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SUBJECT:

Public Hearing to Consider the Planning Commission’s Recommendation for Approval of
Specific Plan 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, & D) and Adoption of an Addendum to an Environmental Impact Report

PLANNING COMMISSION AND STAFF RECOMMENDATIONS:

1. Conduct a public hearing to consider the Planning Commission’s recommendation for
approval of Specific Plan Amendment Application No. PLN2015-0123 ~ Diablo Grande
2016, a 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, located 10 miles southwest of the City of Patterson.

2. Find that the 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.
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Specific Plan Amendment Application No. PLN2015-0123 — Diablo Grande 2016, Located 10
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3. Find that the proposed revisions to the Diablo Grande Specific Plan are consistent with
the Specific Plan General Plan designation.

4. Find that an Addendum to the previously certified Environmental Impact Report (EIR)
rather than a supplement to the EIR or a subsequent EIR comply with the requirements
of California Environmental Quality Act (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 EIR.

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

C. No new information, which was not known, or could not have been known at the
time the EIR 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.

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

6. Adopt the Addendum to the certified EIR, State Clearinghouse #1991032066, 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 EIR
reflects Stanislaus County’s independent judgement and analysis.

7. 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.

8. Approve Specific Plan Amendment No. PLN2015-0123 — Diablo Grande 2016.

DISCUSSION:

This project is a request to modify the Diablo Grande Specific Plan text and Phase 1
Preliminary Development Plan (PDP) to: (1) reflect current conditions, and (2) refine
development standards allowing for an increase in development density and flexibility.
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Current conditions being reflected in the proposed amendment include: 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 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 Plan, is provided as Attachment 1 —
Planning Commission Staff Report, April 6, 2017.

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 (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 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
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reauthorized in 1998, and then again on December 7, 1999, but only as to the Phase 1
Preliminary Development Plan (PDP). The Phase 1 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 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.

In 2004 and 2005, amendments to the Specific Plan 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.

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 clubhouse 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.

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

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 added to the Specific
Plan text and discussed in the “Issues” section on pages 3-5 of the Planning Commission staff
report. (Attachment 1 — Planning Commission Staff Report, April 6, 2017.)

On April 8, 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 Plan 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 lines 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 Plan Amendment can be made.
POLICY ISSUE:

In order to consider an amendment to the Specific Plan, the Board of Supervisors must hold a
public hearing. The proposed modifications to the Specific Plan text and Phase 1 Preliminary
Development Plan will maintain a logical land use pattern. The proposed project will not be
extending the current Specific Plan boundaries (zoning) or modifying the Land Use designation
of the General Plan. It is consistent with the General Plan 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 Plan designation of Specific Plan.
Modifying the Specific Plan text and Phase 1 Preliminary Development Plan will retain
consistency between the General Plan and Zoning Designation for this site.

FISCAL IMPACT:
In accordance with the adopted Department of Planning and Community Development Fee
Schedule, this project is subject to payment of “actual cost” for processing. All 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 Infrastructure

System and A Strong Local Economy by providing a land use determination consistent with the
overall goals and policies of the Stanislaus County General Plan.

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:

Planning Commission Staff Report, April 6, 2017

Planning Commission Minutes, April 6, 2017 (Excerpt)

Planning Commission Correspondence from Fred & Sherry Fowler, April 6, 2017
Planning Commission Correspondence from Julie Davis, April 6, 2017
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ATTACHMENT 1

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 |
Preliminary Development Plan (PDP). The Phase | 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 | 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 | — 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

e 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:

e Community Park -- 11 acres
e Qak Flat Ranch Park — 7 acres
e |ndian 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 201% 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 500" residential building permit. Since the 201 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 | — Summary
of Mitigation Measures.) Original approvals for the project required construction of a permanent
fire station prior to issuance of the 301* 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 | — 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 | 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 faciliies 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:

(@) 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.

(© 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 | 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 | — Summary of Mitigation Measures.)

*kkkkk

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*

e 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 | - 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.

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

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

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

Addresses the environmental and aesthetic assets of the community.

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.

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.

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

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.

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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April 6,
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A — Findings
2017

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.

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

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.

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 Supervisorsin 1993. That approva 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 theinitial 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 provideinternal 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 111-13) 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
reapprova 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 residentia 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 aso 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 overal policies and guidance relative to
development. These chapters remain generally untouched, as they track closely with the adopted
EIR. Aspolicy level chapters, they are general in nature and provide an overal 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 Courseis closed. The closing of The Legends
Golf Courseis 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 originaly 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 operateit. Assuch, thisisasubstantial 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 man 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). Theserevisions
will alow 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 amost 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.

PC-19



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.

PC-20



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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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.

l. 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.”

o
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1.4. Prior to the issuance of the 2,000™ building permit, World shall pay all costs
associated with the installation of all Phase Il 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 then
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 World International, LLC

Attn: Joel Broumas, Director Attn: Carmen G. Kearney-Millan, CFO
3705 Oakdale Road 9501 Morton Davis Dr.

Modesto, CA 95357 Patterson, CA 95363

Phone: 209-552-3900 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

vl e
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EXHIBIT A

Tait Communications Quotation #: 50-01077 Stanislaus Diablo Grande QS2 Phase |
Expansion v3 rkf2015-04-09.xIsm
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EXHIBIT B

AT&T T1 Line Quote
Frontier T1 Line Quote
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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

Open and Welcome
Pledge of Allegiance to the Flag

Public Comment Period
There were no public comments

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

Agenda Iltems
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 Caurroll; City
of Waterford City Manager, Tim Ogden; and City of Hughson City Manager,
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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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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
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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 | 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 | Preliminary
Development Plan (the “Phase | 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 111-13) (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 | PDP land plan, circulation plan
and design standards.® The Phase | PDP will also be expanded to include the Entry Area, which
has always been shown for development as part of the approved Phase | development, but carried
with it its own title. From this point forward, the Phase | 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 | 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

! 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 | 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 | PDP area, which included approximately 2,055 residential units on
2,300 acres [See DGSPEIR Figures I11.D-5 (2,000 units), Figure 111.D-6 (2,000 acres), and Table
I11.D-E (2,020 units), and Figure I11.D-7 (35 additional Entry Area units on 300 acres)]. 2,200
dwellings units were projected for the Oak Flat Village (Table I11.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 111-13). The Phase | PDP is located within the Oak Flat Village. Table
I11.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 | area could include the
development of up to 2,358 residential units.? 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 | of the Diablo Grande Project
and approved the Phase | 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 | PDP has been modified, and the number of lots
proposed for development within Phase | has changed. The current approved Phase | PDP
provides for 2,038 dwelling units within the Phase | PDP, and up to an additional 35 in the Entry
Area.

% The DGSPEIR Table 111.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 | PDP area without
the need for a Specific Plan Amendment.
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DESCRIPTION OF CHANGESTO THE PHASE | PDP

As permissible under the Specific Plan, the Phase | 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
111-13) (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 | 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 | 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 | 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 | 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.

-iv-
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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
seg. ("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 SPAS 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 211667 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 previoudly 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;

-Vi-
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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 previoudly identified
significant effects, not already disclosed in the DGSPEIR or the
WRPSEIR, nor is there any new information which will
requirethe 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
SPAS 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 | PDP project; or mitigation measures or alternatives which are

-Vii-
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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 | 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 SPA5L."

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
AMENDMENTSPROPOSED WITH SPAS5

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 | of the Diablo Grande
development (“Phase 1” or "Diablo Grande project”), including the Phase | 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 | Preliminary
Development Plan (the “Phase | 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 111-13) (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 | PDP land plan, circulation plan
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and design standards.® The Phase | PDP will also include the Entry Area, which has always been
shown for development as part of the approved Phase | development, but carried with it its own
title. From this point forward, the Phase | 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 | 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 | PDP area, which included approximately 2,055 residential units and
other amenities on 2,300 acres [See DGSPEIR Figures I11.D-5 (2,000 units), Figure 111.D-6
(2,000 acres), and Table Il1.D-E (2,020 units), and Figure I11.D-7 (35 additional Entry Area
units)]. 2,200 dwellings units were projected for the Oak Flat Village, within which the Phase |
PDP is located (Table 111.D-C). Table I11.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 111-13) 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 | area could include the development of up to
2,358 residential units.* 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 | of the Diablo
Grande Project and approve the Phase | PDP.

¥ 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 | PDP and the Specific Plan.

* The DGSPEIR Table 111.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 | PDP area without
the need for a Specific Plan Amendment.

-ix-
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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 | PDP has been modified, and the number of lots
proposed for development within Phase | has changed. The current approved Phase | PDP
provides for 2,038 dwelling units within the Phase | PDP, and up to an additional 35 in the Entry
Area.

DESCRIPTION OF CHANGESTO THE PHASE | 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 | 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 | (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 | 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 | 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 | 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

_X_

PC-77



Addendum to Diablo Grande Specific Plan EIR and Water Resources Plan Supplemental EIR
Diablo Grande Specific Plan, Phase |
Page xi

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 SPAS:

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.

-Xi-
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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 | 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 | PDP amendments
proposed will increase the number of lots which may be constructed within the Phase |
PDP, but the increase in lots is within the variance considered as part of the project
analyzed in the DGSPEIR (reference page I11-13: “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 | 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 | and the whole project and the total number of units potentially authorized in
Phase | 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 | PDP will not result in any additional or
substantially more severe significant biological resources impacts beyond those already
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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 |1 PDP, but all approved uses will occur
on lands already proposed for development under the current Phase | 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 | 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 | PDP, but all uses will occur on lands already proposed for
development under the current Phase | PDP. In certain areas of the Phase | 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 | 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 | PDP land plan, but all approved uses will occur on lands
already proposed for development under the current Phase | 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 | 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 | 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 | 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.

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 | 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 | 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 | 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. SPAS5 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 | 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 |
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 SPAS5 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
Quiality, 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
SPAGS.

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 SPAS.

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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SUMMARY OF RESPONSES FOR ENVIRONMENTAL REVIEW REFERRALS

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

REFERRED TO:

RESPONDED

RESPONSE

MITIGATION
MEASURES

CONDITIONS

2 WK

30 DAY

PUBLIC
HEARING
NOTICE

YES
NO

WILL NOT
HAVE
SIGNIFICANT
IMPACT

MAY HAVE
SIGNIFICANT
IMPACT

NO COMMENT
NON CEQA

YES
NO

YES
NO

CA DEPT OF FISH & WILDLIFE

CA DEPT OF FORESTRY (CAL FIRE)

CA DEPT OF TRANSPORTATION DIST 10

CA DEPT OF WATER RESOURCES

XXX |X

CA OPR STATE CLEARINGHOUSE

CA RWQCB CENTRAL VALLEY REGION

CEMETERY DISTRICT

x

CITY OF: Patterson & Newman

x

COOPERATIVE EXTENSION

x

FIRE PROTECTION DIST: West Stanislaus

HOSPITAL DISTRICT: Del Puerto

IRRIGATION DISTRICT: Turlock

MOSQUITO DISTRICT: Turlock

MT VALLEY EMERGENCY MEDICAL

PACIFIC GAS & ELECTRIC

POSTMASTER: Patterson

SAN JOAQUIN VALLEY APCD

SCHOOL DISTRICT 1:Newman/Crows LandingI

STAN CO AG COMMISSIONER

STAN CO BUILDING PERMITS DIVISION

STAN CO CEO

STAN CO DER

STAN CO ERC

STAN CO FARM BUREAU

STAN CO HAZARDOUS MATERIALS

STAN CO PARKS & RECREATION

XXX XXX IXIX|X|X[X]|[X]|X]X]|X]|X

STAN CO PUBLIC WORKS

STAN CO SHERIFF

STAN CO SUPERVISOR DIST 5: DeMartini

STAN COUNTY COUNSEL

StanCOG

STANISLAUS FIRE PREVENTION BUREAU

STANISLAUS LAFCO

N XXX XX XXX X XXX XX XXX XXX X}X|X}X[X|X]|X[X]|X]|X]|X]|<]|X]|X

XXX |X[X]|X

SURROUNDING LAND OWNERS

TELEPHONE COMPANY: Frontier

x

NX XX XX XXX X XXX XX XX XXX XXX XXX X [X|X|X}X]X]|X]|X|X]|X

x

TRIBAL CONTACTS
(CA Government Code §65352.3)

US ARMY CORPS OF ENGINEERS

US FISH & WILDLIFE

WATER DISTRICT: Western Hills

XX XX

X|IX XX

X|IX XX
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ATTACHMENT 2
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 | 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 2,250t 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 12" 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

Signature on file.

Angela Freitas, Secretary

May 5, 2017
Date
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ATTACHMENT 3

Rachel Wyse - Fwd: Plan Application No. PLN2015-0123 Diablo Grande

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

-- -- -- 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
209-480-2089 — Sherry Cell
650-906-4695 — Fred Cell
sixspeedladyé@gmail.com
fredgpi44@gmail.com

Users/wyser/AppData/Local/Temp/XPerpwise/58E67139STANCO 1sbtpo510017... 5/2/2017
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ATTACHMENT 4

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, | 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 | 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 of the Board of Supervisors
Stanislaus County

1010 10 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, | want you to know that my wife, Carol Stirling-Grace, and | support the application to amend the Diablo Grande
Specific Plan.

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.

We also recognize that the Diablo Grande Specific Plan 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 Plan, 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
Plan for Oak Flat Village, however these revisions will fall within the authorized 15% range identified in the Specific Plan
and the Environmental Impact 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
plan has not been updated in more than 25 years.

Thank you for your consideration of the applicant’s Specific Plan 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 | are confident that, through the implementation of the proposed amendments in the Diablo Grande Specific
Plan, new land uses can be introduced into the community which wil! help it evolve and thrive over the coming years.

Thank you.

Sincerely,

John Grace
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Background

- 1992 Specific Plan

« 5 Villages, resort complex
« 29,500 acres; 6 golf courses; 5000 homes

- 1999 Specific Plan

« Oak Flat Village (Phase | PDP)
» 2,300 acres; 2 golf courses; 2000 homes
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SPA PLN2015-0123

DIABLO GRANDE 2016
ORIGINAL PROJECT (1992)

LOW DENSITY RESIDENTIAL
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Overview

« SPA PLN2015-0123 — Diablo Grande
2016




Overview

- Amend the Specific Plan
« Reflect current conditions
» Refine development standards
* Increase density
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ZONING DESIGNATION MAP
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PROPOSED PRELIMINARY DEVELOPMENT PLAN




Overview

 Reflect current conditions
« 2015 Closure of Legends Golf Course

« Upgrades to Emergency
Communications/SR 9-1-1

o Construction of Sewer Line/Closure of
on-site wastewater treatment facilities
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Overview

- Refine Development Standards

 Add Resort Commercial overlay to
PDP center, clubhouse, & driving range

e Allow for smaller lot sizes
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Overview

. Increase Density
« 15% density shift
« 2,017 to 2,354

« Move residential from hills to valley floor
e Conservation: 582 to 1,015 acres
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- Implementation Measures
« Parks

* Fire
« Emergency Communications Facility
Tower
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Environmental Impact Report (EIR)

- 2016 EIR Addendum
« 1992 Specific Plan EIR

« 1998 Water Resources Plan
Supplemental EIR

« 2004 Sewer EIR
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Planning Commission

e 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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Recommendation

» Staff recommendation

- Findings — Exhibit A
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