be prepared to 
limit w,tler quality impacts of lh(.! go lf cowscs. Thi!> program should include 
detailed assessments of potential impacts to water quality and risk of accidentill 
spill s, and provide approprjate management practices to minimize .the impacts. 

19. A Jist of all fertilizers and pesticides proposed for use in the management plan should 
be submitted to the Department of Agric1.1ltme for review and comment. T h e 
description should include the types of compounds to be used, the amounts to be 
appl icd , ami the fon 11 of appJ ication . The golf course management cle!:icription should 
be submiucd on n monLhly bnsis for as long as chemical usage is proposed. 

20. Use of any pesticides, herbicides, fungicip~s, or insecticides in project golf course 
management activities which are included on official State or federal lists of 
restricted materials will require issuance of a Restrictive Materials Permit. These 
permits are issued by the Agricultural Commissioner. All materials on this list will 
be subject to special use restrictiqns as a condition of permit issuance to ensure 
against significant health risks. 

2 1. To reduce Lhe need for fcrtilizel's and pestic ides, the golf course areas that require 
.relatively high maintenance (greens. tees nnd landing areas) should be minimized. 
In addition. the amount of standing water areas (porids, streams, lakes) should be 
minimized to reduce the need for ins.ecticides. 

22. Native trees and grasses should be incorporated into the golf course plan to the 
extent feasible in order to reduce the water, nutrient, and pestic ide application 
regui remcnts. 

23 . Surface runoff from the heavily managed areas sho.uld be directed away from 
creeks and ponds, into the nearest .stcirm drain facili ty. Stom1 clntins should 
include oil and grease traps (as detennined by the County Department of Public 
Works) to filter out some of the heavier petroleum-based golf course chemicals. 

24_ Golf course soils (especially sand) should be amended with organic matter to better 
retain nitrogen and water. 

25. Water conservation practices should be incerpor.ated into the golf course 
mauagemeutplan to both conserve irrigation water and reduce leaching. One such 
water conservation method may include the provision of n comp\ltcrized irrigation 
system wilh sensors to minimize OYCrw:ltering. 

26. Slow release nitrogen sources should be used to reduce leaching. The use of more­
soluble nitrogen sources should~~ limited to spring and/or early summer m onths 
to ·avQid perlQ!;l$ when soils ~e celd, plant metabolism is low, and water movement 
is high. Soluble nitrogen sources should be applied with very light, but frequent, 
surface applications only . 

27. Non-selective herbicides that affect all plants in the contact area should be limited 
to spot spraying as needed to kill only the target vegetation and to reduce the 
chemical use. 

28 . The use of fungicides should be generally limited to periods when temperatures 
are still cool and during a time of little rainfall to incrcuse their effectiveness and 
decrease lhe need for fu ture applications. Irrigation water should not be applied 
witbi11 24 hours of most rypes of fungicides applicatio~1s, unless recommended 
differently by the manufacturer 
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Chemical <lyplications should be reduced and/or pnn.lbited during windy pe1iods. 
Application equipment and pesticide formulations that minimize pesticide drift 
should be selected for use in the management plan. Spray upplicators should use 
low pressure nozzles and keep the spray nozzle close to the target. 

30. All go I r course chemicals should be properly stored in accordance with the 
Depc:ll1ment of Agriculture and the Office of Safety and Health Administration 
requirements. Storage facilities should be constructed with impermeable floors and 
berms. All pesticide and fertiliz.er mixing and loading should be restricted to areas 
having impermeable floors and berms. 

3 t. Maintenance employees should be properly trained in the storage, handling, and 
clean up of all EPA-approved chemicals prior to application. 

32. The eff,iectiveness of the golf course management plan should be verified through 
periodic monitorillg of t1carby surface- WHter and groundwater qualily. Sampling 
should beg.in prior to cousln.tctinn lo provide background watet· quality data and 
should colllinuc dlll'ing co!lSlt'uctiou Hlld aftet construction (for a period of time 
to be decided by the regulatory bodies) to assure that the project is in compliance 
wilh DHS and RWQCI3 water quality objectives. If necessary, the plan should be 
modified to ensw-e modification. 

33. Site-specific soi l studies should be prepared for each estate lot proposed outside 
the sanitary sewer service realm to detl!rmine if soil and site topography could 
support a septic system and leach field. Sites where soil is determined to be tl!lo 
shaHowt corrosive or clayey and where s lopes are too steep to ensure proper· septic 
system epet-ations should be either connected to the proposed sanitary sewer 
service or not be developed. 

FEIR 146;1 The preliminary project drainage plans for each phase of development shall be 
completed and approved prior to the approval of any tentative map within that 
phase. 

FEIR 146;2 The applicant shall coordinate with the County to ensure no conflicts in the siting 
and development of the project access road and the stormwater detention basins 
along Black Gulch associated with the Patterson Gateway project located at the 
eastern side of 1-5 at the Sperry Road/Rogers Road intersection. 

D. YEGF.TNI'ION AND WILDLIFE: 

1. Map the location of oaks present in areas planned for grading. In portions of the 
project site where grading is planned, confine grading to grassland areas where trees 
are not present. Where removal of oaks and other native trees is unavoidable, 
prepare a management plan for the oak woodland habitat and replace trees lost on a 
5:1 ratio. Management plans should be approved by the County prior to final map 
approval f~r each village. 

Establish riparian woodland, including willow, cottonwood, valley oak, and western 
sycamore (Platanus racemusa) and other riparian vegetation along the streams. 
J>rcpa~e a management plan ror these riparian areas. 111e management plan shall 
inclmtc plm1s for long term m.onitonng and maintenance. Manngement plans 
should hi.! :\pprovt:d hy th~,: County !JI'ior ln final mur approvol for each village. 
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3. and 
FErR 264 ~8 

4. 

5. 

6. 

7. and 
FElR281;11 

&. 

9. 

The ErR consultant reconunends that stream road crossings over major streams 
(Salado, Crow, and Orestimba cx-eeks) will be made by construction of bridges. 
Road crossings of minor streams tributary to these major streams will include 
either bridges, oversized box culverts, or arched culverts, which require no 
additional fill beyond placement of the culvert or bridge, The appropriate crossing 
structure shall be approved in consultation with CDFG, USFWS, U .S. Army Corps 
of Engineers, and the County Public Works Department 

Ponds should be left intact for use by wildlife. Ponds planned for removal shall 
be replaced by ponds of equal size located in the Conservation Areas in protected 
locations to provide adequate access to water. 

Springs should be incorporated into project open space. Where springs are lost 
to development, water from the community water distribution system shall be 
piped to protected areas to establish sources of water similar to those lost for 
wildlife. 

The Conservation Areas will be linked with open space areas such as golf courses 
and the landscaped areas between areas of development to provide unintenupted 
wildlife access corridors in the valley where practical , Conidors connecting 
Conservation Areas will average 1/4 mile in width and will be no narrower than 
220 yards in width. 

Restrictions on the number of livestock shall be implemented to prevent 
overgrazing in open space areas and corridors, and the Conservation Areas. This 
will require preparation of a grazing management plan to guide grazing of the 
Ranch when development begins. Carrying capacity should be determined by a 
qualified range management specialist and could not be exceeded. 

Trails shall be carefully planned to avoid areas of high wildlife use, such as rock 
outcrops, stock ponds and springs, and riparian woodland areas along streams. 

Wildlife "underpasses" should be incorporated into the design of the planned 
roadways to allow wildlife to cross under rather than over the roads to reduce the 
number of wildlife road kills. These undercrossings should be a minimum of four 
feet by six feet in size and installed wherever roadways cross tributary streams. 
The appropriate crossing structure shall be determined in consultation with CDFG, 
USFWS, U.S. Army Corps of Engineers, and the County Public Works 
Department. 

In areas of mapped kit fox range, provide road undercrossings six feet wide by 
four feet high approximately every 1/4 mile_ Existjng fencing should be replaced 
along the roadways, using hog-wire fencing with mesh size approximately six by 
eight inches and topped with three strands of barbed wire_ This would allow kit 
fox to pass through the fence and prevent coyotes and other large predators of kit 
fox from passing through the fence. The fencing should be placed along the right­
of-way boundary. These fences would serve to confine cattle present in the area. 

Set maximum enforced vehicle speed limits at 35 to 45 miles per hour on the 
primary access roads and 25 miles per hour on the connector roads to reduce road­
kills. 

I 0. Prepare a landscape management plan for the Overall Site which guides public and 
private site Jand&caping. The plan shall include a list of invasive species which 
cannot be used in project landscaping and a li st of native species suitable for use 
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in project landscaping. The plan shall emphasizt; the use of drought tolerant plant 
materials to redw.:t: water consumption. M<magement plans should be !lpprovcd 
by the County prior to Jin~tlmap approval for each village. 

11 . Regulations shull bt: spec i1ied i11tlte Codes, Covenants, and Restrit.:tions (C.:C&Rs) 
to maintain s tri ct enforcement of leash laws fo1 dogs anti require cws to remain 
indoors ut all times. The project shall designate project-gcnenued tax revcnu~s to 
(un.d a parL-time position with the Count)' Animal Control to patrol the area and 
trap feral dogs and cats to minimize their numbers in the project site. 

12. Prohibit further introduction or non-native warm water fishes aml bHlLfrogs. 
Populations of llativc amphibians present or potentially present in the project site 
could bt.: grcally reduced by predation by warm water fishes and bullfrogs. 

13. Golf course maintenance and commercial and residential landscaping shall involve 
a minimum use of ferti lizers, herbicides and pesticides. A site-specific golf course 
management plan and individual commercial and res idential landscape plans shall 
be prepared. These programs shall include ~detailed analysis of potentiiil chMges 
to ground and surface water quality from source and non .. point source polluti011; 
compliance with regulatory requiremen.ts .on the storage of fuel and hazardous 
materials; an assessment of risk associated with accidental spills; and provide 
appropriate mitigation measures and management practices to minimjze these 
p.o~ttn~a~ impacts. Management plans should be approved by the County prior to 
·final map approval for each village. 

14.and 
FEIR 97;9 

A li$t of ferlilizcrs and pesticides proposed for use in the managemeut plans ~ball 
be submitted to i he County Department of Agriculture for review and comment. 
The description shall include the types of compounds to be used, the amounts to 
be applied, and form of application. The use of pesticides. herbicides, nmgicides. 
or insecticides which are mcluded on official state or federal lists of restricted 
materials will require issuat:lce of a Resuictive Materials Permit. These penni1s 
are issued by the County Agricultural Commissioner. All materials on this list will 
be subject to special use restrictions as a condition of permit issuance to help 
ensure against significant health risks. Non-selective herbicides that affect all 
plants in the contact area will be limited to spot spraying as needed to klJI only 
target vegetation and to reduce the use of chemicals. 

The slo.rm drain sy~tem from residential and commercial landscaping and streets 
shall be designed to filter potentially hazardous materials· prior to discharge into 
natural watercourses. Outflows shall be directed in such a munner tbat the 
maintenance and monitoring will allow for t.be protection of surface water quality. 
Any stormwater nmoff directed to natural creek channels shall be contained in 
detention areas and subjected to removal of nutrients and contaminanLs by 
vegetative or other means. 

The effectiveness of these management plnns shall be checked through periodic 
moniloring of nutrients and suspended solids in nearby surface and underground 
watet sources. Sampling shall begin prior to construction to provide backgrmmd 
water quality dala and shall continue during construction and after construction, 
for a period of time to be decided by the regulatory bodies Lo assure that the 
project is in compliance with Regional Water Quality Control Board water quality 
standards. 

No more than 0.5 acres (exclu.ding driveways) shall be dev.eloped with structures 
or impervious surfaces on any estate lot. Drive.,.vay widths should not exceed 16 
feet (except at turnouts). 
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15. 

16. 

17. 

18. 

19. and 
FEIR 97~ 10 

20. 

21. 

23. 

24. 

26. 

27. 

28. 

29. 

The undeveloped portions of any estate lot shall be fenced from the developed 
portion or dog nms esLabJished in the developed part of the lot in such a manner 
as to prevent dogs from accessing the undeveloped area. 

Landscaping shall not exceed one acre on any estate lot. 

No houses shall'be constructed within one-quarter mile of the edge of any wildlife 
corridors. 

Estate lots shall be in clusters of three or more and use a common driveway. 

Driveways accessing any estate lot shall not exceed 1,000 linear feet per lot served 
(from connection with in-village roadways), 

Estate lot access roads shall not cross any designated wildlife corridors. 

Estate lots may be subdivided only upon a fmding of the County Planning 
Commission that, based on a CEQA review, such subdivision could constitute an 
environmentally superior alternative to not permitting the subdivision. This may 
require a cumulative impact analysis involving all 100 potential estate lots. In no 
case shall the total number of estate lots exceed l 00 lots after subdivision. 

No estate lots shall be located over one-quarter mile from the boundaries of a 
village. 

Estate lots shall be developed only on areas overlooking proposed village 
developments and within watershed of previously developed areas. Estate lots 
shall not be located within 1 ,000 feet of the crest of any major ridge. 

Prior to development of each estate lot, a biotic resource survey shall be conducted 
of the lot to determine if there are significant biological resources present. If such 
resources are found, any development shall be designed to avoid affecting the 
resource to the satisfaction of the County Planning Department. 

Estate lot grading and fences shall not be located within 300 feet of any ''blue-line'' 
stream as designated in the applicable USGS topographic maps. 

If there are over 20 oak trees on a lot, tree removal shaU be limited to five percent 
of oak trees on any lot. If there are fewer than 20 oak trees on a lot, one tree may 
be removed per lot. 

Af!Piied only to lun:er uroitu:t. na lou~cr OJl.llfOYCf{, No1 Atmllcub/1!, 

Apo/ietf on/); to larger prQjecf. uu IOtl£er upprot~ed, Not A.Jtpllc:rlbfe 

Limit fill of creeks to necessary road crossings. Prepare a management plan to 
establish additional riparian woodland habitat, as discussed above, to improve 
habitat for wildlife species. Regulations will be established in the CC&Rs to 
prohibit the introduction of non-native warm water fishes and bullfrogs to 
the streams and stock ponds. These speci~ prey on the eggs and larvae of native 
fwgs and salamanders. Surveys for the presence of California tiger salamanders, 
California red-legged fi·ogs, and southwestern pond turtle will need to be conducted 
for the potential presence of these species in the Village 2-5 areas. 
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30.Rnd 
FEIR 265; 10 Retain California grouno squirrel colonies where possible in open space areas and 

the Conse1 v~11ion Areas to provide u prey bnse for captors and other predators and 
potential n~sling sites for b11rn1wing owls . Poisoning of ground sqLdrrels and other 
n>denls shall be prohibitl!d in C'onst:rV<Jlion A•·eas to pl'event scco1tti.my poisoning 
or prerlators such as golden eagle, prairh: Jnkon, bobcat, uml /\lt lt:flcan Badger. 
Ground squirrel control sbnJJ occltr only in developed portions of <U1y 
estate lot in the immediate v icinity of houses. If rodent control must be 
conduc ted in other arens, use zinc phosphide or other poisons approved by the 
U~F WS which are of low risk to non-target species. 

31 Cliff-formjog rock outc rops shall he included in project open space an.:as. Keep 
tn:til systems away fi·om these outcrops. Trail dis tances shall be established 
through consultation with raptor specialists with DFG ond USfWS. Rock outcrops 
or cliffs which eont~il\ active raptor nests !ihtll l bt: ofl'~limits to human u:;e during 
the nesting season (March tJ1rough August). Survey all c liff::. ami ro~k outcrops 
for raptor usc prior to approval of development plans. 

FEIR 30;9 Conduct surveys to cletcm1ine the potential presence of sensitive reptile and 
amphibian species (California tiger sahmumder, California red-legged frog, foothill 
yellow-legged frog, western spadefoot toad, and western pond turtle) prior to 
consideration of development plans for each village. Suitable habitat for these 
spec ies includ.es intermittent and perct111ial streams, ephemeral ponds and stock 
ponds1 and surrounding upland babitnt. 

If reptile or amphlbian species of concern are present, management plans shall be 
prepared for each species which ensures the 1ong-tenn habitat viability and residency 
of the species on the Diablo Grande site. 

FElR 281 ; 12 Avoid urcns where plant and wildlife species gf special concer-n are toe(\ ted, such as 
in the vicinity of the praitie falcon eyrie. ·aJ'ld develop speci li e mitigation meas\tres 
where avoidance is not possible. Surveys for U1e potential presence of species of 
s_P,edal conc_ern will be required for the remainder of the s ite 01Jt:>lde of Village I 
prior to the environmental review process,for e.ach village. 

32. Development wilhinr the Oak Flat Vttlley shtlll be clustered to maintain some level 
portion of the valley for wildlife, particularly the southers portion of the site in the 
vicinity of the Indion . Rock pra~rte falcon nest where dcvdopment should be scl 
back 1/4 mile from the prairie falcon eyrie. 

33. Prepare and implement a mMagemcnt plan for the oak woodland present in the 
Phase 1 Area s imilar to the Overall S\tc. 

34. Prepa.·c and implement a management plan for the establislunent and maintenance 
of riparian woodland along Salado Creek. 

35. Road crossings should be made by the construction of bridges or oversized culverts 
which require no additional creek fill for their placement over Salado Creek 
pursuant to agency recommendations (see Overall Site Mitigation #J). 

36. Mitigation for stock ponds and springs in the Phase 1 Area are similar to those 
discussed above for the Overall Site. 

37. Prohibit further introductions of non-native warm water fi shes and bullfrogs which 
prey on native amphibians. 
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.. 

38. Locate corridors within Oak Flat Val ley to allow access to and through the valley 
by wildlife. Corridors shall be a minimum of 100 yards wide. The proposed golf 
courses could serve as corridors for wildlife. To provide an adequate connection 
between golf courses and the Conservation Areas, the open space areas in three 
locations could be expanded, including; 1) the areas north and south of the 
proposed golf club; 2) the area south of the proposed public services area and 
vineyard in the central portion of the valley; and, the area along Oak Flat Road, 
south of the proposed polo center. 

39. Wildlife underpasses shall be constructed at regular intervals along the Oak Flat 
Parkway to reduce the number of road-kills, as discussed for the Overall Site 
above. 

40. Implement mitigation to control exotic plants and animals as discussed for the 
Overall Site. 

4l . Implement mitigation measures to control pollutants as discussed for the Overall 
Site. 

42. Plant species of specia) concern potentially present in the Phase 1 Area were not 
observed during surveys of the Phase 1 area. Follow-up surveys for the plant 
species of special concem shall be conducted prior to issuance of construction 
permits. 

43. In areas ofkit fox habitat along Oak Flat Parkway corridor and the primary access 
road, construct .,underpasses" to aJlow kit fox to cross under rather than over the 
road to reduce the number of road-kills . The underpass~s shall be a box culvert 
four feet by six feet in size spaced approximately every 1/4 mile. Culverts 
installed fo r other uses such as stream crossings are suitable for this purpose. 
Include roadside fencing in this area which will allow kit fox to pass through but 
will prevent predators such as coyotes from passing through. 

44. Conduct endangered species consultation with the USFWS and DFG as Oak Flat 
Parkway and Primary Access Road would result in the removal of suitable kit fox 
habitat, and potentially form a barrier for the north-south movement of kit fox. 
The project should be required to comply with USFWS requirements for loss of 
kit fox habitat. 

45. Mitigation for the loss of prey species important to predators is similar to the 
discussion for the Overall Site. 

46. Prepare a management plan as discussed for the Overall Site. The three species 
of special concern potentially present in the streams and stock ponds present in 
the Phase 1 Area, including the California tiger salamander, California red-legged 
frog, and southwestern pond turtle, were not observed during surveys of the Phase 
1 Area. Follow-up surveys for these species shall be conducted prior to issuance 
of construction permit. If these species are subsequently found, necessary 
mitigation measures will be taken to reduce the impacts to these species. 

47. The rock outcrop present in the proposed Indian Rock park adjacent to the Phase 
I Area contains an active prairie falcon nest. Mitigation for this nest site would 
include: 1) the inclusion of the proposed Indian Rock Park area south of Oak Flat 
Road in the wildlife corridor between Village 1 and Villages 3 and 4; 2) prohibit 
the development of trails within this wildl ife corridor; 3) prohibit public access to 
the corridor within one-quarter mile of the nest during the nesting season (March 
through August(; 4) redesign the development plans to remove the proposed single 
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FEIR 8;3 

FEIR 28;8 

FEIR 29;9 

FEIR29;9 

family units east and south of Oak Flat Road in the southeastern portion of Oak 
Hat Valley, in 1he vicinity of the proposed access road between Village 1 and 
Village 3; and 5) require a speed of 25 MPH maximum for the road between 
Village 1 and Village 3 located west of the nest site and provide for emergency 
parking only. 

Setbacks of development of at least I 00 feet from the major creek centerlines shall 
be adhered to. Deed restrictions shall be placed on all parcels containing creeks to 
preserve the minimum setback. The only exceptions to this rule will be for: (1) 
roadway p urposes where a minimum setback of 50 feet shall be adhered to except at 
creek crossjngs, and only upon acquisition of all appwpriate permits from the Corps 
of Engineers and the California Department of Fish and Game. For the purpose of 
this comment, "development" shall include fenced yards, landscaping, grading, 
paving, buildings, and any other construction or use which will degrade the value of 
the riparian corridor as determined by the Stanislaus County Departmen t of P lanning 
and Community Development; and (2) golf fairways and greens, where a minimum 
setback of 50 feet shall be adhered to. 

Floristic surveys for a ll sensitive plant species identified in the EfR shall be 
prepared for each proposed development area prior to approval of any development 
in that area. If any sensitive species are found, disturbance of those species shall 
be mitigated by avoidance to the satisfact ion of a qualified biologist to be retained 
by the Co\mty and funded by the applicant. 

If a reptile or amphibian species of concern is found to be present, a management 
plan shall be prepared which ensures the long-tenn habitat viability and residency of 
the species on the Diablo Grande site. The management plan for this species should 
include: 

1. Preservation of open space areas within the Diablo Grande site 
inhabited by spadefoot toads. 

? Identification of sites which would expand or enhance spadefoot toad 
habitat by the construction of ephemeral breeding pools. 

3. Measures to minimize the effects ofurbanrunoffon the Salado Creek 
breeding pools. This should include rerouting stormwater and other urban 
runoff so that it is discharged into the creek in the vicinity of the "Frog Pond ... 

A management plan for the western pond turtle should be prepared which would 
include: 

1. Preservation of the ''Frog Pond" and implementation of measures to 
maintain or enhance existing habitat conditions for all native aquatic reptiles 
and amphibians which use this pond. 

2. Design the access road so that the edge of the roadway easement is no 
closer than 100 feet to any portion of the pond. 

3. If this area is used for flood storage detention, design the necessary 
darn structure so that it does not disturb the existing darn face (i.e., constn1ct 
downstream of the crest of the darn) and that no physical disturbance of the 
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detention basin area occurs 

4. Delete the housing study area immediately to the east o f the pond to 
minimize human disturbance at the pond site. 

E. CU 1.1'\ IHA L RESOUltCES; 

1. 11pp/ied oft{)' to lnre,er wviecl. no longer approved. Not .· l pp/it·oble 

2. .-Japlied o1tl11 to larger (!J'oiecl, no ltm~f!l' aaprovad, Not A pplicable 

3. To the extent feasible, the applicant should implement the following strategies to 
minimize impacts: 

a) redesign portions of the project to avoid direct impacts; 
b) cover prehistoric resources and sensitive portions of historic resources with 

one to two or more feet of fill to protect the resource; 
c) build on the fill cover with no excavation below the fill deposit; 
d) monitor all construction in covered or uncovered sensitive areas; and 
e) Implement surface collection of significant data prior to construction, 

covering with fill , or other impacts. 

In the event direct impacts to a resource are unavoidable, further data collection 
may be warranted, depending on the results of the test excavation evaluation. A 
monitoring program must be formulated and implemented during construction or 
other impact-producing activities at these sites. 

4. The local community ofNorthern Yokuts should be contacted by the EIR 
consultant and the applicant to alert them of potential threats to both burial sites 
and probable ceremonial features such as pictographs and cupule rocks. Input 
from the Northern Yokuts on tt·eating potentially dist~trbed burials in Locus 7 
should be obtained. 

5. A monitoring program should be formulated prior to construction and 
implemented for all historic resources within ¥bases 2 through 4 AreJlS. All 
!'tanding historic structures in Pbnses 2 through 4 shall be preserved or 
otherwise treated as recommended by tbe architectural historian. 

6. All prehistoric and historic sites identified in surface reconnaissance and archival 
research should be formally recorded on site record forms and trinomial site 
designations obtained from the Central California Information Center at Stanislaus 
State University in Turlock. 

7. Locus 7 (CA-Sta-33) 

a. Access to rock shelters Wht.! re piclographs ~tre present should be c..: losecl otT 
with iron gri lls and fined with gates, Keys or combinatio ns sho~tld bt.! 
available only to the applicant. their representatives, ami access timilctl to 
members of lhe archaeological community, Notive American community, 
and closely supervised educational groups. 
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b. Although slated for inclusion and 11 prolccti on" in Inditm Rocks Park. 
pl1t ~n tial clit~ct ontl sctCHlJruy tmpuch an.! likely. Sctious considct'~llon 
should he givc11 lo t~:tlcs i g11atinu the si te ':lml its immediate vicinity to an 
wHiislttrhcd, open space staltL'>. Idcnl ly, it would h~: permitted Lo revert tO 
,, nntur:Jl vcgctntuJO c:omm1mity with no .sig11agc or other source uf 
attrncting attention A ny plnmu:d educational use of the s ite could be 
rcd\lccd and reassigned to other prehistoric features not impacted by 
construction within the Phase 1 ~uea, or those sites outside the Pbasr 1 area . 
T hese mighl include Locus 1, 2, or 3, or another of those as yet 
unidentified elsewhere in the remaining project area. 

c If public access to the Park musl be part of the project plan, then all aspects 
of the General Recommendations discussed above must be applied lo thi~ 
site . These include !lwface collection, test excavation. covering of the site 
with sterile flll . and revegetation with native grasses or plants. Plantings 
of introduced plants and lawn are less desirable but t\Cceptnble alternatives. 
Any subsurface t'teoching below the fill deposits should be avoided. 
Subsurface disturbance for any reason should be monitored by an 
arch11eologist. 

Test excavation of one to two. one-meter by two-meter- test units has been 
recommended in Locus 7 to provide dntn on the site as a record prior to 
any future impacts. The data woula also serve as a comparative sample 
in discussing and evaluating the remui.ni.og prehistoric midden sites in the 
Phase l Area (md elsewhere in the project area. 

Periodic inspectjon of the site by an archaeologist o_r other trained full-time 
project in.s~ector. Any human remains or artifacts brought up by 'rodents 
should be buried immediately where fo$B. This procedure shQuld he 
Jnaintnined ih perpetuity. · 

8. Locus 9H 

9. 

FEIR232;6 

a. All standing hi~toric sln,lctur~s at the Oak Flats Ranch shall be preserved 
or otherwise treate4 as .reeQmmended by the architectural historian. 

Holman & Associates' preliminary recommendation concerning the historic cultural 
resource loci 471-T and 48H is that the resources be fonnnlly recorded utilizing 
methodoli:>gies consistent with those used to record the cultural resources in the 
Phase 1 Area. 

Priol' to issuance of any building permits to the entry area, the area must be 
systemt\ticnlly surveyed for cultural resources. When proposed development 
plans are available, the following should be conducted: 

1. Conduct adequate cultural resources field studies and record all discrete site 
locations on state-approved site survey forms. 

2. If necessary, conduct mechanical subsurface testing to detennine the extent 
and depth of any cultural resource locations. 

3. Stake all resource locations so that they can be accurately mapped by 
professional surveys. 

4. Revise specific site plans to avoid sites. 
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5 If avoidance is not possible, evaluate the significance of each site and deve lop 
specific mitigation plans for each significant resource. 

FEIR 266; 12 

POTENTLAL IMP ACT 

Direct and secondary impacts 
from grading, excavation, trenching, 
ere. may impact cultural and historic 
resources in future phases of 
development. (SM) 

Direct and secondary impacts may 
occur to the following resources 
due to the development of the 
Phase 1 area. (SM) 

Historic Resources: 

- Locus 9H 
-Locus 1 OH/11 H/ 12H 
-Locus 18H 

Prehistoric Resources: 

-Locus 7 
-Locus 13 
-Locus 14 
-Locus 15 

l'rinr fl' apprnvnll)r fuwn.: phase~ t)f dcvdopnh•nt, 
anJ prelimimtry dt:vdnpm~n t plans, a complch: 
cva ll\ation uf resotuccs withh, ~.:nch Jcvclopmcnt tl!'ea 

shall b..: utl(h~l tak~.:1t <111U mitigation tnc(lsures set forllt. 

Locus 9H : 

All standing historic structures shall be preserved. 
If remova1 is necess~ry, treatment shall be as 
recommended by an architectural historian. 

Locus 7: 

Locus 7 shall be preserved as set forth in mitigation 
measure no. 7 on Page IV -162 & 163. 

Loci lOH/llJ-Ul2H. 18H. 13. 14 & 15: 

Final development plans shall precisely locate these 
loci, i(within 300 feetofany proposed development. 
These pl~UlS shall be reviewed by the Plamling 
Oeparlment t-o determine if any direct or secondary 
impacts to these reSO\.II'Ces are likely to occur. 
If so, an architccLural historian, in the case of 
historic loci, or an archaeologist, in the case of 
prehistoric loci, shall be consulted, recommendations 
for protection, salvage, data retrieval, relocation, 
and/or other appropriate mitigation, ofthese resources 
shall be made and implemented. Efforts shall be 

made to avoid these resources if at all possible. 

F. PUBLIC SERVICES AND UTILITIES: 

WATER SUPPLY; 

1. The long-term environmental impacts of the Yuba River water diversion and 
storage should be studied prior to approval of detailed supplies. 

2.and 
FEIR 268; 18 The applicant shall establish a system of monitoring wells adequate to determine if 

the project would affect nearby wells. These could consist of existing wells. These 
wells shall be monitored as determined by the County Department of Environmental 
Resources, but not less than once a month, and any correlation with pumping by 
Westem Hills Water District for Diablo Grande shall be noted. Monitoring wells 
shall be established prior to operation of Western Hills Water District wells. 
Monitoring results shall be provided monthly to the County Department of 
Environmental Resources. 
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3. and 
FEIR 179;31 ff groundwater levels at wells near the Marshaii ~Davis well sites decline by 10 

percent or grenter, and that decline can be reasonably correlated with increased 
pumping from the Marshall-Davis wells, Western Hills shall allocate their Salado 
Watet' Disll ict wulcr to the impacted neighboring owners. lmmetlia!ely upou 
drawdown occut ring, the applicanl shall fund th<;; Countis retaining of a hydrologic 
engineer to calculate the amoulll of Sltrl:"''cc w:tter required onttually to replace lost 
grottndwalcr supplies and1 if that q11antity exceeds 275 AFY, the uvailabilily of 
additionulrcplaccment water shall be demonstrated to the County's satisfaction. But 
in no event shall Westem Hills pump groundwater in excess of 1200 af, and such 
pumping shall remain subject to California law. 

3a. Grotmdwater pumping at the Marshall-Davis wells for use at Diablo Grande shall 
terminate not later than five (5) years following I he use ofM::Jrshaii-Davis well water 
within Diahlo Grande, except thHl pumping may occur in certain very limited 
::;ituntions described in the Speciflc Plan for Diab1<1 Grande. 

4. Uccausc long--tenn watet supplies beyond Lhe five~year buildout have not been 
assured, residential development shall not be pennitted unless the applicaHt cnn show 
to the County's satlstaot10n that adequate reu l water supplies have been mnde 
avajl able~ and that environmental impacts of those sources have been studied and 
mitigated per CEQA rcquil'ements. 

5. Sludge produced by the water treatment plants ·should be properly contained, 
han:dJed, and disposed of to ·avoid soil or groundwater contamination. 

6. Water treatment plants should meet requirements of the Stanislaus County 
Department of Environmental Health, the American Water Works Association, and 
the California Department ofHeruth Sent.ices. 

7. The project applicant should demonstrate the project's confom1ance with County 
fire flow and water pre~~ure requirements to the satisfc'lctian of the West Stanislaus 
Fire Protection District and·the County Fire Marshall. Required hydrant flows are 
specified in the recomme11ded mitigation measures in the Fire Protection section 
for this EIR. 

8. The project should be equipP,ed with water conserving devices such as low=flow 
faucets, shower heads and toilets. 

9. Drought~tolcranl vegetation should be used in all hmclscaping to tninimi'l.c 
in:igatjon rtq\lirements. The on-site nursery should spccializ~ in native. droughl ­
tolerant sp~cies to en~~re that replacement plantings mainrnin low irrigntion 
requi:rem.ents. Where possible, nmoff should be channelled IOWI.trd lilndscaped 
areas to further reduce the need for landscape watering ar1cl to pmmote 
groundwater recharge. 

FEIR 356; 19 In selecting drought-tolerant plant species for landscaping, native plant species 
shall be planted where possible, including on the gal I courses. 

SEWAGE DISPOSAL: 

Overall Site: 
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l . Reclaimed water used for irrigation should be monitored to ensure that it meets 
the requirements of the California DOHS and the RWQCB. 

2. and 
FEIR 356; 19 ln the event that there is no concunent iJTigation demand, prior to discharge of 

excess reclaimed water into the creeks, the Stanislaus County Department of 
Environmental Resources, California DOHS, and RWQCB should contirm that no 
deleterious impacts would occur as a result of this release. 

3. and 
FEIR 174; 16 A Community Services District shall be formed to provide the sewer serv1ce (or 

sewer service shall he provided by the Western Hills Water District). The District 
responsible for managing the wastewater treatment faciJities should also oversee 
the funding for operation and maintenance of the entire project, once installed and 
operating. Stanislaus County should monitor collection and dispersement activities 
so as to ensure adequate funding of the District. 

SOLID WASTE: 

1. The project should conform to provisions of the County SRRE to reduce the 
amount of waste that is landfilled. Curbside pickup of recyclables and/or a 
collection facility for recyclables should be provided within the development. 

2. Apalietf onlv 10 /arecr proieCL, uo louger nnproved. Not A.pp/laqh/e 

3. Afl.pliatl onlv It> lnrcer project, no lott ger approved, Not All,p/icgble 

FEIR l 73; 10 The amount of waste from the project which requires landfilling should be 
minimized through source reduction, recycling, composting and other diversion 
mechanisms. 

FEIR 173; 10 D'uring construction, provisions should be made to remove recyclable material from 
the construction debris, in~rts should be diverted to inert disposal sites or to 

recyclers, and so on. 

FEIR 173; 10 The project should incorporate, to the extent possible, products which contain post­
consumer recycled materials in the construction of utilities, parking lots, trash 
receptacles, benches, sound barriers, sign posts, traffic control stops, landscape 
timbers, fencing, building, and any other structures or amenities at the site. 

FEIR 173; 10 Compost and soil amendments necessary for project landscap ing should be 
obtained from permitted composting facilities which qualify for waste diversion 
aredit, provided such landscaping material is available and meets specifications. 

FEIR 173;10 Space should be provided to fac ilitate the storage of recyclable material at 
businesses and multifamily dwellings. 

FEIR 173; 10 The project proponent should work with representatives of the Solid Waste 
Management D ivision of the Stanislaus Cotmty Department of Environmental 
Resources~ and Bertolotti Disposal on designs and systems that will faci litate 
collection of recyclables, yard trimmings, and refuse. 
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FEIR 174; 14 As discussed in the nutJgation measure imnwclJately preceding, design ofa 
colkction system shall include p•:>ssible install~tinn of an on•Silc transfer station 
in Ll•~ event that the l'cvirwmg ag.;n9 ::mJ disposa l service provider detetminc it 
to be necessary. If nccessnry, the sue location, pcnniLLed <:npm:ity, a.'td opcnHional 
capabilities shall be defined during colkcllt)n S)''ilcm design. 

The following mitigation measures are required or recommended by the WSFPD: 

l. 

2. 

3. and 
FEIR 71;1 

4. 

5. 

Hydrant spacing should not exceed 500 feet jn residential areas and 300 feet in 
commercial/industrial areas. 

Hydrant flows should be a minimum of I ,000 gallons per minute in residential 
areas and 2,500 gallons per minute in multiple residential, commercial, and 
industrial areas. 

Depending on the level of service required, an aruHml benefit assessmcnl fee may 
be needed to cover expenses of day,to~d.ay operntions of the WSFPD. This will 
be determined throu~h discussions between the project proponent and the WSFPD. 
The developer should pay the Fire District's standard fire service impact fee. Jf 
the District adopts a standard annual benefit assessment fee, Diablo Grande should 
pay a fair share of that fee, to be negotiated with the District. 

Automatic fire sprinklers should. be instaHed in commercial buildings. The 
WSFPD also recommends the ftre sprinklers be installed in the residences, which 
may reduce the personnel required to pmvide fire protection to the site. 

To provide adequate two-way communication for emergency response-vehicles, 
1:1· communication system shottld b~ .rctrofitt<Jd oo the e:?sting equipment. and 
another should be plac~d .on an :.tdd \tJOtlal tower ovt:rlookmg the s1te (at Make's 
Peak). 

The following mitigation measures are recommended by this EIR: 

6. Road widths, road grades, and turnaround radii should be adequate for emergency 
equipment. 

7. Wildfire fuel reduction prescriptions should be adhered to as outlined in the [and 
Use section of this EIR. 

FEIR 71 ; 1 The project should comply with a11 local, county, and state requirements on 
building and fire safety standards. 

FEIR 149; 1 An emergency vehicle access road should be prov ided before any building permits 
are filed on the Phase 1 area. 

FEIR 149;2 Adequate space at the helistop should be reserved for emergencies at a ll times. 

FEIR 149;3 The landscape buffer zone types and maintenance responsibilities should be 
approved and in operation before combL1stible construction starts, 
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FEIR 358;26 The project propo11ent should either provide all required fire protection 
FEIR 365;34 improvements (including fire stations) as determined by the WSFPD, or pay the 

applicable Capital Facjlities Fees to cover facihlie~ and equipment which are not 
provided on site by the project proponent The timing of payment of fii'(; service 
fees and/or construction of new racilitks should be phased in cooperatiM with 
concurrent cumulative projects . 

POLlCE PROTECTION : 

The following mitigation measures are recorrunended by the Stanislaus County Sheriffs 
Department: 

I. Access roads should be year-round all weather roads with access to Interstate 5. 

2. A study should be conducted to determine what equipment would provide proper 
communications. 

The following additional mitigations are recommended by this EIR: 

3. Access, lighting, and other crime prevention measures should be included as part 
of fmal development plans. Parking areas, pathways, and the common areas 
should be lighted to provide maximum visibility. 

4 Residents who intend to incorporate alarm systems into their homes should, from 
the outset, be advised of Sheriff's Department and Communications Department 
policies and asked to consult with the representatives of these two departments 
prior to installation. 

5. Road widths, road grades, and tumaround radii should be adequate for emergency 
equipment. 

FEIR 365;34 The timing of payment of police service fees and/or construction of new facilities 
should be phased in coop~ration with concurrent cumulative projt:t:ts. 

MEDiCAL: (page IV-194) 

The followjng mitigation is proposed by the applicant: 

1. Diablo Grande will make space available at its Public Safety Center for an 
emergency medical vehicle. 

The following mitigations are recommended by the Patterson Hospital District: 

2.and 
FEIR 216;2 A formal financing mechanism (i.e.,special or Mello-Roos district) should be 

formed to pay for an appropriate percenU·tge of total expansion expenses incurred 
by the Patterson Hospital Distnct to accommodate new demand for hospital 
services resulting from the proposed project, including an on-site paramedic 
station The details of this funding mechanism should be worked out between the 
applicant and the Hospital District. It should be noted that the Counly Board of 
Supervisors would be responsible for resolving any differences between the 
applicant and the HospitaJ District as to the appropriate fees for the project. 
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3 If a special district is nor fonned, the project applicant should pay an appropriate 
developer fee to be determined in negotiations with the Patterson Hospital District 
and commensurate with Diablo Grande's impact on the District, or show to the 
County's satisfaction that other hospital facilities are adequate to meet the project's 
needs. 

The following mitigation measures are recommended by this EIR: 

4. Road widths, road grades, and tum-around radii should be adequate for emergency 
equipment. 

FEIR 1 40~ 1 The applicant shall follow recommendations contained in Vector Prevention in 
Proposed Developments: Guidelines, Standards, and Checklists, February 1986. 
This will enable the Turlock Mosquito Abatement District to survey and control 
mosquitos and ticks within the project site, However, care shall be taken to ensure 
that measures to control mosquito and tick populations do not result in health 
impacts on other wildlife. 

PUBLIC SCHOOLS: (page fV-198) 

1. and 
FEIR 113;1 The County Board of Supervisors shall consider the sufficiency ofthedeveloper fees 

for provision of school facilities based on the information provided by the applicant 
and the Newman-Crows Lauding Unified School District. If the Board determines 
that fees in addition to statutory fees are required, and such fees do not violate 
statutory limitations, then the developer shall pay additional fees as determined to be 
appropriate by the Board. lfthe Board determines that additional fees are necessary, 
but such fees are legally prohibited, then the developer shall pay the statutory per 
square foot fees for financing new school construction, and the Board may consider 
the project's impacts on schools to be unmitigable. 

The County Board of Supervisors shall revisit the issue of the adequacy of school 
impact fees paid by developers after completjon of Phase 1 of the proposed project. 
At that time, resolution of the disagreement between the applicant and the Newman­
Crows Landing Unified School District shall be based on actual demographic 
characteristics of Phase 1 residents, and statutory fee requirements/limitations in 
effect at that time. 

FEIR 114 ~3 In-lieu of fees, the developer may construct schools to the District's specifications. 
The enrollment capacity and acreage of schools constructed by the developer should 
conform to District and State standards. Locations of schools shall be detem1ined in 
conformance with these standards. 

FEIR 365;34 The timing of payment of school fees and/or construction of new facilities 
should be phased in cooperation with concunent cumulative projects. 

3 . The construction of new school faci lities should be phased in accordance with the 
construction of Phases 1 through 4 of the proposed project. 

FEIR 11 5; II Final project approval should be contingent upon acceptance of all the school­
related mitigation measures by the District. 
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The following mitigation measures are recommended by the Stanislaus County Parks and 
Facility Department (Bob Gregory, 1992): 

l ' 

2. 

3. 

FEIR 59;1 

Neighborhood parks shall -be located within two to three blocks of the area they 
serve and shall be about seven acres. 

Community parks shall be located within two and a half miles of the area they 
serve and shall be 25 to 30 acres. 

Restrooms are recommended for neighborhood parks and required for community 
parks. 

The Diablo Grande Community Services District should operate and maintain the 
parks with recreation facilities within the site. 

GAS AND ELECTRICITY~ 

1. The project proponent shall be financially responsible for expansion of facilities 
and extensions. 

2. and 
FEIR 267;14 Residences shall incorporate energy efficient design standards in compliance with 

State and local standards. 

FEIR 185;1 

FEIR 185;4 

Gas and electrical facilities needs shall be identified and developed prior to 
approval ofbuilding permits. 

The developer should obtain a consent agreement from Pacific Gas and Electric 
Company prior to issuance of any permits for developtnent within any PG&E 

easements. 

COMMUNICATIONS: (page IV -205) 

1. The project proponent shall be financially responsible for expansion of facilities 
and extensions. 

G. VIS.UAL RESOURCES; 

1. Final site, landscaping, Hnd grading plum; shall bte scn:sitivc to on-site lnndftmns 
and features which provide the site with its visual impressions, including its rollitlg 
topography, riclgelines, ch•sters and specimen trees, riporian drainagcwnys. and 
rock otJtaroppings. To maintain tht: integrity of the existing landscape, the project 
hmdscnpe plan musl incorporatt.: the clcmetHs of the existing vegetntion in terms 
or size, color, and tcxlllrc, so thnl n~;;w vegetation woulcl cvcntunlly blend in with 
the existing indigenous species. Screening vegetmion must be stmtcgically placed. 
Architectural detailing shall include sensitive choices oftexlllrc. pai nt Cl)lor. and/or 
wood fini sh to help integrate project development into the landscape. 
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, -· 

3 

4 . 

FEIR 43; 15 

To rnitigate future visual impacts of the Oak Flat Park way, any future prnposals 
to the Cmmty adversely affecting the viewshed of Oak H'lt Road shall addi\!S~ the 
heightened perception of public concern due to build-out of the Diablo Grande 
project. 

To protect the visual quality of the expansive areas of open space east of Oak flat 
Parkway, the four development areas in Phase 1 east of Oak Flat Parkway shall 
be given special treatment to ensure that significant ouk cover is not removed, and 
that bases of the adjoining hills are contoured or feathered to retain a natural 
appearance. 

ro avoid impacts associated with the most prominent project buildings, 
photomontage or CADD graphics s imulations shall be prepared to the satisfaction 
of the Planning Director showi t1g the town center, shopping area tmd/or other 
structures from key viewpoints. Final plans shall incorporate any mitigation 
measures resulting from these montages. 

The 1-5 cortidor neat the projecl oren is a dcsigr)aled Sccttic lligln.vay. f.i11nl 
project plans for activities potential ly within the viewsheJ of th~ C()rriJor (i.e., Oak 
Flnl Parl<wlly in the vicinity of 1·5) must address visuo.1 qunlily issul!s. AU 
potential visual impocts to the 1-5 corridOr' should be reduced by utilizing setbacks, 
lnndscaping, aud/or vegetatative screening to be approved by the County Public 
Wmks Department. 

H. TRAFFIC: 

Consistent with the results of the traffic impact analysis, miUgation mcasw..:s for overall 
site development are presented for three scenarios: l) existing plus project. 2) cumul<!tivc 
w ithout Lakeborough plus project, and 3) cumttlntivc with Laki.!borough plus project. 

Existing Plus Project 

a. Crows LandiAg Road from Highway 33 to north of Grayson Road should be 
widened to four lanes. 

b. Highway 33 between Crows Landing Road and Stuhr Road should be widened to 
four lari·es. 

c . Carpenter Road north of Grayson Road should be widened to four lanes. 

d. The I-5 Southbmmd/Sperry Road intersection should be signalized, as well as 
improved to provide a southbound shared throllgh-left tum lane and a southbound 
right turn lane. 

e. The l-5 Northbound/Sperry Road intersection should be signalized. 

f. The project access road between Del Puerto Canyon Road and Oak Flat Road 
should be constructed as a four lane roadway. 

g. Oak Flat Road should be widened to four lanes. 



PC-119

Cumula1ive Without Lakeborough Plus Project 

The following measures would be required to mitigate the incremental impact associated 
with development of the Diablo Grande project. These measures are in addition to any 
other improvements which w<Juld be required to ameliorate cllmulative development 
impacts. 

a. J-5 should be widened to six lanes. 

b. Ward Avenue south of Oak flat Road should be widened to four Janes. 

c. Fink Road east of Ward Avenue should be widened to four lanes. 

d. Carpenter Road between West Main Street and Crows Landing Road should be 
widened to four lanes. 

e. The I-5 Southbound/Sperry Road intersection should be improved to provide an 
additional eastbound Lhrough lane, a separate westbound left h1m lane, and a 
separate westbound through lane. 

f. The Sperry Road/Ward A venue intersection should be improved to provide an 
additional northbound through lane. 

g. The Ward Avenue/Marshall Road intersection should be improved to provide an 
additional northbound through lane, a separate southbound left tum lane, and a 
separate southbound through lane. 

h. The Ward Avenue/Oak Flat Road intersection should be signalized and improved 
to provide two northbound through lanes, a northbound left turn lane, an additional 
southbound through lane, and separate eastbound left and right tum lanes. 

a. The l -5 Southbound/Ward Avenue intersection should be signalized. 

J· The 1-5 Northbound/Ward Avenue intersection should be signalized. 

k. The project access road between Del Puerto Canyon Road and Oak Flat Road 
should be constructed as a four lane roadway and Oak Flat Road should be 
widened to four lanes. 

Cumulative With Lakeborough Plus Project 

The following measures would be required to mitigate the incremental impact associated 
with development of the Diablo Grande project. These measures are in addition to any 
other improvem~nts which would be required to ameliorate cumulative development 
impacts. 

a. The I-5 Southbound/Sperry Road intersection should be improved to provide an 
additional eastbound tlu·ough lane. 

b. The I-5 Northbound/Sperry Road intersection should be improved to provide a 
second eastbou11d left tum lane. 

c. The I-5 Southbound/Ward A venue intersection should be improved to provide a 
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southbound shared through-left tum lane and a southbound free right tum lane. 

d. The 1-5 Northbmmct/Ward Avenue intersection should be improved to provide an 
additional ea"tblHmd through lane and an additional westbound through lane. 

c The project access road between Del Puerto Canyon Road and Oak Flat Road 
should be constructed as a four lane roadway. 

f. Oak Flat Road should be widened to four lanes. 

Pallerson Southern Bypass Expressway 

The Patterson General Plan recommends the con~truction or a n~w southern byp<~ss 
expressway. The General Plan did not proviclc peak huur trafiit: projections ror !hi! new 
fac ility. Further, the exact location of the roncl lS .subject lO 1\u-thcr study. For tht: Diablo 
Grande traffic assessment, all of the cumulative lra ffic generated at 1-5 and Sperry Road wa~ 
assumed to use the Sperry Road/Ward Avenue inlerscclion. Jl'thc bypass is 
constructed, some of the Diablo Grande traffic which has been assigned to 1hJs 
intersection woul·d be diverted to the expressway. This would reduce the project impncts al 
Sperry Road and Ward A venue and therefol'e produce di ffcrcnttumi ng volun1es nncl resulting 
tum lane requirements. 

On-Site Mitigation Measures 

The following on-site m1tigalion measures are recontmcndcd. While not based upon 
teclu1ical findings, they represent reasonable requirements based upon profcssionnl 
judgement, experience and standard engineering practice. 

Oa¥ Flat Road within the site can be four-lanes as shown on the Specific Plan; 
however, the following traffic control measures should be used: 

1. Stop sign controls at all major intersections should be provided on all 
approaches. 

2. Driveway access and egress should be restricted for a distance of at least 
1 00 feet from the curb return tangents at all intersections. 

3. All major intersections at the Town Ccntor and Shopping areas should 
provide adequntc ex.it storage lane capacity. (Pnrking lot circ\tlation should 
restrict access from parking lot traffic to the exi tiug segments to provide 
any required vehicle storage.) 

4. Emergency vehicle access should be provided. 

5. Access to the project is reqHhed along Oak Flot Road with a four-lane road. 
through the Lnkeborough project via a two-lnne artctial, ami to Stuhr Rond 
via Orcstimba Road vifl t~ lwo-lnne arterial. 

6. All major collector streets should provide capacity for ccuter two-way left 
tut n lanes and left turn storage lanes at intersection approac.:hes. 

7. Residential and recreational parking demand shouJd be met off-street with 
no parking provided along major collector roadways. Parking along minor 
collectors fi·ont!ng on residential property can be allowed. 
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FEIR41;4 

FEIR 42;7 

FEIR 44;20 

FEIR 89;5 

8 Consideration should be given to restricting direct driveway access to all 
major arterial, major collector find minor collector roadways. Back-lot 
treatments if feasible should be encouraged. 

9 The T-5 Southbound/Sperry Road intersection should be signalized. 

I 0. Oak Flat Road should be widened to four lanes prior to 75 percent of Phase 
I development (700 peak hoUJ trips), as determined to be warranted by 
traffic studies. 

The County will condition the project for additional environmental review when 
either of the following occurs. 

• The project traffic on the new frontage roadway connector between Oak Flat 
Road and Del Puerto Canyon Road reaches 750 vehicles per hour, or 

e The peak hour level of service on the new connector roadway bet ween 0:1k 
Flat Road and Del Puerto .Canyon Road or at the interSection oC Speny Roud 
iu1d SB 1-5 operate below nleveJ of serv ice "C" at a vo lume to capaci ty ratil' 
of0.77 (77 percent of capacity). 

The project sponsor shall develop nnd gain Cnltrans approval of a Project Study 
Report (PSR) for aU project related mitigation measures within Cal trans jurisdiction. 
The timing ofthe PSR Shilll be determined by Caltran.s and the County Department 
ofPublic Works. 

A specific list of Diablo Grande off-site improvements and/or percent contribution 
to roadway projects be included in the final set of project conditions. This list should 
be revisited at the completion of all project phases and tentative map approvals. 

To reduce the number of vehicle trips in ~tl around the project site the fo llowing 
mitigation measure applies to the overall pr.t;>ject and Phase 1: 

The applicant and county transit providers shall assess the feas ibility of 
extending e:dsUng transit service to the project s ite. Should system 
ex.pansion be determined to be feasib le, the -applicant and county transit 
providers shall coordinate transit service and facilities to the site. The 
applicant shall be responsible for funding installation of transit facilities , such 
as bus waiting areas and bicycle paths. 

FEIR 157;5 The following; ar~ potential conditions of approval rather thAn specific project 
impact~ and nssessment. However, the following suggested proj ect conditions are 
pmxidcd fo r use by the Stanislaus County staff. 

• Roadways and intersections should be designed using County and if 
appropriate Caltrans design standards. 

• The project sponsor will be required to enter into a development agreement 
with Stamslaus County. The agreement should detail any projt.:cl 
requirement~ associated with utility relation, pavement and shollld~.:t· 
Widening, bridge and culvert alignn1ents and design criteria. 
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• lite pn>Jl!Cl pmposcs a ttumbl:!r ot'crnergcncy vchiclt; t:onncctions. However, 
the Cl\il<'l lnc.-utinn of thc:s<: f;K iltttc~ is not currently defin t:d 1\s p\lrl or the 
t cntC~ t i v(; rnnrs fM the pn>j~·~:t. rn·ovi!-ii\ln for emergency access conn~:ction~ 
wi ll be.: n.:qttit cd \h.: prc>j~ct ~ponsor wi ll develop ,tit <;rncrgcncy nccc~!'> 
[ucilitics Sl tt;h llmt aiJ dt~~i!_!n rcqttir<.:mcnt.., for rc:;pons~ limes, SlrCI!I design 
(l n ~,; l \tcling w~tllh of travel l nnc~. gr~tdes ~nd surface condition) and 
intersection connection!> to County roadways arc consis t~nl with all 
upprllpriutc jurisclit.:tinnn l polit ies ancl guidelines." 

1. AUt OlJALITY; 

I. Dust and other air pollutant emissions related to construction shall be reduced by: 

Retarding es1gine tinung on diesel-powered equipment to reduce NO" 
emissions. Maintaining existing gasoline-powered equipment in tune per 
manu fRcturcrs instmctions. 

Developing a comprehensive constl'uction activity management plan to 
minimize the amount oflorge constJ'Uction equipment operatirtgduring any 
given lime period. 

Sufficiently watering all excavated or graded material. 

Ceasing all c leuring, grading, earth-moving, or excavation activities when 
wind speed exceeds 20 mph. · 

Sufficiently watering or securely covering all material transported off-site. 

Minimizing the area disturbed by clearing, grading, earth-moving, or 
excavation operations. 

Seeding and watering all inactive portions of the construction site until cover 
is grown. 

Planting or paving portions of the site upon which work is complete. 

Treating all intemal roadways and the equipment storage areas with chemica] 
suppressant. 

Limiting vehicle speed to 15 mph in unpaved areas. 

Sweeping adjacent streets as needed to remove accumulated silt. 

2 . The most effective means of reducing ozone precursor emiSSIOns from motor 
vehicles would be to reduct: the number of vehicle u·ips generated by Diablo Grande. 
A list of such Transportation Demand Management (TDM) strategies would include· 

FE.IR 90;6 

Develop a wmsportation plan that would p1·omote the use of, and offer 
incentives for. rid~shnrtng and transit. This plan should be developed prior 
to occupancy of any Phase 1 uses. 

Appoint an on-site Transportation Coordinator to coordinate and implement 
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FEIR 106;3 

employee and resident transpor1ation programs, and the Diablo Grande transit 
system. 

Provide a link to existing regional mass transit systems and subsidize 
employee and resident purchase of transit passes. 

Establish an on-site transit system. 

Promote the use of low-emission (e.g., natural gas fueled) or no-emission 
(e.g., electric powered) vehicles on-site. 

Promote bicycle use for on-s ite travel and establish bicycle routes and storage 
facilities. 

Provide preferfintial parking for employees who rideshare while commuting 
to the p1:oj_ect site. 

Provide on~sitc eating, banking, and postal service facilities at major 
employment centers on the project site. 

Facilitate the reduction of verucular travel by planning a utility infraslructure 
adequate to support high*cilpacity electronic communications sy~tem links. 

3. Reducing ozone precursor emissions from stationary sources on the site by 
implementing the following measures: 

FEIR 1 06;3 Install low-emitting, EPA-certified fireplace inserts and/or wood stoves or 
natural gas fireplaces. 

Provide natural gas lines or electric outlets to backyards to encourage use of 
natural gas or electric barbecues. 

Provide low NO" emitting an~/or high efficiency water heaters. 

4 . Any on-she commercial or industrial use wl1kh may emit s ignificant qurullities of 
criteria or toxic pollutnuts shalt operate under SNUAPCD pemlit. SJVUAPCD and 
State rules goveming the application and t1se of pesticiues shall be followed. 

J. NOISE: 

Construction Noise Impacts 

1. Construction nctivhies should be limited to 7 AM to 7 PM on weekdays and 
prohibited on weekends in order to minimize dist·uption to nearby residential 
neigl1l,)orhoods. 

2. ProcedW'eS with the highest nobc potential should he scheduled for the times when 
the ambient noise levels are highest (i.e., during pe<tk commme hours). 

3. Th~ contractor should be required to employ the quictt:!it illmll'lg alternative 
uq~ ipment c1r be muffied to control noise from availuhle cqu ipn,cnt. 

4 . Noisy operations should be performed QIT-si te or on portions of the site distant (at 
least 1,000 fee~) from residential oeighburhoods. 
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O~wlitln,tl lmpuc.t~ 

5. t\s roadway widening nnd en large1ncnt projc~..:ls tH'<'\11' from lhi~ I'I'Ojcct rmd othc1 
ClttmJ lrt ti vc ckvclopmcnl, roadway noise level!' would increase audibly ovet lhc 
next 20 years. The widening or roadways and other capn~i ty lmpro,·cmenls would. 
for· the most parl, contri butc t'1 the worsening of the ·noise c:nvi ronmclll by 
promoting larger and faster traffic flQws. t'o nlleviate noise impacts, the projcC'l 
npplicanl, together with all other new dcvclnpmcnls which would generate new 
traffic on the road system, should contribute a share Lowu.nl mitig(1ting noise 
increases on adjacent insufficiently shielded sensiti ve receptors. The exact 
impacts, mitigation, and applicable contributions woul.d have to be dctcnnincd by 
acoustic study on a ·case-by-case basis at the time that roadway improvements nre. 
proposed , nnd should be determined in future environmental rcvi(•w of roadway 
improvement projects. 
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 CA DEPT OF FISH & WILDLIFE X X X

 CA DEPT OF FORESTRY (CAL FIRE) X X X

 CA DEPT OF TRANSPORTATION DIST 10 X X X

 CA DEPT OF WATER RESOURCES X X X

 CA OPR STATE CLEARINGHOUSE X X X X

 CA RWQCB CENTRAL VALLEY REGION X X X X X X

 CEMETERY DISTRICT X X X

 CITY OF:  Patterson & Newman X X X

 COOPERATIVE EXTENSION X X X

 FIRE PROTECTION DIST: West Stanislaus X X X X X X

 HOSPITAL DISTRICT: Del Puerto X X X

 IRRIGATION DISTRICT: Turlock X X X

 MOSQUITO DISTRICT: Turlock X X X

 MT VALLEY EMERGENCY MEDICAL X X X

 PACIFIC GAS & ELECTRIC X X X

 POSTMASTER: Patterson X X X

 SAN JOAQUIN VALLEY APCD X X X

 SCHOOL DISTRICT 1:Newman/Crows Landing X X X

 STAN CO AG COMMISSIONER X X X

 STAN CO BUILDING PERMITS DIVISION X X X

 STAN CO CEO X X X

 STAN CO DER X X X

 STAN CO ERC X X X

 STAN CO FARM BUREAU X X X

 STAN CO HAZARDOUS MATERIALS X X X

 STAN CO PARKS & RECREATION X X X

 STAN CO PUBLIC WORKS X X X X X X

 STAN CO SHERIFF X X X

 STAN CO SUPERVISOR DIST 5: DeMartini X X X

 STAN COUNTY COUNSEL X X X

 StanCOG X X X

 STANISLAUS FIRE PREVENTION BUREAU X X X

 STANISLAUS LAFCO X X X

 SURROUNDING LAND OWNERS X

 TELEPHONE COMPANY: Frontier X X X

 TRIBAL CONTACTS

 (CA Government Code §65352.3) X X X

 US ARMY CORPS OF ENGINEERS X X X

 US FISH & WILDLIFE X X X

 WATER DISTRICT: Western Hills X X X
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Stanislaus County Planning Commission 
Minutes 
April 6, 2017 
Page 2 
 

 
A. SPECIFIC PLAN AMENDMENT APPLICATION NO. PLN2015-0123 – DIABLO 

GRANDE 2016 – Request to modify the Diablo Grande Specific Plan text and 
Phase I Preliminary Development Plan to reflect current site conditions, refine 
development standards, increase development density, and utilize the 15 percent 
unit shift between villages, to increase the number of permitted residential units 
from 2,017 to 2,354.  The 2,250± acre project site is in the Diablo Grande 
Community located 10 miles southwest of the City of Patterson.  The Planning 
Commission will consider an Addendum to the previously certified Environmental 
Impact Report.  APN: Book 025, Index B, C, & D.  

 Staff Report:  Rachel Wyse, Senior Planner, Recommends APPROVAL 
Public hearing opened. 
OPPOSITION: None. 
FAVOR:  Dave Romano, Engineer, 1034 12th Street, Modesto, CA; Valerie 
Swiderski, 9100 Morton Davis Drive, Patterson, CA; William Ross, Attorney, 
West Stanislaus County Fire Protection District, 400 Lambert Avenue, Palo Alto, 
CA 
Public hearing closed.  
Blom/Yamamoto (6/0) RECOMMENDED APPROVAL TO THE BOARD OF 
SUPERVISORS AS OUTLINED IN THE STAFF REPORT  

 
      

 

EXCERPT
PLANNING COMMISSION

MINUTES

                                                             
Secretary, Planning Commission

                                               
Date

Signature on file. 

Angela Freitas, Secretary  

May 5, 2017  
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Rachel Wyse - Fwd: Plan Application No. PLN2015-0123 Diablo Grande 

-- -- -- Let Us Know How We Are Doing -- -- --

Please take a moment and complete the Customer Satisfaction Survey by clicking on the following link:

http://www.co.stanislaus.ca.us/SurveyChoice.htm

>>> "Fred Fowler" <fredgpi44@gmail.com> 4/6/2017 4:36 PM >>>
Dear Stan County Planning:

In response to your letter of March 24, 2017, We are concerned about this expansion 
in our community related to water consumption. We have lost the Legends Golf 
Course due to water availability. The quality of our home water has cost us thousands 
of dollars for in-house water purification. Our suspicion  is additional homes will not 
improve this situation. Please see the attached letter from Western Hills Water District. 
Our understanding is that WHWD (Western Hills Water District) purchases water from 
Kern County via the aqueduct and four pump stations to bring the water up the hill 
for the current facilities. The Legends Golf Course had water pipes for the course but 
no sewer for new homes. 

Thank you for your attention to this homeowner concern. F&S.

Fred & Sherry Fowler
9161 Panoz Ct.
Patterson, CA 95363
209-892-9262 – Home
209-480-9089 – Sherry Cell
650-906-4695 – Fred Cell
sixspeedlady6@gmail.com
fredgpi44@gmail.com

From: Planning Planning
To: Wyse, Rachel
Date: 4/6/2017 4:47 PM
Subject: Fwd: Plan Application No. PLN2015-0123 Diablo Grande
Attachments: WHWD 11-14-2014.pdf

5/2/2017Users/wyser/AppData/Local/Temp/XPgrpwise/58E67139STANCO_1sbtpo510017...
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MORTON DA DRIVE, BLDG B 
PAnERSON. CA 95363 

IMPORTANT INFORMATION ABOUT YOUR DRINKING WATER 
Este informe contiene informaciån muy importante sobre su agua potable. 

Traduzcalo o hable con alguien que lo entienda bien. 
Diablo G rande Water System has levels of Disinfection Byproducts Above Drinking Water Standards 

Our water system recenrly failed a drink.ing water standard. Although this is not an emergency. as our customers, you have a 
nght to know what you should do, what happened, and what we are doing to correct this situation. 

We routinely monitor our water system for the presence of drinking water contaminants. Testing resu lts From October 17, 
2013 to July 24, 2014 show that our system exceeded thestandard or ma'<imum contaminant Ie vei for Total Trihalomerhane 
(ITHM). The maximum level for TTHM is 80 parts per bill ion. lt is determined by the Locational Running Annual 
t\verage [lRAA] of samples collected at each sampling location. quarterly, over past 12 months. The LRAA levels of 
ITHlv! samples collected at two sample locations were 106 parts per billion and 102 parts per billion. 

What should 1 do? 
• You do not need to use an alternative {e.g. , bottled) water supply. 
• This is not an immediate risk. rf it had been. you would have been notified immediately. However, some people 

w/lo use water containing trihalometlwnes in ex.cess cifthe Jv!CL o1·er many years may experience liver. /..idney, or 
centralnervous system problems. and may have an increased risk ofgeuing cancer. 

• lf you have orher health issues conceming the consumption of this water. you may wish to consult your doctor. 

What happened? What was done? 
WHWD Operations Staff are trying a variery of techniques to rry to comrol the ITHM levels. Most of these invol ve 
adjusting or adding chemical feeds to the water lreatment process. We have dropped in coming raw water pH using acid, 
and have added more filter media to tilters 1 and 2. Operations staff have also tried adding hydrogcn peroxlde to the raw 
water to reduce ITHM formation. We are now study1 ng a capital improvement project at the Zone 3 Taok to help eliminate 
ITHM levels. 

While the State of California has provided the Water District umil 2017 to remedy this situation, we believe lt's crit1cal to 
resolve this in the coming year of2015. To accomplish rhis. we are commencing immediately with the process of 
idendl)ting and sekcting a qualitied engineering contractor to design and build the nece..'\Sary rreatment plant upgrades so we 
can move forward with the purchase and installation of the key equipmenr in a timeframe much faster than mandated by the 
State. 

fot· more information. please contact Ron Demmers at (209) 895-9493 or at the following mai ling address 9501 Morton 
Davis Drive, Patrerson. CA 95363. 

Pleuse share this infomwlion with a/1 the other people who drink 1his 1v4ter. especial~v tftoge who may 1101 ltave received 
1his norice direct~v (for e.wmple. people ln apartmenls. nttrsing homes. schools. amJ businessesJ. You ca11 do tltis by posti11g 
tlris nolice in u public place or distributing capies b_v hand or mail. 

Secondary Notification Requirements 

Vpon receipt of notification From a person operating a public water systern, the following notification mus1 be given withtn 

10 days (Health and Safery Code Section 1l6450(g)]: 

• SCHOOLS. Must notify school employees, students. and parents (ifthe students are minors). 
• RESIDENTIAL RENTAL PROPERTY OWNERS OR MANAGERS (including nursing homes and care 

facilities): Mus1 nmify tenants. 
• BuSINESS PROPERTY O'vVNERS, MANAGERS. OR OPERATORS: Must notify employees of businesses 

Iaeated on the property. 

This notice is being sent to you by t be Diablo Grande water system. 

State Water Syslem ID#: 5010039. Date distnbuted: 11 / 14/ 14. 



 

April 6, 2017 

 

Stanislaus County Department of Planning and Community Development 
1010 10th Street, Suite 3400 
Modesto, CA 95354 
 
RE: Notice of Public Hearing Specific Plan Amendment Application No. PLN2015-0123 – Diablo Grande 
2016 
 
Dear Planning Commission Members, 
 

I am an owner in DG since 2005.  Unable to attend the public hearing this evening, I am providing a 
letter to ask that the commission take into consideration the following: 
 
We were sold on this Golf Course community and open space offering larger lots and custom homes 
surrounding.  This new plan sadly insures the golf course will never be resurrected and open space will 
be removed, putting homes below the ridgelines and condensed into one area.  The direction of this 
community is moving a much different direction and appears no plans will be implemented as per the 
specific plan and the desirability of this community may suffer along with appeal and home values.  
 
 How can we be sure we will not be subjected to another detrimental blow to this community by 
increasing units that will take needed water to sustain the golf course resulting in another closure?  The 
water district informed the residents here that due to the drought the Legends Course was necessary to 
be closed for lack of water.  Have there been any plans put forth for water storage in the community 
besides the water banking program where water is not stored here?  Having to pump our water up hill 
with no local water storage to access and subjected to limited allocations by the state, is this being 
addressed?  If users increase by 15% or 337 units over the 2017 units approved, how will this 
development be able to sustain all homes and retain the golf course still open?    
 
Can the county verify when Diablo Grande will be getting the Fire Department?  We were told when we 
purchased the maximum number of homes was 500 without the Fire Department.  With one way in and 
out, it seems an important facility in the mountains as we have had two substantial fires since we've 
lived here.   
 
Has the impact of an additional 337 homes for emergency evacuation been considered? 
 
While I would like to see this community thrive in a sense of amenities and completion of the specific 
plan, I am concerned of any changes given that our initial infrastructure is still not completed, fire and 
emergency services has not moved forward and water has been a tremendous issue here.   
 
Sincerely, 
 
Julie Davis 
20180 Panoz Road 
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May 12, 2017 

Honorable Board Chairman Chiesa 
Members ofthe Board of Supervisors 
Stanislaus County 
1010 10th Street, Ste. 6500 
Modesto, CA 95353 

Dear Chairman Chiesa and members of the Board of Supervisors, 

As a longtime resident of Diablo Grande who has served on the Resident Owners Association Board of Directors for four 
years, 1 want you to know that my wife, Carol Stirling-Grace, and 1 support the application to amend the Diablo Grande 
Specific Pian. 

We realize that the changes proposed reflect the input from Diablo Grand residents, changing consumer 
demands/demographics, and new environmentally sensitive and sustainable land use planning and development 
practices designed to increase open space by clustering new development. 

Wc also recognize that the Diablo Grande Specific Pian has not been amended in over 10 years, and therefore, the time 
is right for logical revisions to be approved. We support the fact that the amendment package before you does not 
completely rewrite of the Specific Pian, but is an update designed to retain the original vision for Diablo Grande yet with 
a "right-sizing" of key amenities and facilities to better reflect the current character of the community. With that, we 
acknowledge that revisions noted will allow development of lands uses within the Phase 1 Preliminary Development 
Pian for Oak Fiat Village, however these revisions will fall within the authorized 15% range identified in the Specific Pian 
and the Environmentallmpact Report for lot increase or decrease, while providing land uses and designations consistent 
with the current market analysis and the expected buyer profile. We are amazed that the original Diablo Grande land 
pian has not been updated in more than 25 years. 

Thank you for your consideration of the applicant's Specific Pian amendment proposal and request. Please be assured 
that the changes proposed reflect in-depth input from community residents. These changes have been vetted through a 
comprehensive process involving numerous open houses, town meetings, one-on-one discussions, neighborhood 
coffees, and on-line information exchange opportunities through a dedicated website. 

Carol and 1 are confident that, through the implementation of the proposed amendments in the Diablo Grande Specific 
Pian, new land uses can be introduced into the community which will help it evolve and thrive over the coming years. 
Thank you. 

Sincerely, 

John Grace 



SPA PLN2015-0123 

DIABLO GRANDE 2016 

 
Board of Supervisors 
May 16, 2017 

Planning & Community Development 



Planning & Community Development 

 
• 1992 Specific Plan 

• 5 Villages, resort complex 
• 29,500 acres; 6 golf courses; 5000 homes 

• 1999 Specific Plan 
• Oak Flat Village (Phase I PDP) 

• 2,300 acres; 2 golf courses; 2000 homes 
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ORIGINAL PROJECT (1992) 
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PRELIMINARY DEVELOPMENT PLAN 



Planning & Community Development 

 
• SPA PLN2015-0123 – Diablo Grande 

2016 



Planning & Community Development 

 
• Amend the Specific Plan 

• Reflect current conditions 
• Refine development standards 
• Increase density 
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AREA MAP 

DIABLO GRANDE 
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GENERAL PLAN MAP 
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ZONING DESIGNATION MAP 
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(2015) AERIAL MAP 
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PROPOSED PRELIMINARY DEVELOPMENT PLAN 
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• Reflect current conditions 

• 2015 Closure of Legends Golf Course 
• Upgrades to Emergency 

Communications/SR 9-1-1 
• Construction of Sewer Line/Closure of 

on-site wastewater treatment facilities 



Planning & Community Development 

 
• Refine Development Standards   

• Add Resort Commercial overlay to 
PDP center, clubhouse, & driving range 

• Allow for smaller lot sizes 



Planning & Community Development 

 
• Increase Density 

• 15% density shift 
• 2,017 to 2,354 

• Move residential from hills to valley floor 
• Conservation: 582 to 1,015 acres 
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EXISTING AND PROPOSED 



 
• Implementation Measures 

• Parks 
• Fire 
• Emergency Communications Facility 

Tower 
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• 2016 EIR Addendum  

• 1992 Specific Plan EIR 
• 1998 Water Resources Plan 

Supplemental EIR 
• 2004 Sewer EIR 
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Planning Commission  
• April 6, 2017 

– No one spoke in opposition 
– Late correspondence 
– 6-0 Vote recommending the BOS approve 

Specific Plan Amendment Application No. 
PLN2015-0123 – Diablo Grande 2016 
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• Staff recommendation 

• Findings – Exhibit A 
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