REQUEST:

STANISLAUS COUNTY PLANNING COMMISSION

April 6, 2017

STAFF REPORT

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

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.

Property owner(s):

Applicant:
Agent:
Location:

Section, Township, Range:
Supervisorial District:
Assessor’s Parcel:
Referrals:

Project Area:

Water Supply:

Sewage Disposal:
Existing Zoning:

General Plan Designation:
Sphere of Influence:

Community Plan Designation:

Williamson Act Contract No.:
Environmental Review:

Present Land Use:

Surrounding Land Use:

APPLICATION INFORMATION

PC-1

World International, LLC and all other
Diablo Grande community landowners of
record.

Laurus Corporation

Dave Romano, Newman-Romano, LLC
Diablo Grande Community, 10 miles
southwest of the City of Patterson.
13, 24, 25-6-6; 18, 19-6-7

Five (Supervisor DeMartini)

Book 025, Index B, C, & D

See Exhibit “J”

Environmental Review Referrals
2,250 acres

Western Hills Water District
Western Hills Water District

S-P (1) (Specific Plan 1)

Specific Plan

Not Applicable

Not Applicable

Not Applicable

Addendum to an Environmental
Report

Planned Community developed  with
residences, vineyards, a club house, and
golf course.

Grazing land (non-native grasslands, oak
savannah, and creeks) with limited
scattered residential development to the
north, east, south, and west.

Impact
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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:

e 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
¢ [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
PC-4
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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.

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

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

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

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

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

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

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

ZONING ORDINANCE CONSISTENCY

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

ENVIRONMENTAL REVIEW

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

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

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

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

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

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

Exhibit J - Environmental Review Referral

*Note: Copies of all Exhibits D & H in their entirety have been provided to each member of the
Planning Commission as part of the April 6, 207, Planning Commission Agenda packet.

I\PLANNING\STAFF REPORTS\SPA\2015\SPA PLN2015-0123 - DIABLO GRANDE 2016\PLANNING COMMISSION\APRIL 6, 2017\STAFF REPORT\STAFF REPORT_DG.DOCX
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Exhibit A

Findings and Actions Required for Project Approval

NOTE:

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

Based Upon the Record of Proceedings Find That:

1.

Specific Plan Amendment:

A.

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

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

PC-9



SPA PLN2015-0123

Exhibit
April 6,
Page 2

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 Qverview

The Diablo Grande community was originally envisioned as a 30,000 acre development
consisting of five villages, 6 golf courses, 5,000 homes, and a resort conference center designed
to attract conferences where participants could play golf on a number of world class golf courses
over the course of a week. This project was submitted to Stanislaus County in 1991 for
processing, and approved by the Board of Supervisors in 1993. That approval consisted of the
Diablo Grande Specific Plan (“Specific Plan”), and its environmental impact report (EIR) and
mitigation monitoring and reporting plan (MMRP).

The Diablo Grande Specific Plan provides that it should be revisited approximately every
five years for an update. The Diablo Grande Specific Plan also recognizes that residential units
could shift between villages.

After the initial approval in 2003, and over the course of the next five years, a number of
lawsuits were litigated which culminated in the requirement that a Water Resources Plan and
Water Resources Plan EIR be prepared on the project, and with those documents in place, the
project was reapproved in 1998 and then again on December 7, 1999, but only as to the Phase 1
Preliminary Development Plan (PDP) for Oak Flat Village, which then consisted of a project
permitting the construction of approximately 2,000 units and two (2) golf courses on around
2,300 acres. The Specific Plan (Page 33) states:

To provide internal flexibility without significantly altering the potential impacts of the
total project, it is proposed that a dwelling unit transfer of up to 15% to or from each Village be
permitted without the need for amendment to the Specific Plan.

And the adopted EIR (Page 1II-13) for the project sets forth:

Based on the 15% density transfer, the number of units within each Village range as
follows: Village 1, 1,870 to 2,530 units;

In 2004 and 2005, minor amendments were made to the Diablo Grande Specific Plan.
These amendments were adopted and found consistent with the existing project environmental
review. The 2005 amendment, adopted on April 5, 2005, provided a reintroduction of the project
and was considered the first project update, as it occurred about five years after the project
reapproval in December of 1999.

In 2008, the great recession hit the Central Valley, California, the United States and the
World. This great recession resulted in substantial changes in the housing market, and the
availability of money to buy homes. A number of communities faced difficulties as home prices
plummeted and foreclosures increased. In 2008 the Diablo Grande project was placed into
bankruptcy and acquired by World International (“World”). World now owns the Diablo Grande
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project, and has managed it for the last seven plus years, consistently funding short falls related
to golf course operations, the Western Hills Water District operational budget, and servicing the
bonded indebtedness on the project left by prior ownership. In 2014, the possibility of
development at the project site began to increase, but simultaneously, substantial drought
restrictions came into play that affected the project.

In 2015, detailed market analyses, community outreach, and an overall project evaluation
was performed and it became apparent that two things needed to occur to keep the project viable.
First, the Specific Plan was long overdue for a five year update, and second, while the Western
Hills Water District had done a great job utilizing its water, and had acquired enough water for
the full Phase 1 PDP development, golf course play was down, and valuable water supplies were
being used on a course with minimal play, so The Legends Golf Course (one of two golf courses
in Phase 1) was permanently closed.

Based upon this research, the permanent closing of The Legends Golf Course, and
existing water and sewer capacity for the project site, the new Phase 1 PDP was prepared. This
new Phase 1 PDP, at an estimated buildout of 2,354 residential units, right sizes the project to
today’s market, stays within the 15% unit shift allowed by the Specific Plan between villages
(within the EIR identified range of 1,870 to 2,530 units), is consistent with the project’s
environmental review documents, falls within the water, sewer and traffic generation rates set
forth in the original project EIR, and retools the project to a more market viable land use mix to
create project viability and sustainability.

The 2016 changes cluster residential into tighter areas, resulting in less grading at the site,
and all fall entirely within the currently zoned Phase 1 Preliminary Development Plan area.
These changes also result in more open space and change the Diablo Grande project from what
was originally envisioned as an exclusively golf course oriented community, to a combination
golf, open space, and active hiking community. Numerous trails have now been created at the
project site and are currently in use by project residents.

With this background, the 2016 Specific Plan Amendment (2016 SPA) as proposed is not
a complete rewrite of the Diablo Grande Specific Plan, but rather an update. Chapters 1-3, 5 and
6 of the Diablo Grande Specific Plan provide overall policies and guidance relative to
development. These chapters remain generally untouched, as they track closely with the adopted
EIR. As policy level chapters, they are general in nature and provide an overall project vision.
Rather than revisit, retool and update each and every section related to future possible
development at the site, these chapters remain true to the initial project vision with only major
changes being updated. Examples of such changes are:

1) The recognition that The Legends Golf Course is closed. The closing of The Legends
Golf Course is a significant change in the Phase 1 area as it is now being changed from two golf
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courses to one. This change is important enough to be included in the policy chapters of the
Specific Plan and is clearly identified;

2) The policy chapters of the Specific Plan originally identified ownership of the
emergency communication system as a project responsibility. Since the time, negotiations have
occurred whereby World provided the funding necessary for Stanislaus Regional 911 (SR911) to
update and construct a full and complete community emergency communication system, and to
own and operate it. As such, this is a substantial change that is made to the policy chapters of the
Specific Plan;

3) Since the last Specific Plan update, an agreement was reached with the City of
Patterson in 2004 to convey Phase 1 sewage to the City of Patterson, up to 750,000 gallons per
day. This is a substantial change in how sewer is provided to the project, and the lines and
connections have been constructed such that this conveyance system now exists. City of
Patterson prepared all appropriate environmental documentation for this connection, so the
policy chapters of the Specific Plan have been revised to recognize this change; and,

4) The changes to the Phase 1 PDP result in a greater mix of residential unit types, to
react to the market, and the Land Use Designations in the document have been modified to
provide a broader range of lot sizes and types.

While these changes are necessary to clearly show what is occurring with the update, the
general policy statements, overall discussion, tables and original project analysis have not been
updated, so they continue to track the analysis in the adopted EIR. The Phase 1 PDP unit count
falls within the plus or minus 15% authorized by the Specific Plan and EIR range of 1,870 to
2,530 units, and no development can occur beyond Phase 1 without full and complete
environmental review on such future phase of development. The 2005 amendment and
reintroduction of the Specific Plan addressed the issue the same way, and now, ten (10) years
later, the changes are being addressed in exactly the same fashion to maintain the consistency
between the Specific Plan, the EIR, the Water Resources Plan EIR, and the environmental
review (Addendum) prepared on the sewer line extension.

As to the main changes to the project, the regulatory sections of Specific Plan,
specifically chapter 4 (which identifies the zoning designations, lot sizes, setbacks, lot coverage,
and other zoning level information) have been thoroughly updated, as well as chapter 7 (the
Phase 1 PDP) which discusses the new land plan for Phase 1 (Oak Flat Village). These revisions
will allow development of land uses within the Phase 1 PDP, fall within the 15% range identified
in the Specific Plan and EIR for lot increase or decrease, and provide land uses and designations
consistent with the current market analysis and the expected buyer profile, updating the current
land plan that is now almost 25 years old. This new analysis shows unit counts and types in each
category, and the new Phase 1 PDP is proposed to be adopted, and will be consistent with the
zoning standards set forth in chapter 4.
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As with the 1999 approvals, the expectation is that the Specific Plan will be adopted, and
found consistent with the existing EIR through an Addendum process, and that only the Phase 1
PDP project will be authorized to proceed. Prior to development of any projects outside of the
Phase 1 (Oak Flat Village) PDP area, a new PDP would need to be prepared, submitted to the
County for review, full environmental review would need to be completed, services would need
to be affirmed, and only then could the Board of Supervisors approve such development. The
amended Specific Plan as proposed still recognizes the possible development on the remainder of
the property, but is clearly focused on completing the development of Phase 1 PDP within Oak
Flat Village.
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Exhibit D — Diablo Grande
Specific Plan — Bold Strikethrough Version

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

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

***Copies of Exhibit D have been provided to each member of
the Planning Commission as part of the April 6, 2017,
Planning Commission Agenda packet.
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RECORDING REQUESTED BY
RECORDED MAIL:

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

EXEMPT from recording fee pursuant to Government Code Section 27383

FIRE SERVICE IMPROVEMENT AGREEMENT

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

RECITALS

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

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

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

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

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

PC-22 EXHIBIT E



Fire Service Improvement Agreement
Diablo Grande
Page 2

expanded upon the original mitigation measure for the Project (Fire Protection
mitigation measure No. 5); and,

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

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

WHEREAS, the County Board of Supervisors approved Tentative Map
Application 2005-09 with Amended Conditions of Approval on May 9, 20086, for the
Mountain View Estates Project, which is located within Phase 1 of the Project; and,

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

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

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

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

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

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

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

WHEREAS, it is in the best interest of the Parties to finalize the
Temporary Station Improvements and to complete plans and construction of the
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Fire Service Improvement Agreement
Diablo Grande
Page 3

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

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

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

1. Purchase of Property for Fire Station. The District will pay Developer

Two Hundred Thousand Dollars ($ 200,000.00) for the purchase of the designated
fire station site within the Project, which purchase price will be reduced according
to the terms set forth in this Agreement.

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

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

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

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

E; Developer shall be responsible for legal fees and expenses incurred
in forming and resolving the content of this Agreement in the amount
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Fire Service Improvement Agreement
Diablo Grande

Page 4

of $9,500.00 This amount shall be a credit to the District against the
purchase price which will reduce the purchase price to $169,376.30.

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

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

A. Temporary_ Station Improvements. Within sixty (60) days after the

effective date of this Agreement, or sooner, Developer will commence to
make the following Temporary Station Improvements and said
Temporary Station Improvements shall be completed to District
satisfaction no later than September 1, 2017:

 *

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

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

Provide walkways and parking that meets ADA requirements; and,

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

Install exterior lighting to meet District’s needs.

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

Developer presently owns sixty-six (66) parcels within the Project
which are vested and which may be developed. No further permits
will be issued for development within the Project until the Temporary
Station Improvements are completed and accepted by District.
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Fire Service Improvement Agreement
Diablo Grande
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8. Upon completion of the Temporary Station Improvements to the

District’s satisfaction, the building permit level shall be raised from
500 to 600 not including the 100 lots provided to Developer as set
forth in Paragraph 2(C)(4).

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

B. Lease of Residence for Paid-Call Firefighters. Developer currently rents

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

C. Permanent Fire Station. Developer will accomplish the following

regarding the permanent fire station to be constructed within the Project:

%

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

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

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

. Upon completion of the Temporary Station Improvements and

Paragraph 2(C)(3), District authorizes the issuance of 100 additional
building permits above 500 excusively to Developer to be utilized at
Developer's discretion; and,

. Tim Huff shall prepare the design study for the permanent fire

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

Once the design study is completed and acceptable to the District,
Developer shall increase the Fire District Fee to $1.00 per square
foot for all future lots at Diablo Grande currently owned by Developer
(1,619 future lots and approximately 66 existing lots). This increase
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in the Fire District Fee will generate approximately $4,200,000.00 in
Fire Fees in addition to existing fees collected from approximately
500 permits previously issued and an additional 68 for mapped lots
owned by D.R. Horton.

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

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

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

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

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

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

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

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

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

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

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

8. Repairs and Replacements. Developer shall cause the replacement or
have replaced, repair or have repaired, as the case may be, or pay to the District,
the entire cost of replacements or repairs, of any and all District property damaged
or destroyed by reason of any work done hereunder, whether such property be
owned by the United States or any agency thereof, or the State of California, or any
agency or political subdivision thereof, or by the District or by any public or private
corporation, partnership or association, or by any person whomsoever, or by any
combination of such owners. Any such repair or replacement shall be to the
satisfaction and subject to the approval of the said District's Engineer.
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9. Permits; Compliance With Law. Developer shall cause, at its sole

expense, all permits and licenses necessary for the approval and construction of
the temporary fire station to be obtained and shall cause all necessary notices to
be issued and all required fees and taxes to be paid. Developer shall cause the
furnishment of proof of the required workers' compensation insurance coverage
prior to the Developer's commencement of activities in conjunction with the
Temporary Station Improvements.

10.  Superintendence By Contractor. Developer shall cause the Developer to
provide personal superintendence and/or by a superintendent of sufficient

competence in the judgment of the District on the temporary fire station work site at
all times with authority to act for Developer.

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

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

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

14.  Indemnity And Hold Harmless. To the fullest extent permitted by law,

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

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

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

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

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

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

20. Repair Or Reconstruction Of Defective Work on Existing Fire Station.
If, within a period of one (1) year after final acceptance of any work performed

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

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

22. Cost Of Engineering And Inspection. Developer shall be responsible to
pay 100% of the costs incurred by District for plan check and inspection services

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

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

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

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

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

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

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

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

Developer agrees that if the aforesaid insurance is not kept in full force and effect,
District may terminate this Agreement upon ten (10) days prior notice to
Developer, unless Developer delivers evidence of insurance to District within such
ten (10) day period.

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

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

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

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

27.  Notice Of Condition Of Property. Developer will at all times from the

effective date of this Agreement to the completion and acceptance of said work or
Temporary Station Improvements by the District, give good and adequate warning
of each and every dangerous condition caused by the construction of said
Temporary Station Improvements and will protect the traveling public therefrom.

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

29. Payment Of Reasonable Attorneys' Fees. Should legal action be

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

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

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

Notices required to be given to District shall be addressed as follows:
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West Stanislaus County Fire Protection District
Attention: Fire Chief

344 West Las Palmas Ave.

Patterson, California 95363

And with copies to:

William D. Ross, Esq.

Law Office of William D. Ross
400 Lambert Street

Palo Alto, California 94306

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

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

And with copies to;

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

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

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

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

33.  Prevailing Wages. In constructing the Temporary Station Improvements
identified in this Agreement, Developer will be responsible to comply with the

PC-35



Fire Service Improvement Agreement
Diablo Grande
Page 15

provisions of sections 1770 ef seq. of the California Labor Code, if said provisions
are applicable to the Temporary Station Improvements.

34. Ordinances, Rules And Regulations. Developer shall at all times be

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

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

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

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

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

38. Assignment. No assignment or transfer of this Agreement or any part

hereof by Developer (other than to any entity affiliated with Developer) is permitted
without the written consent of District which shall not be unreasonably withheld.
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39.  Special Inspection. Developer shall retain and pay the cost of a qualified
firm (satisfactory to the District's Engineer) to perform all special inspections of the
Temporary Station Improvements as determined by the District.

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

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

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

‘District’ ‘Deve

West Stanislaus County Fire Protection WO a
District / Del

By: \ /Mx/‘/a/ By:

. V N\
Name: .)-eg'\: @\{‘66011 NamV "'N?ﬂ. Lm
Title: C\{‘Q Q\Icg‘ Title:
N

ATTEST:

By:

District Clerk

APPROVED AS TO FORM:

o SRR .
William D. Ross

District Counsel
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State of California

County of M:UQ_

On _Fi , before me,
personally appeare E Q,_ﬁ.&l M AN CO

me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the
within instrument and acknowledged to me that he/she/they executed the same in his/her/their authorized
capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or the entity upon

ACKNOWLEDGMENT

A notary public or other officer completing this certificate verifies only
the identity of the individual who signed the document to which this
certificate is attached, and not the truthfulness, accuracy, or validity of
the document

) ss.

)

&&bm’llk Eowc-e , Notary Public,
B

, Who proved to

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

| certify under PENALTY OF PERJURY under the laws of the State

paragraph is true and correct.

WITNESS my h?nd and official seal.

-‘\“m..
"~

Signature of Notary Public
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EXHIBIT A
LEGAL DESCRIPTION OF PROPERY

PC-39



Fire Service Improvement Agreement
Diablo Grande
Page 19

EXHIBIT B
INSURANCE REQUIREMENTS

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

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

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

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

Commercial General Liability (CGL):

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

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

_X__ Coverage at least as broad as ISO Form CG 00 01 covering CGL on an

“occurrence” basis, including products and completed operations, property
damage, bodily injury and personal and advertising injury with limits no less
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than $5,000,000 per occurrence. If a general aggregate limit applies, either
the general aggregate limit shall apply separately to this project/location or
the general aggregate limit shall be twice the required occurrence limit.

Automobile Liability:

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

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

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

Professional Liability (Errors and Omissions):

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

X__ Insurance appropriate to the Developer or Developer's Consultant

profession, with limit no less than $1,000,000 per occurrence or claim,
$2,000,000 aggregate

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

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

Workers’ Compensation Insurance:
X __Insurance as required by the State of California, with Statutory Limits, and
Employer’s Liability Insurance with limit of no less than $1,000,000 per

accident for bodily injury or disease. (Not required if Developer or
Consultant provides written verification it has no employees)
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The Developer makes the following certification, required by section 1861 of the
California Labor Code:

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

Developer Signature
Builder’s Risk (Course of Construction):

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

Surety Bonds:
X Contractor shall provide Irrevocable letters of credit if required by District
Counsel pursuant to the Agreement.
Developer’s Pollution Legal Liability:

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

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

Other Insurance Provisions:

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

Additional Insured Status:
The insurance policies are to contain, or be endorsed to contain the following

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

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

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

Primary Coverage:

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

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

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

Developer may submit evidence of Builder's Risk insurance in the form of Course

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

Notice of Cancellation, Suspension or Otherwise Voiding Policies:

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

Waiver of Subrogation:

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

Deductibles and Self-Insured Retentions (“SIR”):

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

All SIRs must be disclosed to Risk Management for approval and shall not reduce
the limits of liability.

Policies containing any SIR provision shall provide or be endorsed to provide that
the SIR may be satisfied by either the named insured or the District.
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District reserves the right to obtain a full-certified copy of any insurance policy and
endorsements. Failure to exercise this right shall not constitute a waiver of right to
exercise later.

Completed Operations

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

Acceptability of Insurers:

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

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

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

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

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

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

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

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

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

Verification of Coverage:

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

Special Risks or Circumstances

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

Failure to Comply:

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

Applicability of Coverage:

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

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

RECITALS

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

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

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

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

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

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

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

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

. 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.”

2
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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

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

, 7.5. Severability. If any provision of this Agreement is determined by a court of

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

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

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

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

CONSOL|DATED EMERGENCY WORLD IN NATI , LLC
DISPA%
By: M | By:

Bill Zosldeki, Chairman VicenteNaves Ralwos, President
Attest: WORLD INTERNATIONAL, LLC

By: %Owy(r/ Mane ~howetl By: dalll
KAYE-MARIE NEWELL, Carmen G. Kearney-Millan
Clerk of the Consolidated Chief Financial Officer
Emergency Dispatch Agency
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APPROVED A3 TO CONTENT

By: % /////%//m///f»
/JOEL BROUMAS, Director

APPROVED AS TO FORM:

John P. Doering
CountynCaunsel

Thomas E.
Assistant County Counsel
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EXHIBIT A

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

15342 Park Row

Houston Texas, 77084
USA

Customer:

Date Quote issued:

Date file last saved:
Days valid from issue date:
Currency:

Delivery:

Document Type:

Project Number:
Customer:

Contact Name:

Regional Sales Manager:
System Sales Engineer:

Stanislaus County

April 9, 2015
April 9, 2015
45

usD

12 weeks

Firm Quotation
50-01077
Stanislaus Counly
Kurt Kline
Pete Sinclair
RF

Quotation #: 50-01077 Stanislaus Diablo Grande QS2 Phase | Expansion v3 rkf2015-04-09.xlsm

System Description

This is a firm quotation valid for 45 days for a 3 site expansion to Stanislaus County QS2 simulcast system that was purchased several years ago. This VHF (148-174MHz)

system was configured with 6 Tx/Rx siles wilh a total of 2 channels per site (Sheriff 1 and County Fire 1). There were no Rx-Only siles. Base station format is TB8100. Rack
system is lab rack. Power supply is AC/DC12aux12. The phase | expansion will include an addilional channel (LG2 Roads) at 2 Tx/Rx sites and 2 Rx-Only sites. The original
sites haven't been installed yet and only Mt Oso (Main Tx/Rx site) and the 811 (Central Voter site) will be installed as part of the expansion.

TBAAQ3-10 TB8100 Relay Coax Assembly Fit with Single Mounting 1 381.75 381.75/
Bracket
(Add coax relay to County Fire 1 channel for simplex operation)
T-Loo1 Factory test, build to specifications 2 100.00 200.00
(Stanislaus County will upgrade existing Telewave combining equipment to add Sheriff 1 channel)
GPS Antenna Cable (Antenna to Polyphaser)
EZ-600-NMH-D LMR EZ-600 N Male connector (Times Microwave) 1 12.15 12,15
EZ-600-TM LMR EZ-600 Male TNC connector (Times Microwave) 1 20.10 20.10
LMR-600 LMR-600 cable per foot (Times Microwave) 170 1.92 326.84
EZ-600-NMH-D LMR EZ-600 N Male connector (Times Microwave) 2 12.15 2431
921226-001 Cold Shrink Weatherproofing Kit (411476) 2 23.07 46.14
CSGL5-15B4-T Grounding Kits (1 every 75ft run) 2 33.99 67.97
GPS Antenna Cable (Polyphaser to Equipment)
DGXZ+0B8NFNF-A Polyphaser GPS & Tower Top Proteclor (414436) 2 103.70 207.41
EZ-600-NMH-D LMR EZ-600 N Male connector (Times Microwave) 2 12.15 24.31
LMR-600 LMR-600 cable per foot (Times Microwave) 40 1.92 76.90
EZ-800-NF LMR EZ-600 N Female connector (Times Microwave) 2 17.60 35.20
219-02597-00 CBL RF Lead SMA Ntype T/Orca 2 18.00 36.00
Misc GPS Twr Misc GPS Tower hardware, hangers, hoist grips, jumpers, 1 291.67 291.67
polyphaser, etc. per site.
Harris Mux Equipment (add to existing Harris Mux)
IX-CM-5R-TD INTRAPLEX T1 TIME DELAY REDUNDANT COMMON 1 2,806.45 2,806.45
MODULE
IX-SNC-101T INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,185.48 4,185.48
IX-MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32
BBS 11,352.02
BB6
BB6 RF Site 2 Mt Oso Tx/Rx Site
Item Description Qty
Channel 1 - Sheriff 1 (Tx/Rx) using existing equipment
Channel 2 - County Fire 1 (Tx/Rx - Simplex) using existing equipment
Channel 3 - LG 2 Roads (Tx/Rx) replace repeater
QS2 Simulcast Channel LG2 Roads (Tx/Rx)
TBA40B3-0J00 TB8100 Reciter 148-174M isol HD26 Ethernet 1 2,502,765 2,502.75
TBA101D TB8100 HD26 to DB25 Interface Board 1 45,75 45.75
T805-26-1000 TaitNet Remote Site Unit Channel Card 1 609.00 609.00
eItz Fanl Intra-, Inter System Connection Panel, Hardware and cables 1 825,00 B23.00
(Replace the TB9100 reciter in the the existing LG2 rack with a TB8100 reciter)
Q@S2 Simulcast Channel County Fire 1
TBAAO3-10 TB8100 Relay Coax Assembly Fit with Single Mounting 1 381.75 381.75
Bracket
(Add coax relay to County Fire 1 channel for simplex operation)
T-L0O1 Factory test, build to specifications 2 100.00 200.00
(Stanislaus County will upgrade existing Telewave combining equipment to add Sheriff 1 channel)
GPS Antenna Cable (Antenna to Polyphaser)
EZ-600-NMH-D LMR EZ-600 N Male connector (Times Microwave) 1 12.15 12.15
EZ-600-TM LMR EZ-800 Male TNC connector (Times Microwave) 1 20.10 20.10
LMR-600 LMR-600 cable per foot (Times Microwave) 170 1.92 326.84
EZ-600-NMH-D LMR EZ-800 N Male connector (Times Microwave) 2 12.15 24.31
921226-001 Cold Shrink Weatherproofing Kit (411476) 2 23.07 46.14
CSGL5-15B4-T Grounding Kits (1 every 75ft run) 2 33.99 67.97
GPS Antenna Cable (Polyphaser to Equipment)
DGXZ+06NFNF-A Polyphaser GPS & Tower Top Protector (414436) 2 103.70 207 .41
EZ-600-NMH-D LMR EZ-800 N Male connector (Times Microwave) 2 12.15 24.31
LMR-600 LLMR-600 cable per foot (Times Microwave) 40 1.92 76.90
EZ-600-NF LMR EZ-600 N Female connector (Times Microwave) 2 17.60 35.20
219-02597-00 CBL RF Lead SMA Ntype T/Orca 2 18.00 36.00
Misc GPS Twr Misc GPS Tower hardware, hangers, hoist grips, jumpers, 1 291.67 291.67

polyphaser, etc. per site.
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communications
Tait Communications

15342 Park Row

Houston Texas, 77084
UsAa

Customer:

Date Quote issued:

Date file last saved:
Days valid from issue date:
Currency:

Delivery:

Document Type:

Project Number:
Customer:

Contact Name:

Regional Sales Manager:
System Sales Engineer:

Stanislaus County

April 9, 2015
April 9, 2015
45

usD

12 weeks

Firm Quotation
50-01077
Stanislaus County
Kurt Kline
Pete Sinclair
RF

Quotation #: 50-01077 Stanislaus Diablo Grande QS2 Phase | Expansion v3 rkf2015-04-09.xlsm

System Description

This is a firm quotation valid for 45 days for a 3 site expansion to Stanislaus County QS2 simulcast system that was purchased several years ago. This VHF (148-174MHz)

system was configured with 6 Tx/Rx siles with a tolal of 2 channels per site (Sheriff 1 and County Fire 1). There were no Rx-Only sites. Base station format is TB8100. Rack
syslem is lab rack. Power supply is AC/DC12aux12. The phase | expansion will include an additional channel (LG2 Roads) at 2 Tx/Rx sites and 2 Rx-Only sites. The original
sites haven't been installed yet and only Mt Oso (Main Tx/Rx site) and the 911 (Central Voter site) will be installed as part of the expansion.

Harris Mux Equipment (add to existing Harris Mux)
I1X-CM-5R-TD INTRAPLEX T1 TIME DELAY REDUNDANT COMMON 1 2,806.45 2,806.45
MODULE
IX-SNC-101T INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,185.48 4,185.48
1X-MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32
Harris Mux Equipment (needed for Monitor Receiver)
IX-ACS-163-ACC INTRAPLEX ACS T1 MUX AC RJ48C 1 3,241.94 3,241.94
IX-PSYB0AC Power Supply Y-Series 60W, redundant AC PS for ACS-163- 1 77419 774.19
ACC
IX-SNC-101S INTRAPLEX SYNCHROCAST3 CNTRL TIMING MOD 1 4,185.48 4,185.48
IX-MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32
IX-VF-25 4 Channel 4Wire E&M Voice Card (Requires adapter) 1 430.65 430.65
IX-MA-306C ! ASSY W/MOD CONN RJ45 1 285.48 285.48
BB6 22,023.58
BB7
BB7 RF Site 3 Qakdale Tx/Rx Site
Item Description Qty
Channel 1 - Sheriff 1 (Tx/Rx) Already have all the required equipment
Channel 2 - County Fire 1 (Tx/Rx) Already have all the required equipment
Channel 3 - LG 2 Roads (Rx-Only)
QS2 Simulcast Channel LG2 Roads (Rx-Only)
TBA50B3-0J00 TB8100 Reciter RxOnly 148-174M isol HD26 Ethernet 1 2,273.25 2,273.25
(Replace the TB9100 reciter in the the existing LG2 rack with a TB8100 reciter)
T-L0O1 Factory test, build to specifications 2 100.00 200.00
1X-CM-5R-TD INTRAPLEX T1 TIME DELAY REDUNDANT COMMON 1 2,806.45 2,806.45
MODULE
IX-SNC-101T INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,185.48 4,185.48
IX-MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32
BB7 9,755.51
BBS8
BB8 RF Site 4 Waterford TW/Rx Site
Item Description Qty
No work curently to be done at this site
BB8 0.00
BB9
BB9Y RF Site 5 Newman Tx/Rx Site
Item Description Qty
Channel 1 - Sheriff 1 (Tx/Rx) Already have all the required equipment
Channel 2 - County Fire 1 (Tx/Rx) Already have all the required equipment
Channel 3 - LG 2 Roads (Rx-Only)
QS2 Simulcast Channel LG2 Roads (Rx-Only)
TBA50B3-0J00 TB8100 Reciter RxOnly 148-174M isol HD26 Ethernet 1 2,273.25 2,273.25
T-LOO1 Factory test, build to specifications 2 100.00 200.00
Harris Mux Equipment (add to existing Harris Mux)
IX-CM-5R-TD INTRAPLEX T1 TIME DELAY REDUNDANT COMMON 1 2,806.45 2,806.45
MODULE
IX-SNC-101T INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,185.48 4,185.48
IX-MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32
BB9 9,755.51
BB10
BB10 RF Site 6 Turlock Tx/Rx Site
item Description Qty
Upgrade of Harris Mux Equipment
Harris Mux Equipment (add to existing Harris Mux)
IX-CM-5R-TD INTRAPLEX T1 TIME DELAY REDUNDANT COMMON 1 2,806.45 2,806.45
MODULE
IX-SNC-101T INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,185.48 4,185.48
IX-MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32
BB10 7,282.26
BB11

50-01077 Stanislaus Diablo Grande @S2 Phase | Expansion v3 rkf2015-04-09
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usa

Customer:
Date Quote issued:

Date file last saved:

Days valid from issue date:
Currency:

Delivery:

Document Type:

Project Number:
Customer:

Contact Name:

Regional Sales Manager:
System Sales Engineer:

Stanislaus County

April 9, 2015
April 9, 2015
45

usD

12 weeks

Firm Quotation
50-01077
Stanislaus County
Kurt Kline
Pete Sinclair
RF

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

System Description

This Is a firm quotation valid for 45 days for a 3 site expansion to Stanislaus County QS2 simulcast system that was purchased several years ago. This VHF (148-174MHz)

system was configured with 6 Tx/Rx sites wilh a total of 2 channels per site (Sheriff 1 and County Fire 1). There were no Rx-Only sites. Base station format is TB8100. Rack
system is lab rack. Power supply is AC/DC12aux12. The phase | expansion will include an additional channel (LG2 Roads) at 2 Tx/Rx sites and 2 Rx-Only sites. The original
sites haven't been installed yet and only Mt Oso (Main Tx/Rx site) and the 911 (Central Voter sile) will be installed as part of the expansion.

BB11 RF Site 7

Pump Station 2 Rx-Only Site

Item Description Qty
Channel 1 - Sheriff 1 (Rx-Only)
Channel 2 - County Fire 1 (Rx-Only)
Channel 3 - LG 2 Roads (Rx-Only)
Rx-Only Equipment 3-channel Rx-Only Reciter Rack
TB8145-B33J-0000-J400-10 Anlg 148-174M 3Rx ACDC12aux12 USC 1 7,913.25 7,913.25
T-LOO1 Factory test, build to specifications 8 100.00 800.00
Site Hardware
950-00053-04 S66M2-5T-128LR Punch Block Prewired with 12 & 8 wire 1 106.33 106.33
Jacks
950-00053-05 MC4 Type 66 Clear Block Cover 1 1.88 1.88
950-00053-06 SA1-100 Bridging Clips 100 per Bag 1 5.08 5.08)
Rack01 19IN 7FT Rack, Black (Includes 2 power sltrips and ground 1 1,080.79 1,080.79
bar)
RElaFpost Intra-, Inter System Conneclion Panel, Hardware and cables 1 62500 625,00
DST-10 Newmar DC Distribution and breaker panel 10 1 570.32 570.32
PBA-10 Newmar Plug in breaker: 10 amp 5 36.13 180.65
Site Combining Equipment
13U83161 Expansion Phase | Diablo Grande Pump Station 2 1 2,116.13 2,116.13
Rack01 19IN 7FT Rack, Black (Includes 2 power strips and ground 1 1,080.79 1,080.79
bar)
Harris Mux Equipment
IX-ACS-163-ACC INTRAPLEX ACS T1 MUX AC RJ48C 1 3,241.94 3,241.94
IX-PSYBOAC Power Supply Y-Series 60W, redundant AC PS for ACS-163- 1 774.19 774.19
ACC
IX-VF-25 4 Channel 4Wire E&M Voice Card (Requires adapter) 1 430.65 430.65
1X-MA-306C ASSY W/MOD CONN RJ45 1 285.48 285.48
BB11 19,212.46
BB12
BB12 RF Site 8 Pump Station 3 Rx-Only Site
item Description Qty
Channel 1 - Sheriff 1 (Rx-Only)
Channel 2 - County Fire 1 (Rx-Only)
Channel 3 - LG 2 Roads (Rx-Only)
Rx-Only Equipment 3-channel Rx-Only Reciter Rack
TB8145-B33J-0000-J400-10 Anlg 148-174M 3Rx ACDC12aux12 USC 1 7.,913.25 7.913.25
T-LOO1 Factory test, build to specifications 8 100.00 800.00
Site Hardware
950-00053-04 866M2-5T-128LR Punch Block Prewired with 12 & B wire 1 106.33 106.33
Jacks
950-00053-05 MC4 Type 66 Clear Block Cover 1 1.88 1.88
950-00053-06 SA1-100 Bridging Clips 100 per Bag 1 5.08 5.08
Rack01 19IN 7FT Rack, Black (Includes 2 power strips and ground 1 1,080.79 1,080.79
bar)
M-Int-Panel Intra-, Inter System Connection Panel, Hardware and cables L G200 620100
DST-10 Newmar DC Distribution and breaker panel 10 1 570.32 570.32
PBA-10 Newmar Plug in breaker: 10 amp 5 36.13 180.65
Site Combining Equipment
13US3162 Expansion Phase | Diabio Grande Pump Station 3 1 2,116.13 2,116.13
Rack01 19IN 7FT Rack, Black (Includes 2 power strips and ground 1 1,080.79 1,080.79
bar)
Harris Mux Equipment
IX-ACS-163-ACC INTRAPLEX ACS T1 MUX AC RJ48C 1 3,241.94 3,241.94
IX-PSYB0AC Power Supply Y-Series 60W, redundant AC PS for ACS-163- 1 774.19 77419
ACC
IX-VF-25 4 Channel 4Wire E&M Voice Card (Requires adapter) 1 430.65 430.65
IX-MA-306C ASSY W/MOD CONN RJ45 1 285.48 285.48
BB12 19,212.46

5001077 Starislaus Diablo Grande Q52 Phase | Expansionva rkf2015-04-09 P€&€-57




t T
communications
Tait Communications

15342 Park Row
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Dale Quote issued:
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Currency:

Delivery:

Document Type:

Project Number:
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April 9, 2015
April 8, 2015
45
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12 weeks
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50-01077
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Pete Sinclair
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Quotation #: 50-01077 Stanislaus Diablo Grande QS2 Phase | Expansion v3 rkf2015-04-08.xIsm

System Description

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

BB13
BB13 RF Site 9
Item

QS2 Simulcast Channel

TB8135-H2MJ-0000-A400-10

TBA101D
TBAA03-10

Club House Tx/Rx Site
Description

Channel 1 - Shenff 1 (Tx/Rx)
Channel 2 - County Fire 1 (Tx/Rx - Simplex)
Channel 3 - LG 2 Roads (Tx/Rx)

TB8100 Repeater for each channel
Anlg Bstn/Rpir 440-480M 100W HD26 Eth ACaux12 USC

TB8100 HD26 to DB25 Interface Board
TB8100 Relay Coax Assembly Fit with Single Mounting
Bracket

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

QS2 Site Controller Equpment

T805-26-8101
T805-26-8201
T-LOO1

Frequency Reference

SecureSync 113,00,00,00,00,00,00

Model 8230
Model 8226
950-00031-00
950-00031-01
T991-09-0001

Misc-32

Site Hardware
TMAA02-01
Rack01

M-Int-Panel

TaitNet Remote Site Unit Simulcast 1 Channel GPS Black

TaitNet Remote Site Unit Simulcast 2 Channels GPS Black
Factory test, build to specifications

Speciracom Master Oscillator with 1 x 10MHz & 1 x 1PPS
output AC/12VDC

Spectracom GPS Antenna

Spectracom Antenna Line Surge Supressor
LDCBS1X2-N, GPS Antenna Splilter

MLA20RPDC-N, GPS Line Amplifier

19" 1RU Black Duplexer Mounting Tray (Fits 2 Nolch
Duplexers)

Miscellaneous hardware, consumables

Standard Microphone

19IN 7FT Rack, Black (Includes 2 power strips and ground
bar)

Intra-, Inter System Connection Panel, Hardware and cables

GPS Antenna Cable (Antenna to Polyphaser)

EZ-600-NMH-D
EZ-600-TM
LMR-600
EZ-600-NMH-D
921226-001
CSGL5-15B4-T

LMR EZ-600 N Male connector (Times Microwave)
LMR EZ-600 Male TNC connector (Times Microwave)
LMR-600 cable per foot (Times Microwave)

LMR EZ-600 N Male connector (Times Microwave)
Cold Shrink Weatherproofing Kit (411476)

Grounding Kits (1 every 75ft run)

GPS Antenna Cable (Polyphaser to Equipment)

DGXZ+06NFNF-A
EZ-600-NMH-D
LMR-600
EZ-600-NF
219-02597-00
Misc GPS Twr

Site Combining Equipment
13US3160
Rack01

Harris Mux Equipment
IX-DCS-9560TD-ACC
IX-PSYB0AC

IX-DCSMAP
IX-SNC-101T

5001077 Stanislaus Diablo Grande QS2 Phass | Expansion va rkf2015-04-09

Polyphaser GPS & Tower Top Protector (414436)

LMR EZ-600 N Male connector (Times Microwave)
LMR-600 cable per foot (Times Microwave)

LMR EZ-600 N Female connector (Times Microwave)
CBL RF Lead SMA Ntype T/Orca

Misc GPS Tower hardware, hangers, hoist grips, jumpers,
polyphaser, etc. per site.

Expansion Phase | Diablo Grande Club House
19IN 7FT Rack, Black (Includes 2 power strips and ground
bar)

TIME DELAY T1 DCSSRVR AC RJ48C

Power Supply Y-Series 80W, redundant AC PS for ACS-163-

ACC
INTRAPLEX PROGRAM MAP FOR 1 DCS SERVER
INTRAPLEX SYNCHROCAST3 TX TIMING MOD

P€-58

Qty
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6,144.00 18,432.00
4575 4575
381.75 381.75
1,677.00 1,677.00
2,314.50 2,314.50
100.00 1,000.00
5,370.97 5,370.97
284.52 284,52
290.32 290.32
333.33 333.33
466.67 466.67
105.00 105.00
483.33 483.33
41.25 41.25
1,080.79 1,080.79
625.00 625.00
12.15 12.15
20.10 20.10
1.92 326.84
12.15 24.31
23.07 46.14
33.99 67.97
103.70 207.41
12.15 24.31
1.92 76.90
17.60 35.20
18.00 36.00
291.67 291.67
5,503.23 5,503.23
1,080.79 1,080.79
7,287.10 7,287.10
774.19 774.19
645.16 645.16
4,185.48 4,185.48



Customer: Stanislaus County
Date Quote issued: April 9, 2015

o0 i
Date file last saved: April 9, 2015
a I t Days valid from issue date: 45
Currency: USD

communications Delivery: 12 weeks
Document Type: Firm Quotation
Tait Communications Project Number: 50-01077
15342 Park Row Customer: Stanislaus County
Houston Texas, 77084 Contact Name: Kurt Kline
USA Regional Sales Manager: Pete Sinclair

System Sales Engineer: RF

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

System Description

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

1X-MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290,32 290.32
IX-VF-25 4 Channel 4Wire E&M Voice Card (Requires adapler) 1 430.65 430.65
IX-MA-308C ASSY W/MOD CONN RJ45 1 285.48 285.48
BB13 54,583.59
BB38
BB38 Freight
Item Description Qty
Misc-06 Estimated Freight Charges (See Note Terms and 1 3,500.00 3,500.00|
Conditions)
BB38 3,500.00
BB39A
BB39A Systemn Support and Maintenance
Item Description Qty
QS2-Support-Tait-Year 1 Service Advantage Agreement Year-1 - per year 1 9,554.16 9,554.16
BB39A subtotal 9,554.16
BB39B
System Installation Services
Item Description Qty
Site Installations
L-012-Ext Infrastructure Installation 1 34,023.14 34,023,14
BB39B subtotal 34,023.14
BB40
BB40 Project works and services
M-Q52-8YS QS2 Custom Documentation and Manuals (2 copies) 3,000.00
L-004 System Design Engineering 61,600.00
L-CAT System staging per day at on-site location 14,000.00
L-005 System Commissioning 12,600.00
L-FSAT Final System Acceptance Tesling 12,600.00
L-PM Project Management 46,285.71
L-T&L Total T&L Expenses 8,625.00
BB40 TTL 158,710.71
Building Block Summary
BB1 Control Site 911 Building BB1 Total: 4,894.10
BB2 Control Site 911 Building BB2 Tolal: 4,894.10
BB3 Control Site 911 Building BB3 Total: 23,731.70
BB4 Control Site 911 Building BB4 Total: 18,658.06
BB5 RF Site 1 BB5 Total: 11,352.02
BB6 RF Site 2 BB6 Total: 22,023.58
BB7 RF Site 3 BB7 Total: 9,7556.51
BB9 RF Site 5 BB9 Total: 9,755.51
BB10 RF Site 6 BB10 Total: 7,282.26
BB11 RF Site 7 BB11 Total: 19,212.46
BB12 RF Sile 8 BB12 Total: 19,212.46
BB13 RF Site 9 BB13 Total: 54,683.59
BB38 Freight BB38 Total: 3,500.00
BB39A System Support and Maintenance BB39A Tolal: 9,554.16
Syslem Installation Services BB39B Total: 34,023.14
BB40 Project works and services BB40 Total: 158,710.71
Sub-Total USD 411,143.37
Sales Tax on Equipment 7.625% 15,658.35
GRAND TOTAL 426,801.72

Stated delivery is an estimate only and subject to confirmation following receipt of order.

Tait's standard terms and conditions of sale apply. A copy is available upon request. Tail reserves the right to amend the quotation in the event of typographical or mathematical
error, or in case of new information, specifications or requirements.

Following standard payment terms apply: 30% invoiced on execution of the contractual agreement, 50% immediately upon shipment of equipment; 10% upon commissioning of
Equipment or thirty (30) days after shipment whichever occurs sooner; 10% upon Final System Acceptance or sixty (60) days after shipment whichever occurs sooner.

No Taxes or other local fees are included in the pricing shown and will be charged as per the applicable rates

Tail banking details for payment by electronic transfer of funds: HSBC Bank USA 021001088

Delivery EXW Tait Office Houston, Texas, USA.

Tait assumes suitable frequencies will be available for the system. No Frequency analysis has been done by Tait for this system.

Support Agreement pricing presented in this quote is based upon this unique list of hardware and software. The Support Agreement pricing for the final system to be purchased
will be calculated per the final agreed hardware and software list mutually agreed upon by TAIT and the customer.

The exisling 4.9 dl)qz Nk from Iaoaesln To The 911 Cenlre needs fo be upgreaded to a 11 NNk, Stanislaus County 15 1o provide a 11 landline NNk as an interim measure untl ey
install an Exalt T1 microwave link to replace the 4.9 GHz link. Similarly, the Qakdale and Newman links require a T1 landline link as an interim measure until they install an Exalt
Microwave link. Stanislaus County is also required to provide 1 T1 link from the 911 Centre to the Club House and then from the Club House to Pump Stalion 2 and Pump
Station 3 lo replace the current 4 wire telephone lines.

50-01077 Stanislaus Diable Grande QS2 Phase | Expansion v3 rkf2015-04-09 P@-sg



Customer: Stanislaus County
Y ) Date Quole issued: April 9, 2015
Date file last saved: April 9, 2015
a I t Days valid from issue date: 45
icati Currency: USD
communications Delivery: 12 weeks
Document Type: Firm Quolation
Tait Communications Project Number; 50-01077
15342 Park Row Customer: Stanislaus County
Houston Texas, 77084 Contact Name: Kurt Kline
USA Regional Sales Manager: Pete Sinclair
System Sales Engineer: RF

Quotation #: 50-01077 Stanislaus Diablo Grande QS2 Phase | Expansion v3 rkf2015-04-09.xlsm

System Description

This is a firm quotation valid for 45 days for a 3 site expansion to Stanislaus Counly QS2 simulcast system that was purchased several years ago. This VHF (148-1 74MHz)
system was configured with 6 Tx/Rx sites with a tolal of 2 channels per site (Sheriff 1 and County Fire 1). There were no Rx-Only sites. Base station format is TB8100. Rack
system is lab rack. Power supply is AC/DC12aux12. The phase | expansion will include an addilional channel (LG2 Roads) at 2 Tx/Rx sites and 2 Rx-Only sites. The original
sites haven't been installed yet and only Mt Oso (Main Tx/Rx site) and the 911 (Central Voter site) will be installed as part of the expansion.

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

50-01077 Stapislaus Diablo Grande Q52 Phase | Expansion v3 rkf2015-04-09 PG -60



EXHIBIT B

AT&T T1 Line Quote
Frontier T1 Line Quote
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Executive Summary of Charges

atat

AT&T

1025 13th Street, 3rd Floor
Modesto, CA 95354

Bill Craft

(209) 578-7574 / bill.craft@att.com

Customer:
Address:
City/State/ZIP:

Contact Name:
Phone/Email:

Stanislaus County R911
3705 Oakdale Road
Modesto, CA

Kurt Kline
209-552-3938

Date: 4/1/2015
Quote #: 4152015

Project: Radio Circuits
SPIN:
Term: CalNet 2

unit | Unit

1E;yi Install |  Install _Monthly Monthly

DSI 15 miles - Turlock PD 244 N. Broadwy Turlock Ca. 98380 1] %$1,79800| % 1,798.00| § 17426 § 174.26
Mileage 15 miles - Turlock PD 244 N. Broadway Turlock Ca. 98380 1658 - $ - $ 10298 154.35
DSI1 26miles - Newman Water Tower 1125 Fresno St Newman Ca. 95360 1] %1,798.00 | $ 1,798.00| § 17426| § 174.26
Mileage 26miles - Newman Water Tower 1125 Fresno St Newman Ca. 95360 2618 - 3 - § 102918 267.54
DS1 8miles - Oakdale Water Plant 616 Greger Rd Oakdale Ca. 95361 1 ]8$1,79800($% 1,798.00 [ § 17426 | § 174.26
Mileage 8miles - Oakdale Water Plant 616 Greger Rd Qakdale Ca. 95361 8 |3 - 3 - $ 10291 % 82.32
DS1 19miles - Diablo Grande Golf Course 9521 Morton Davis Dr Patterson Ca 95363 1 | $1,79800| % 1,798.00 | § 17426 | § 174.26
Mileage 19miles - Diablo Grande Golf Course 9521 Morton Davis Dr Patterson Ca 95363 20| § - $ - $§ 102918 205.80

$ - $ - $ - 18 -

A Location is SR911 3705 Oakdale Rd Modesto Ca 95357 3 - $ - $ - 3 -

$ - $ - $ - 13 -

$ - § - $ - 18 -

$ - 18 - $ S i -

3 - |3 $ - |8 -

$ - 18 $ - 18 -
Budgetary e e e

$ 3 -
Total $ 7,192.00 $ 1,407.05

A Location is SR911 3705 Oakdale Rd Modesto Ca 95357
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{Pump £3)

3Year SYear
A location Z location Service | Monthly Install Monthly Install Monthly nstall
3705 Oakdale Road, Modesto [8521 Morton Davis Drive PTP-T1 | $57812(2) |$2,290.78| $550.45 |$1,300.78| $537.43 |$1,300.78
8521 Morton Davis Drive ?fﬁizizocaqd“ ParkWaY | ore.t1 | $25274(1) |$2,068.78|$252.74 (1) | $2,068.78 | $252.74 (1) | $2,068.78
0521 Morton Davis Drive | o0L Diaolo Grande Parkway | oro 1 | 6555 74 (1) | $2,068.78|$252.74 (1) | $2,068.78| $252.74 (1) | $2,068.78

(1) Noterm pricing onlocal PTPs
{2) 48 month payback on monthly charge and increased install charge by going month to month on Modesto to Morton Davis Drive T1

51,083.60 56,428.34 51,064.83

$5,528.34 $1,042.81 3$5,528.34

Please give me a call and | will explain the pricing and my notes.

Thanks, Mike

Michael Hogan

Enterprise Account Manager — California

Frontier Communications
9260 East Stockton Blvd
Elk Grove, CA 95624

916-691-5844 (O) 916-555-3030 (C)

585-292-9590 (F)
michael.hogan@ftr.com

Cloud-based texting for your Enterprise | Click here to learn more




Customer: Stanislaus County
Date Quote issued: April 9, 2015

o0 i
Date file last saved: April 9, 2015
a Days valid from issue date: 45
Currency: USD

communications Delivery: 12 weeks
Document Type: Firm Quotation
Tait Communications Project Number: 50-01077
15342 Park Row . Customer: Stanislaus County
Houston Texas, 77084 Contact Name: Kurt Kline
USA Regional Sales Manager: Pete Sinclair

System Sales Engineer. RF

Quotation #: 50-01077 Stanislaus Diablo Grande QS2 Phase | Expansion v3 rkf2015-04-09.xlsm

System Description

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

System Building Blocks

BB1
BB1 Control Site 911 Building
Item Description Qty
QS2 Controller Equipment
T805-22-0000 TaitNet Audio Signal Processor Simulcast Card 3 638.25 1,914.75
Q52 Voter Equipment
JPS SVM-2 JPS Site Voter Module (IPN-950-00070-00) 3 926.45 2,779.35
Site Hardware
T-L0O1 Factory test, build to specifications 2 100.00 200.00
BB1 4,894.10
BB2
BB2 Control Site 911 Building
Item Description Qty
Q52 Controller Equipment
T805-22-0000 TaitNet Audio Signal Processor Simulcast Card 3 638.25 1,914.75
QS2 Voter Equipment
JPS SVM-2 JPS Site Voter Module (IPN-950-00070-00) 3 926.45 2,779.35
Site Hardware
T-L001 Factory test, build to specifications 2 100.00 200.00
BB2 4,894.10
BB3
BB3 Control Site 911 Building LG2 Roads - New QS2 Control Equipment
Item Description Qty
QS2 Controller Equipment
T805-24-8000 TaitNet Audio Signal Processor Simulcast Subrack Black 1 2,057.25 2,067.25
T805-22-0000 TaitNet Audio Signal Processer Simulcast Card 10 638.25 6,382.50
T809-10-97C2 T800 PSU 30A 100-240V AC 2U Black Dual with Diode 1 1,420.50 1,420.50
Combining
QS2 Voter Equipment
JPS SNV-12 JPS SNV-12 Voler (IPN-950-00069-00) 1 5,161.29 5,161.29
JPS SVM-2 JPS Site Voter Module (IPN-950-00070-00) 7 926.45 6,485.16
Site Hardware
M-Int-Panel Intra-, Inter System Conneclion Panel, Hardware and cables i 625.00 260
T-LOO1 Factory test, build to specifications 16 100.00 1,600.00
BB3 23,731.70
BB4
BB4 Control Site 911 Building Linking Mux Equipment
Item Description Qty
Upgrade of Harris Mux Equipment to include Synchrocast and new Sites to 911 Centre
IX-SNC-1018 INTRAPLEX SYNCHROCAST3 CNTRL TIMING MOD 1 4,185.48 4,185.48
IX-MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290,32 290.32
IX-VF-25 4 Channel 4Wire E&M Voice Card (Requires adapter) 6 430.65 2,583.87
IX-MA-306C ASSY W/MOD CONN RJ45 6 285.48 1,712.90
Harris Mux Equipment needed to include Synchrocast for Monitor Receiver back to 911 Centre
IX-ACS-163TD-ACC INTRAPLEX ACS T1 TIME DELAY MUX RJ8C AC 1 3,919.35 3,919.35
IX-PSYE0AC Power Supply Y-Series 60W, redundant AC PS for ACS-163- 1 77419 774.19
ACC
IX-SNC-101T INTRAPLEX SYNCHROCAST3 TX TIMING MOD 1 4,185.48 4,185.48
IX-MA-480 INTRAPLEX SYNCHROCAST3 MOD ADAPTER 1 290.32 290.32
IX-VF-25 4 Channel 4Wire E&M Voice Card (Requires adapter) 1 430.65 430.65
IX-MA-306C ASSY W/IMOD CONN RJ45 1 285.48 285.48
BB4 18,658.06
BB5
BB5 RF Site 1 Modesto Tx/Rx Site
Item Description Qty
Channel 1 - Sheriff 1 (Tx/Rx) using existing equipment
Channel 2 - Counly Fire 1 (T¥/Rx - Simplex) using existing equipment
Channel 3 - LG 2 Roads (Rx-Only)
Q52 Simulcast Channel LG2 Roads (Rx-Only)
TBA50B3-0J00 TB8100 Reciter RxOnly 148-174M isol HD26 Ethernet 1 2,273.25 2,273.25
TBA101D TB8100 HD26 to DB25 Interface Board 1 45.75 45.75

(Replace the TB9100 reciter in the the existing LG2 rack with a TB8100 Rx-Only reciter)

QS2 Simulcast Channel County Fire 1

50-01077 Stenistaus Diablo Grande Q52 Phase | Expansion v3 rkf2015-04-09 P@-GS




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 10t 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 Carroll; City
of Waterford City Manager, Tim Ogden; and City of Hughson City Manager,
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Consolidated Emergency Dispatch Agency Commission Agenda
August 19, 2015

Page 2

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

Adjournment at 1:44 p.m.

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

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

PC-68 EXHIBIT G



Addendum to Diablo Grande Specific Plan EIR and Water Resources Plan Supplemental EIR
Diablo Grande Specific Plan, Phase I
Page ii

INTRODUCTION

On December 7, 1999, the County of Stanislaus certified the Diablo Grande Specific Plan EIR,
as supplemented by the Water Resources Plan SEIR, for Phase I of the Diablo Grande
development (“Phase I” or "Diablo Grande project"), defined as the Phase 1 Preliminary
Development Plan Area and the Entry Area. The Diablo Grande Specific Plan EIR
(“DGSPEIR”) and the Water Resources Plan SEIR (“WRPSEIR”) analyzed the environmental
impacts associated with the development of the Diablo Grande project. In May, 2004, an
Addendum to the WRPSEIR was prepared in connection with certain changes to the manner in
which water for Phase 1 is being provided. All references herein to the WRPSEIR shall refer to
the WRPSEIR and the 2004 Addendum, unless otherwise stated. The purpose of this Addendum
is to provide additional information relating to changes in the manner in which Phase I is being
developed. In short, Diablo Grande proposes an amendment to the Phase I Preliminary
Development Plan (the “Phase I PDP”), described below, to 1) reflect current conditions at the
site including: 1) the Legends Golf Course closure, 11) modifications to the emergency
communication system, and iii) the construction of the sewer line to the City of Patterson; and, 2)
to revise the Preliminary Development Plan Land Use designations to provide a broader range of
residential unit and lot sizes and types, increase development density, and utilize the 15% unit
shift between villages allowed by the Specific Plan. Consistent with the adopted EIR and
Specific Plan, residential development after the amendment is projected at 2,354 units. This falls
within the adopted EIR range of 1,870 to 2,530 units for Village 1 (Page III-13) (See Diablo
Grande 2016 Specific Plan Amendment Overview.) Diablo Grande further proposes to amend
the Specific Plan to allow for minor modifications to the Phase I PDP land plan, circulation plan
and design standards." The Phase I PDP will also be expanded to include the Entry Area, which
has always been shown for development as part of the approved Phase I development, but carried
with it its own title. From this point forward, the Phase I PDP will include the development
proposed within both Oak Flat Village and the Entry Area, as shown on the maps attached to
Chapter 7.0 of the Diablo Grande Specific Plan. The entire Phase I PDP will be served by water
acquired by the Western Hills Water District (“WHWD”) from the Kern County Water Agency
(“KCWA”) consistent with all previous project approvals. This addendum has been prepared to
satisfy the requirements of subdivision (e) of section 15164 of the CEQA Guidelines for “[a]
brief explanation of the decision not to prepare a subsequent EIR pursuant to Section 15162.”

EXISTING DIABLO GRANDE APPROVALS

! Although no amendment to the Specific Plan is required to allow for the additional units
proposed, the Specific Plan will be modified to reflect the density transfer to ensure
consistency between the Phase I PDP and the Specific Plan.

-1i-
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Addendum to Diablo Grande Specific Plan EIR and Water Resources Plan Supplemental EIR
Diablo Grande Specific Plan, Phase I
Page 1ii

The Diablo Grande Specific Plan ("Specific Plan") was first approved and DGSPEIR was
certified by the County in 1993. These documents envisioned a project of 5,000 dwelling units,
and ancillary uses on an approximately 30,000 acre site. Program level environmental review
was done on the whole of the project, while project specific environmental review was
performed on the Phase I PDP area, which included approximately 2,055 residential units on
2,300 acres [See DGSPEIR Figures II1.D-5 (2,000 units), Figure II1.D-6 (2,000 acres), and Table
III.D-E (2,020 units), and Figure III.D-7 (35 additional Entry Area units on 300 acres)]. 2,200
dwellings units were projected for the Oak Flat Village (Table III.D-c) with a permissible 15%
increase or decrease as identified in the DGSPEIR which provided for a dwelling unit range of
1,870 and 2,520 (Page I1I-13). The Phase I PDP is located within the Oak Flat Village. Table
III.D-C of the DGSPEIR also provided for up to 100 estate lots in conservation areas
surrounding the villages proposed for development, without description as to how many could
encircle each village. The Specific Plan provided that there could be up to a 15% density
transfer between each of the proposed five villages without requiring a specific plan amendment
and the DGSPEIR analyzed the impacts associated with the project as defined in the Specific
Plan. Accordingly, under the Specific Plan approved in 1999, Phase I area could include the
development of up to 2,358 residential units.” The Specific Plan further recognized that market
conditions, more detailed topographic maps, and completion of more detailed studies could also
result in changes to the mix and location of dwelling units within each phase of development and
allowed for such revisions provided that the 15% density transfer was not exceeded [See Diablo
Grande Specific Plan at Page 33].  The Specific Plan and the DGSPEIR concluded that the
provision of this internal flexibility would not significantly alter the potential impacts of the
project [See Diablo Grande Specific Plan at Page 33]. On December 7, 1999, the County
adopted the Specific Plan and certified the DGSPEIR for Phase I of the Diablo Grande Project
and approved the Phase I PDP.

To date, the Diablo Grande Specific Plan has been amended four (4) times. Amendments
have (1) clarified the water source, (2) permitted Diablo Grande to participate with the City of
Patterson in a Regional Sewer Treatment system, (3) added some additional lot development
categories, and (4) modified the Town Center/Hotel/Conference Center site configuration.
Throughout these amendments, the Phase I PDP has been modified, and the number of lots
proposed for development within Phase I has changed. The current approved Phase I PDP
provides for 2,038 dwelling units within the Phase I PDP, and up to an additional 35 in the Entry
Area.

? The DGSPEIR Table ITI.D-E provided for a Phase I total dwelling unit count of 2,020 units
which could be subject to the 15% density transfer. This would allow an increase in units
to up to 2,323. The 35 Entry Area lots are separate, and when combined together with
the 2,323 units, up to 2,358 units can be constructed within the Phase I PDP area without
the need for a Specific Plan Amendment.

-iii-
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DESCRIPTION OF CHANGES TO THE PHASE I PDP

As permissible under the Specific Plan, the Phase I PDP will be amended to 1) reflect current
conditions at the site including: i) the Legends Golf Course closure, ii) modifications to the
emergency communication system, and iii) the construction of the sewer line to the City of
Patterson; and, 2) to revise the Preliminary Development Plan Land Use designations to provide
a broader range of residential unit and lot sizes and types, increase development density, and
utilize the 15% unit shift between villages allowed by the Specific Plan. Consistent with the
adopted EIR and Specific Plan, residential development after the amendment is projected at
2,354 units. This falls within the adopted EIR range of 1,870 to 2,530 units for Village 1 (Page
II-13) (See Diablo Grande 2016 Specific Plan Amendment Overview.) Diablo Grande further
proposes to amend the Specific Plan to allow for minor modifications to the Phase I PDP land
plan, circulation plan and design standards.

Although the Specific Plan does not need to be amended to allow for this increase in
units, the Specific Plan will be modified to include an updated dwelling unit count to document
the density transfer and ensure consistency between the Specific Plan and other project
approvals. While the development of the Phase I PDP may not result in all 2,354 dwelling units
being constructed at full buildout, this change will allow up to the full amount analyzed in the
DGSPEIR. Any units constructed in the Entry Area will count against the total permissible unit
count for the Phase I PDP of 2,354 units.

Additionally, as contemplated in the approved Specific Plan, the proposed land plan calls
for a change in the density and mixture of housing types provided within the project area. The
currently approved Phase 1 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 "SPAS." The proposed
amendments and technical clarifications are all highlighted in the Specific Plan submitted to the
County, and are available for review.

-1v-
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PURPOSE OF THE ADDENDUM

This Addendum has been prepared, consistent with the requirements of the California
Environmental Quality Act (“CEQA”) found in Public Resources Code section 21000 et seq, and
its implementing guidelines found in Title 14 California Code of Regulations, section 15000 et
seq. ("CEQA Guidelines"). The Addendum addresses SPAS 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 SPAS.

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 SPAS 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 211667 Second, is this a substantial change with respect to the
circumstances under which this project is being undertaken, pursuant to subdivision (b) of
section 21166? Both questions will be addressed concurrently herein.

CEQA Guidelines section 15162 provides additional guidance interpreting section 21166
and explaining how the County should go about asking and answering these questions. For
example, with respect to the question of whether there are “substantial changes” in the project,
subdivision (a)(1) provides that a subsequent or supplemental EIR is required if:

“Substantial changes are proposed in the project which will require major
revisions of the previous EIR . . . due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously
identified significant effects.” (Emphasis added.)

Likewise, with respect to whether there are “substantial changes with respect to the
circumstances under which the project is being undertaken,” subdivision (a)(2) similarly
provides that a subsequent or supplemental EIR is required if:

“Substantial changes occur with respect to the circumstances under which the
project is undertaken which will require major revision of the previous EIR . . .
due to the involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant effects.” (Emphasis
added.)

Thus, the question which this Addendum must answer is whether the amendments
proposed in SPAS will result in new significant environmental effects or a substantial increase in
the severity of previously identified significant effects which would require major revisions to
the DGSPEIR or the WRPSEIR.

In addition, the County must also consider, pursuant to CEQA section 21166, the
question of whether new information has become available which was not known and could not
have been known at the time of certification of the project EIRs which shows any of the
following:

“(A) The project will have one or more significant effects not discussed in the
previous EIR or negative declaration;
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“(B) Significant effects previously examined will be substantially more severe
than shown in the previous EIR;

“(C) Mitigation measures or alternatives previously found not to be feasible
would in fact be feasible and would substantially reduce one or more significant
effects of the project, but the project proponents decline to adopt the mitigation
measure or alternative; or

“(D) Mitigation measures or alternatives which are considerably different from
those analyzed in the previous EIR would substantially reduce one or more
significant effects on the environment, but the project proponents decline to adopt
the mitigation measure or alternative.”

CEQA Guidelines section 15162(a)(3).

B. The Answer: No, the amendments proposed with SPAS
will NOT result in any new significant environmental effect or
a substantial increase in the severity of previously identified
significant effects, not already disclosed in the DGSPEIR or the
WRPSEIR, nor is there any new information which will
require the preparation of a subsequent or supplemental EIR.

For the reasons stated herein, the County independently determines that the amendments
proposed with SPAS 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 SPAS 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 SPAS will have one or more significant effects not discussed in the
DGSPEIR or WRPSEIR; or significant effects previously examined will be substantially more
severe than shown in the DGSPEIR or WRPSEIR; mitigation measures or alternatives previously
found to be infeasible would in fact be feasible and would substantially reduce one or more
significant effects of the Phase I PDP project; or mitigation measures or alternatives which are
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considerably different from those analyzed in the DGSPEIR or WRPSEIR would substantially
reduce one or more significant effects of the Phase I PDP project.

However, the County finds that the proposed amendment requires minor and technical
modifications to the DGSPEIR and therefore has prepared an addendum entitled "“SPECIFIC
DISCUSSION OF POTENTIAL IMPACTS ASSOCIATED WITH THE AMENDMENTS
PROPOSED WITH SPAS."

Attached hereto as an Appendix is the detailed environmental analysis supporting the
County’s findings. For the reasons set forth above and in the Appendix, the County of Stanislaus
finds that none of the circumstances set forth in Public Resources Code section 21166, as
codified in CEQA Guidelines section 15162, requiring preparation of a subsequent or
supplemental EIR, have been triggered.

APPENDIX

SPECIFIC DISCUSSION OF POTENTIAL IMPACTS ASSOCIATED WITH THE
AMENDMENTS PROPOSED WITH SPAS

On December 7, 1999, the County of Stanislaus certified the Diablo Grande Specific Plan EIR,
as supplemented by the Water Resources Plan SEIR, for Phase I of the Diablo Grande
development (“Phase I” or "Diablo Grande project"), including the Phase I Preliminary
Development Plan area and the Entry Area. The Diablo Grande Specific Plan EIR
(“DGSPEIR”) and the Water Resources Plan SEIR (“WRPSEIR”) analyzed the environmental
impacts associated with the development of the Diablo Grande project. In May, 2004, an
Addendum to the WRPSEIR was prepared in connection with certain changes to the manner in
which water for Phase 1 is being provided. All references herein to the WRPSEIR shall refer to
the WRPSEIR and the 2004 Addendum, unless otherwise stated. The purpose of this Addendum
is to provide additional information relating to changes in the manner in which Phase I is being
developed. In short, Diablo Grande proposes an amendment to the Phase I Preliminary
Development Plan (the “Phase I PDP”), described below, to 1) reflect current conditions at the
site including: 1) the Legends Golf Course closure, 1) modifications to the emergency
communication system, and iii) the construction of the sewer line to the City of Patterson; and, 2)
to revise the Preliminary Development Plan Land Use designations to provide a broader range of
residential unit and lot sizes and types, increase development density, and utilize the 15% unit
shift between villages allowed by the Specific Plan. Consistent with the adopted EIR and
Specific Plan, residential development after the amendment is projected at 2,354 units. This falls
within the adopted EIR range of 1,870 to 2,530 units for Village 1 (Page III-13) (See Diablo
Grande 2016 Specific Plan Amendment Overview.) Diablo Grande further proposes to amend
the Specific Plan to allow for minor modifications to the Phase I PDP land plan, circulation plan
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and design standards.” The Phase I PDP will also include the Entry Area, which has always been
shown for development as part of the approved Phase I development, but carried with it its own
title. From this point forward, the Phase I PDP will include the development proposed within
both Oak Flat Village and the Entry Area, as shown on the maps attached to Chapter 7.0 of the
Diablo Grande Specific Plan. The entire Phase I PDP will be served by water acquired by the
Western Hills Water District (“WHWD?”) from the Kern County Water Agency (“KCWA”)
consistent with all previous project approvals. This addendum has been prepared to satisfy the
requirements of subdivision (e) of section 15164 of the CEQA Guidelines for “[a] brief
explanation of the decision not to prepare a subsequent EIR pursuant to Section 15162.”

The Diablo Grande Specific Plan ("Specific Plan") was first approved and DGSPEIR was
certified by the County in 1993. These documents envisioned a project of 5,000 dwelling units,
and ancillary uses on an approximately 30,000 acre site. Program level environmental review
was done on the whole of the project, while project specific environmental review was
performed on the Phase I PDP area, which included approximately 2,055 residential units and
other amenities on 2,300 acres [See DGSPEIR Figures III.D-5 (2,000 units), Figure II1.D-6
(2,000 acres), and Table III.D-E (2,020 units), and Figure III.D-7 (35 additional Entry Area
units)]. 2,200 dwellings units were projected for the Oak Flat Village, within which the Phase I
PDP is located (Table III.D-C). Table III.D-C of the DGSPEIR also provided for up to 100
estate lots in conservation areas surrounding the villages proposed for development, without
description as to how many could encircle each village. The Specific Plan (Page 33) and
DGSPEIR (Page III-13) provided that there could be up to a 15% density transfer between each
of the proposed five villages without requiring a specific plan amendment. Accordingly, under
the Specific Plan approved in 1999, the Phase I area could include the development of up to
2,358 residential units.*  The Specific Plan further recognized that market conditions, more
detailed topographic maps, and completion of more detailed studies could also result in changes
to the mix and location of dwelling units within each phase of development and allowed for such
revisions provided that the 15% density transfer was not exceeded [See Specific Plan at 33]. The
Specific Plan and the DGSPEIR concluded that provision of this internal flexibility would not
significantly alter the potential impacts of the project [See Specific Plan at 33]. On December 7,
1999, the County adopted the Specific Plan and certified the DGSPEIR for Phase I of the Diablo
Grande Project and approve the Phase I PDP.

3 Although no amendment to the Specific Plan is required to allow for the additional units
proposed, the Specific Plan will be modified to reflect the density transfer to ensure
consistency between the Phase I PDP and the Specific Plan.

* The DGSPEIR Table II1.D-E provided for a Phase I total dwelling unit count of 2,020 units
which could be subject to the 15% density transfer. This would allow an increase in units
to up to 2,323. The 35 Entry Area lots are separate, and when combined together with
the 2,323 units, up to 2,358 units can be constructed within the Phase I PDP area without
the need for a Specific Plan Amendment.
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To date, the Diablo Grande Specific Plan has been amended four (4) times. Amendments
have (1) clarified the water source, (2) permitted Diablo Grande to participate with the City of
Patterson in a Regional Sewer Treatment system, (3) added some additional lot development
categories, and (4) modified the Town Center/Hotel/Conference Center site configuration.
Throughout these amendments, the Phase I PDP has been modified, and the number of lots
proposed for development within Phase I has changed. The current approved Phase I PDP
provides for 2,038 dwelling units within the Phase I PDP, and up to an additional 35 in the Entry
Area.

DESCRIPTION OF CHANGES TO THE PHASE I PDP

As anticipated in the Specific Plan and considered in the DGSPEIR, market conditions
necessitate a change in the land use mix and unit count within the Phase I PDP Area. As
permissible under the Specific Plan, the Phase I PDP will be amended to allow for the
construction of 2,354 total dwelling units which represents a 15% increase in units from the units
approved in the DGSPEIR, and a slightly lower percentage increase when compared with the
currently approved 2,073 dwelling units within Phase I (with 2,038 dwelling units located within
the Phase 1 PDP area and 35 dwelling units within the Entry Area).

Although the Specific Plan does not need to be amended to allow for this increase in
units, the Specific Plan will be modified to include an updated dwelling unit count to document
the density transfer and to ensure consistency between the Specific Plan and other project
approvals. While the development of the Phase I PDP may not result in all 2,354 dwelling units
being constructed at full buildout, this change will allow up to the full amount provided for in the
DGSPEIR. Any units constructed in the Entry Area will count against the total permissible unit
count for the Phase I PDP of 2,354 units.

Additionally, as contemplated in the approved Specific Plan, the proposed land plan calls
for a change in the density and mixture of housing types provided within the project area. The
currently approved Phase I PDP provides for a mixture of 1,111 detached single-family units on
4,000, 5,000, 6,000, 8,000, 10,000, 20,000, and 40,000 square foot plus lots, and 927 small lot,
attached or multiple family units. The new land use plan provides for 2,174 detached single-
family units on 5,000, 8,000, 10,000, 20,000 and 40,000 square foot plus lots, and 180 small lot
detached or attached single-family or condo type units. To allow for the creation of additional
smaller detached single-family lot product, the Specific Plan's Medium Density designation will
be amended to allow for single-family detached units on 2,800 square foot lots.

Additionally, the Specific Plan will be amended to allow: (1) minor modifications to lot
development standards (setbacks, lot widths, etc.); (2) minor revisions to the Hotel
Conference/Town Center (now referred to as the Resort Commercial Center), to maintain its size
and function, but to slightly relocate it in better proximity to the existing golf clubhouse and
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community core; (3) an increase in parks, open space and trails; and (4) minor modifications to
the circulation plan. The proposed amendments are referred to collectively as "SPAS." 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. SPAS5 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 SPAS would result in fewer
homes on hills and therefore more views of hill sides, hilltops and open space after SPAS
is approved. Even though The Legends Golf Course area is being partially developed as
new residences, open space and park areas throughout the project are increasing which
will have a positive impact on the overall visual quality of the Phase 1 development. As
such, the changes to the aesthetics (See Phase 1 - Statement of Overriding
Considerations: Visual Quality) of the area will still be significant, but will not result in
any additional or substantially more severe significant aesthetics impacts beyond those
already analyzed, mitigated, and/or the subject of an overriding consideration finding in
the previous project environmental review for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will
apply to the project.
3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Aesthetics: (a) there have been no substantial changes in the project since its adoption,
as the project is consistent with the proposed Specific Plan land uses, and the
development type and density; (b) there have been no substantial changes in the
circumstances under which the project is being undertaken; and (c) there is no new
information which was not known or could not have been known at the time of project
adoption. Based on the foregoing, the events set forth in Public Resources Code Section
21166 have not occurred with respect to aesthetics.
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Agricultural Resources.

1. The current General Plan designation and zoning for the Diablo Grande Phase 1
PDP is Specific Plan. The environmental review on the Diablo Grande project is
complete, and was certified on December 7, 1999. The amendments do not propose any
change in the location of development under the Specific Plan as originally adopted and
which was analyzed in the DGSPEIR and WRPSEIR, and will not change the
development area of Phase 1. As such, no additional lands will be taken out of
production, beyond those already projected to be impacted with the development of the
Phase I PDP and analyzed in the DGSPEIR and the WRPSEIR. The changes to
agricultural resources will still be significant (See Phase 1 - Statement of Overriding
Considerations: Open Space and Rangeland), but will not result in any additional or
substantially more severe significant agricultural resource impacts beyond those already
analyzed, mitigated, and/or the subject of an overriding consideration finding in the
previous project environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will
apply to the project.
3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Agricultural Resources: (a) there have been no substantial changes in the project since
its adoption, as the project is consistent with the proposed Specific Plan land uses, and
the development type and density; (b) there have been no substantial changes in the
circumstances under which the project is being undertaken; and (c) there is no new
information which was not known or could not have been known at the time of project
adoption. Based on the foregoing, the events set forth in Public Resources Code Section
21166 have not occurred with respect to agricultural resources.

Air Quality.

1. The current General Plan designation and zoning for the Diablo Grande Phase 1
PDP is Specific Plan. The environmental review on the Diablo Grande project is
complete, and was certified on December 7, 1999. The Phase I PDP amendments
proposed will increase the number of lots which may be constructed within the Phase I
PDP, but the increase in lots is within the variance considered as part of the project
analyzed in the DGSPEIR (reference page III-13: “Up to 15 percent transfer of residential
density between each village is proposed.”) and authorized in the currently approved
Specific Plan. Accordingly, the increase in number of units is a clarification made to the
Specific Plan to ensure consistency with the proposed PDP I rather than a substantive
amendment to the Specific Plan. Construction impacts will not be increased due to the
amendments proposed with SPAS, as the estimated construction time periods are not
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expected to change. Operational air quality impacts also will not change as the
DGSPEIR analysis was based on a consideration of the total number of units proposed
for Phase I and the whole project and the total number of units potentially authorized in
Phase I exceeds that currently proposed. The conclusion was that the project resulted in
significant and unavoidable air quality impacts for both Phase 1 and for total project
buildout. The County, in approving the Specific Plan, adopted Statement of Overriding
Considerations concerning all impacts which remained significant even with mitigation,
including air quality impacts, and imposed mitigation measures which apply to both
Phase 1 and the total then contemplated project, and are the same in both instances. All
mitigation measures adopted will continue to apply to all units at the site. As such, after
project approval, the impacts of the project on Air Quality will still be significant (See
Phase 1 - Statement of Overriding Considerations). The SPAS 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 SPAS
amendments and the changes to the Phase I PDP will not result in any additional or
substantially more severe significant biological resources impacts beyond those already
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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 I PDP, but all approved uses will occur
on lands already proposed for development under the current Phase I PDP. The
amendments do not propose any change in the location of development under the
Specific Plan as originally adopted and which was analyzed in the DGSPEIR and
WRPSEIR and will not change the development area of Phase 1 or increase the lands
already planned for disturbance. As such, after project approval, there will be no
additional or substantially more severe significant impacts from the project on cultural
resources not already identified and mitigated to a level of less than significant (See
Phase 1 — Findings of Significant Environmental Impact). The SPAS5 amendments and
the changes to the Phase I PDP will not result in any additional or substantially more
severe cultural resources impacts beyond those already analyzed and mitigated in the
previous project environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will
apply to the project.
3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Cultural Resources: (a) there have been no substantial changes in the project since its
adoption, as the project is consistent with the proposed Specific Plan land uses, and the
development type and density; (b) there have been no substantial changes in the
circumstances under which the project is being undertaken; and (c) there is no new
information which was not known or could not have been known at the time of project
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adoption. Based on the foregoing, the events set forth in Public Resources Code Section
21166 have not occurred with respect to cultural resources.

Geology and Soils.

1. The current General Plan designation and zoning for the Diablo Grande Phase 1
development is Specific Plan. The environmental review on the Diablo Grande project is
complete, and was certified on December 7, 1999. The amendments proposed will alter
the mixture of residential units provided and make other minor modifications to the land
plan within the Phase 1 PDP, but all uses will occur on lands already proposed for
development under the current Phase I PDP. In certain areas of the Phase I PDP, the
amendments will permit for more intense development than was originally proposed, and
this development will be concentrated into areas of flatter ground, while preserving
steeper areas and major hilltops. As such, it is expected that there will be a substantial
reduction in grading on slopes and hilltop areas in relation to what would be required to
develop the Phase 1 PDP as currently proposed. Not only is the amount of grading
required being reduced, but all grading will continue to be balanced on site, and tiered
where feasible to retain as much of the existing site topography as possible. All grading
will continue to be performed consistent with all adopted mitigation measures for the
project. Even with the implementation of a number of mitigation measures, the impact
on geology and soils was significant (See Phase 1 — Statement of Overriding
Considerations: Geology, Soils and Seismicity). Twenty-one (21) of the twenty-three
(23) mitigation measures that were adopted with the project apply to the grading that will
occur within the Phase I PDP area, the other two (2) related to off-site roadway
construction. Even with the proposed changes to the Phase 1 PDP, and the reduction of
grading for the project, it is possible that some of the development grading may be
needed on areas with slopes over 25%. This is also the case with the existing Phase 1
PDP before SPA 5. To address this concern, the mitigation measure 5 in the Diablo
Grande Mitigation Monitoring and Reporting Plan (the “MMRP”) requires a higher level
of geotechnical analysis when grading on slopes over 25% occurs. This mitigation
measure has been complied with in the past, and will continue to be implemented. As
such, the amendments proposed with SPAS 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 SPAS will not result in a substantial new, or significantly
increased, impact on geology and soils impacts beyond those already analyzed, mitigated,
and/or the subject of an overriding consideration finding in the previous project
environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will
apply to the project.
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3. Reviewing the events specified in Public Resources Code Section 21166 relative
to Geology and Soils: (a) there have been no substantial changes in the project since its
adoption, as the project is consistent with the proposed Specific Plan land uses, and the
development type and density; (b) there have been no substantial changes in the
circumstances under which the project is being undertaken; and (c) there is no new
information which was not known or could not have been known at the time of project
adoption. Based on the foregoing, the events set forth in Public Resources Code Section
21166 have not occurred with respect to geology and soils.

Hazards and Hazardous Materials.

1. The current General Plan designation and zoning for the Diablo Grande Phase 1
PDP is Specific Plan. The environmental review on the Diablo Grande project is
complete, and was certified on December 7, 1999. The amendments proposed will alter
the configuration of Phase I PDP land plan, but all approved uses will occur on lands
already proposed for development under the current Phase I PDP. Further, the
amendments do not propose any new uses in the Phase I PDP. As such, there is no
proposal to impact any additional lands not already planned for disturbance to some level
nor is there a proposal to impact the land by introduction of a new, unanticipated use.
Since the approved uses will occur on lands already slated for development, it is not
expected that there will be an increased exposure to hazards or hazardous materials. The
impacts from hazardous materials and waste were assessed and were mitigated to a level
of less than significant (Phase 1 — Findings of Significant Environmental Impact) and the
amendments proposed with SPAS and the changes to the Phase I PDP will not result in
any additional or more severe significant hazards and hazardous materials impacts
beyond those already analyzed and mitigated in the previous project environmental
review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will
apply to the project.
3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Hazards and Hazardous Materials: (a) there have been no substantial changes in the
project since its adoption, as the project is consistent with the proposed Specific Plan land
uses, and the development type and density; (b) there have been no substantial changes in
the circumstances under which the project is being undertaken; and (c) there is no new
information which was not known or could not have been known at the time of project
adoption. Based on the foregoing, the events set forth in Public Resources Code Section
21166 have not occurred with respect to hazards and hazardous materials.
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Hydrology and Water Quality.

1. The current General Plan designation and zoning for the Diablo Grande Phase 1
PDP is Specific Plan. The environmental review on the Diablo Grande project is
complete, and was certified on December 7, 1999. Although the Specific Plan
amendment will result in reconfiguration of the Phase I PDP land plan, the area of
development will not be changed from that currently approved. Due to a slight increase
in development intensity, runoff may slightly increase as well. The mitigation measures
that require no increase in off-site runoff flows will continue to be enforced. As such,
and upon approval of SPAS, 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 SPAS 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 SPAS for
the Diablo Grande development will not result in any additional or substantially more
severe significant land use and planning impacts beyond those already analyzed,
mitigated, and/or the subject of an overriding consideration finding in the previous
project environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will
apply to the project.
3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Land Use and Planning: (a) there have been no substantial changes in the project since
its adoption, as the project is consistent with the proposed Specific Plan land uses, and
the development type and density; (b) there have been no substantial changes in the
circumstances under which the project is being undertaken; and (c) there is no new
information which was not known or could not have been known at the time of project
adoption. Based on the foregoing, the events set forth in Public Resources Code Section
21166 have not occurred with respect to land use and planning.

Mineral Resources.

1. The current General Plan designation and zoning for the Diablo Grande Phase 1
PDP is Specific Plan. The environmental review on the Diablo Grande project is
complete, and was certified on December 7, 1999. No significant impacts to mineral
resources have been identified as a result of Phase 1 in the prior environmental review for
the Diablo Grande Specific Plan. While Specific Plan Amendment will allow for
changes in the Phase I PDP land plan, all uses will occur on lands currently proposed for
development. Accordingly, the amendment will not result in any additional or
substantially more severe significant impact on mineral resources beyond those already
analyzed and/or mitigated in the previous project environmental review conducted for the
Diablo Grande Specific Plan.
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2. All adopted mitigation measures from the certified environmental review will
apply to the project.
3. Reviewing the events specified in Public Resources Code Section 21166 relative

Noise.

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 SPAS
beyond those already analyzed and mitigated in the previous project environmental
review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will
apply to the project.
3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Noise: (a) there have been no substantial changes in the project since its adoption, as
the project is consistent with the proposed Specific Plan land uses, and the development
type and density; (b) there have been no substantial changes in the circumstances under
which the project is being undertaken; and (c) there is no new information which was not
known or could not have been known at the time of project adoption. Based on the
foregoing, the events set forth in Public Resources Code Section 21166 have not occurred
with respect to noise.
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Population and Housing.

1. The current General Plan designation and zoning for the Diablo Grande Phase 1
PDP is Specific Plan. The environmental review on the Diablo Grande project is
complete, and was certified on December 7, 1999. As discussed above under the heading
of Land Use and Planning, the currently approved Specific Plan allows for a 15%
increase in development within the Phase I PDP area without amendment The proposed
amendments to the Specific Plan, including minor changes in development standards and
residential density will not result in any additional or more severe significant population
and housing impacts beyond those already analyzed and mitigated in the previous project
environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will
apply to the project.
3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Population and Housing: (a) there have been no substantial changes in the project since
its adoption, as the project is consistent with the proposed Specific Plan land uses, and
the development type and density; (b) there have been no substantial changes in the
circumstances under which the project is being undertaken; and (c) there is no new
information which was not known or could not have been known at the time of project
adoption. Based on the foregoing, the events set forth in Public Resources Code Section
21166 have not occurred with respect to population and housing.

Public Services.

1. The current General Plan designation and zoning for the Diablo Grande Phase 1
PDP is Specific Plan. The environmental review on the Diablo Grande project is
complete, and was certified on December 7, 1999. The Western Hills Water District
(“WHWD”) provides water, sewer and storm drainage services to the site. The WHWD
has stated that it is able to provide water and sewer service to the new Phase 1 PDP as
proposed. Stanislaus County provides Sheriff and other services, and the West Stanislaus
Fire Protection District (“WSFPD”) provides fire service to the site. The DGSPEIR and
WRPSEIR projected the Phase 1 PDP water use to be about 5,000 ac-ft of water per year.
Based on current water consumption rates, the lot size modifications, and the deletion of
The Legends Golf Course, current Phase 1 PDP yearly water projections are reduced to
about 3,000 ac-ft per year. The WHWD has adopted a will serve letter for the updated
Phase 1 PDP. The WHWD also has an agreement to deliver wastewater to the City of
Patterson. This agreement provides for the transfer of up to 750,000 gallons per day to
the City of Patterson. At current sewer discharge rates, and with the proposed lot size
modifications, the Phase 1 PDP will not generate sewer flows above those currently
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permitted and in place. The WHWD has adopted a will serve letter for the updated Phase
1 PDP. The increase in residential units is within the range authorized in the current
Specific Plan and evaluated in the certified environmental documents. Therefore no
additional of impacts associated with the increase in number of units is necessary. The
minor amendments proposed for the Specific Plan including changes in housing type
mix, changes in density, modifications to development standards, minor revisions to the
Resort Commercial Center site, increase in parks, open space and trails, and minor
modifications to the circulation plan will not impact the intensity or level of public
services beyond those of the project previously analyzed and approved. Accordingly, the
amendment will not result in any additional or substantially more severe significant
impact on public services beyond those already analyzed, mitigated and/or the subject of
an overriding consideration finding in the previous project environmental review.

2. All adopted mitigation measures from the certified environmental review will
apply to the project.
3. Reviewing the events specified in Public Resources Code Section 21166 relative

to Public Services: (a) there have been no substantial changes in the project since its
adoption, as the project is consistent with the proposed Specific Plan land uses, and the
development type and density; (b) there have been no substantial changes in the
circumstances under which the project is being undertaken; and (c) there is no new
information which was not known or could not have been known at the time of project
adoption. Based on the foregoing, the events set forth in Public Resources Code Section
21166 have not occurred with respect to public services.

Recreation.

1. The current General Plan designation and zoning for the Diablo Grande Phase 1
PDP is Specific Plan. The environmental review on the Diablo Grande project is
complete, and was certified on December 7, 1999. The Diablo Grande Specific Plan and
mitigation measures require the provision of parks to County standards. As part of the
SPAS amendments, additional parkland has been added to the Phase I PDP to make sure
that the parkland provided meets County standards. The Specific Plan amendments
proposed include an increase in park acreage to make sure that the General Plan standard
of 3 acres per 1,000 in population is met. Based on the foregoing, the amendments
proposed with SPAS will not result in any additional or more severe significant recreation
impacts beyond those already analyzed and mitigated in the previous project
environmental review conducted for the Diablo Grande Specific Plan.

2. All adopted mitigation measures from the certified environmental review will
apply to the project.
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3. Reviewing the events specified in Public Resources Code Section 21166 relative
to Recreation: (a) there have been no substantial changes in the project since its adoption,
as the project is consistent with the proposed Specific Plan land uses, and the
development type and density; (b) there have been no substantial changes in the
circumstances under which the project is being undertaken; and (c) there is no new
information which was not known or could not have been known at the time of project
adoption. Based on the foregoing, the events set forth in Public Resources Code Section
21166 have not occurred with respect to recreation.

Transportation and Traffic.

1. The current General Plan designation and zoning for the Diablo Grande Phase 1
PDP is Specific Plan. The environmental review on the Diablo Grande project is
complete, and was certified on December 7, 1999. The Specific Plan allows for a 15%
increase in residential units within Phase 1 PDP area without amendment and the
DGSPEIR analyzed the traffic impacts associated with development of Phase I PDP and
cumulative impacts associated with potential development of up to 5,000 units in the
entire project area. The DGSPEIR and the MMRP provided mitigation measures for
Phase 1 and cumulative project development. For development of the previously
contemplated entire 5,000 units, certain off-site improvements were required, and a
traffic fee established to collect fees to mitigate this impact. This traffic fee is updated
regularly to make sure that it has current value based on a selected construction cost
index. As required in the MMRP, any additional units, up to the 15% variance allowed
under the Specific Plan, will be required to pay the traffic fee on a per unit basis, and
therefore will continue to mitigate all off-site impacts for the project. The only off-site
mitigation measures specifically related to Phase 1 are the possible signalization of the
Sperry Road/I-5 southbound intersection and the widening of Diablo Grande Parkway
(referred to in the MMRP as Oak Flat Road) to four lanes. The Sperry/I-5 signal is only
to be monitored to determine if warrants are met. Should development of Phase I result
in adverse impacts to this intersection, those impacts will be offset by the traffic fee
collected for each unit developed. For Diablo Grande Parkway, the mitigation measure
10 on Page H-21 of the MMRP provides that the road is to be expanded prior to 700 peak
hour trips being reached and as determined to be warranted by traffic studies. In 2014
traffic counts were performed to analyze current project trips. With one operational golf
course and about 415 constructed and occupied units, the AM Peak Hour trips were 106,
and the PM Peak Hour trips were 143. A simple analysis of increasing from 415 units to
2,354 units would increase the AM Peak Hour trips to about 600, and the PM Peak Hour
trips to about 800. Traditional two-lane rural roadway capacities for rolling terrain are on
the order of 1,000 to 1,200 peak hour trips for level of service C operations. Based on
the foregoing, the entire development of the project up to 2,354 units and one golf course
is expected to generate traffic around the current 700 peak hour trip threshold before road
widening is to be considered. SPAS also includes a request to defer the requirement to
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widen Diablo Grande Parkway to four lanes until after development of the Phase I PDP,
as all roadway traffic will fall within the current roadway carrying capacity, County
standards, and operate at a level of service C or better. Any identified traffic
improvements are the project’s responsibility, and would be adequate to serve the Phase I
PDP. As such, the proposed amendments will not require any additional traffic
mitigation beyond that currently identified. Due to the fact that each new unit will
continue to pay the traffic fee, and that no additional off-site impacts will occur which are
not mitigated, the amendments proposed with SPAS 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 SPAS5 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 SPAS 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 SPAS will not result
in any new direct or indirect impacts related to the Diablo Grande Phase 1 project, nor do
the amendments proposed with SPAS substantially change the Diablo Grande Phase 1
project.

SUMMARY

Stanislaus County staff has independently evaluated the specific potential impacts of the
amendments proposed with SPAS as they relate to Aesthetics, Agricultural Resources, Air
Quality, Biological Resources, Cultural Resources, Geology and Soils, Hazards and Hazardous
Materials, Hydrology and Water Quality, Land Use and Planning, Mineral Resources, Noise,
Population and Housing, Public Services, Recreation, Transportation and Traffic, and Utilities
and Service Systems. Stanislaus County independently concludes the following:

1. Based on the analysis presented in the “SPECIFIC DISCUSSION OF
POTENTIAL IMPACTS ASSOCIATED WITH THE AMENDMENTS PROPOSED
WITH SPAS5”, 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
SPAS.

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 SPAS 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 SPAS 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 SPAS 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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DL.$LO GRANDE MITIGATION MEA. JRES

THE FOLLOWING ARE ALL OF THE MITIGATION MEASURES FROM THE DEIR
DATED AUGUST 31,1992 AND THE FEIR DATED JUNE 15, 1993, AS RE-ADOPTED BY
THE STANISLAUS COUNTY BOARD OF SUPERVISORS ON DECEMBER 7, 1999,
THESE MEASURES HAVE BEEN IMPLEMENTED AND WILL CONTINUE TO BE
IMPLEMENTED AS APPROPRIATE AND APPLICABLE THROUGHOUT
CONSTRUCTION OF THE PROJECT.

A. LAND USE:

Phase 1

1. Continuance of limited grazing on the site shall be considered to help offset
impacts due to the termination of Oak Flat ranch facilities in Phase 1. To the
satisfaction of the Planning Director, during development of Phase 1 the applicant
shall develop a program for maintaining limited grazing in the overall site.

2. Off-site growth inducement along Oak Flat Road shall be mitigated by requiting
scenic easements or other vehicles for the maintenance of open spacefagricultural
uses adjacent to the road. Careful public and County review shall be conducted
for any proposed development along Oak Flat Road.

3. To mitigate open space and agricultural land use impacts, minimal housing
development shall be allowed in the proposed hill Conservation Areas along cul-
de-sac areas east of Oak Flat Parkway.

4, To ensure open space lands remain open space in perpetuity, scenic or open space
easements shall be established for open space areas. If easements are not possible,
the lands may be conveyed to the County or a deed restriction may be implemented.

S A geotechnical survey and records search shall be conducted to confirm the
absence of hazardous wastes on the Phase 1 site prior to Final Map approval.

FEIR 57;1  Measures shall be undertaken to limit access to the former bombing range which is
adjacent to the project site by use of signs and other means of informing the public.
These measures shall not interfere with wildlife movement between the project site

and the former bombing range.

FEIR 189;1 Entry roadways should allow for access by the adjoining tanch land uses, The
roadways should be designed to address the cattle ranching concerns of adjacent
lands including access to stock water for cattle and movement of éattle on both sides
of the roadways.

FEIR 318;14 If the Board of Supervisors determines that the project is a 'new town' or 'self-
contained community’, on-site or in-licu very low-, low-, and moderate-income
housing opportunities as described in Housing Element Program 1.8 should be
incorporated into the specific plan to the satisfaction of the Planning Director.

FEIR 319;22 In order to reduce the potential for unnecessary migration of out-of-state workers
and fo increase the opportunity to bolster the Jocal economy, the applicant should
make a good-faith effort to the satisfaction of the Planning Direclor to provide
project construction related jobs to California residents, with priority for workers
who reside locally in the general region of the project site.
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B.

GEOLOGY, SEA.MICITY AND SOILS:

1. and

FEIR 180;32 A detailed geotechnical evaluation shall be prepared as part of the project design

process.  The evaluation shall include the exploration and assessment of soil,
bedrock, groundwater, and other subsurface peologic conditions under both static and
seismie conditions under both static and seismic conditions, and building- and
roadway-specific foundation and structural engineering. Site spectfic calculations on
expected ground acceleration, amplitude and duration of seismic shaking shall be
provided in the geotechnical study. The specific evaluation on the potential for
secondary seismic impacts such as liquefaction, surface rupture and seismic-tri ggered
landslides also will be assessed. Proposed cut and fill slopes shall be evaluated under
both static and seismic conditions so that soil and slope engineering criteria for
evaluating cut and fill slope stability to provide soil engineering criteria for project
grading, retaining wall structures, building and road foundations and drainage
systems can be provided. The evaluation sig-mll be based on adequate surface and
subsurface exploration, sampling, laboratory testing, and engineering analysis.

Properly qualified field engineers shall be used to perform grading

observation and testing during construction. The progress of the earthworks
construction shall be periodically evaluated by a certified engineering geologist
and/or geotechnical engineer, and incorporated into the Mitigation Monitoring
Report. ' -

All development and grading plans for the project shall be reviewed by a licensed
civil engineer for compliance with Chapter 70 of the Uniform Buildin g Code. The
county shall make the final review of plans and provide any additional conditions
of approval prior to issuance of the grading and building permits. The U.S. Army
Corps of Engineers would be responsible for providing their approval of permits
for grading done within their jurisdiction.

Potentially unstable slopes or cut and fill slopes created through project grading
shall be stabilized through site-speeific mitigation measures provided by a qualified
geotechnical engineer. Such measures may include soil stri pping, scarification and
recompaction, and/or the reduction of the proposed cuts, the construction of a
buttressed fill, benched slopes, and/or retaining walls. Retaining walls shall be
subdrained and designed to resist lateral pressures appropriaté to the size .of the
backslope.

Grading generally shall not be permitted on slopes greater than 25 percerit, Any
exceptions to this shall be at the discretion of the Public Works Department, and
shall be required to include geotechnical analyses and erosion contro plans.

In addition to grading being balanced on-site within each phase, grading activities
shall be staggered 5o as to minimize the total area affected by grading at any given
time.

Lots shall be set back from the toe of slopes as recommended by the geotechnical
engineer.

The four developmerit areas east of Qak Flat Road within Phase 1 shall be given
special treatment to reduce the extent of topographic alterations and limit grading
to retain natural contours,

Interim and Final erosion control plans shall be prepared and submitted to the
County for review and approval prior to the issuance of grading permits. If
carthworks construction is to take place during the rainy season, a wet weather
erosion protection program shall be developed and implemented. Measures that
would be needed at any crossings of Salado, Crow, or Orestimba creeks as well
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10.

11.

12.

13.

14.

15. and
FEIR 180;32

16. and

FEIR 264;4

17.

18.

19.

as their m..n tributaries include the installation o1 .ilter berms, sandbag or straw
bailed barriers anchored by rebar, siltation retention fences, and the retention of
natural vegetation between the erosion source and the sensitive area. Soil piles
shall be covered at the end of each day. During the rainy season, these wet
weather erosion protection measures shall be stored on site. Prior to the onset of
wet weather, areas disturbed by partially or completed grading shall be hydroseeded.

To minimize erosion, siltation, and stream impacts, as little of the surface soils as
possible shall be exposed during project grading and construction activities.

Excavated materials shall not be sidecast during site preparation, construction, and
final grooming of cuts and fills, when such materials could come to rest in
proximity to streams or gullies. Grading shall be conducted in such a manner that
downslope roll of rocks, boulders, and other soil material is minimized.

If a borrow site must be developed, it shall be located at an environmentally
acceplable area, that avoids sensitive areas such as drainage courses or steep slopes
where stream siltation or erosion would result. The borrow site shall be reclaimed
following its use.

In areas which require the removal of brush but not grading, the root crowns shail
be left intact, so as to retard soil erosion.

Project landscaping shall consist of deep-rooted drought resistant shrubs, trees, and
ground covers instead of shallow-rooted species.

All project components (cut and fill slopes, structures; utilities, roadways) shall
be constructed according to all State and local building design standards that have
been adopted by the County. Should the geotechnical study determine that the
project site could be subject to more severe seismic parameters than those that
were used as the basis for the county-adopted design standards, the project
components shall be built to withstand the most conservative measures.

All interior fixtures, utilities (i.e., water heaters) in public places, and those built
into homes by homebuilders, shall be securely attached to reduce the risk of
damage or injury from falling objects.

An earthquake emergency plan for the proposed project shall be prepared and
incorporated into the proposed projeet.. The plan shall address what project related
residents and employees shall do in the event of an earthquake. Community
shelter locations shall be established and emergency exit routes made known.

The foundations of structures within areas of high liguefaction patential shall be
extended down beyond the sandy deposits into solid bedrock material. Special
engineering procedures shall alse. be implemented to ensure roadway protection
[rom damage and/or closure due to liquefaction, ’

Adverse effects of expansive soils shall be mitigated by extending building
foundations below the zone of expansive soils subject to seasonal moisture
variations, or by moisture conditioning and capping these soils with non-expansive
soils to support footings and slabs. If relatively shallow, expansive soils could be
removed below buildings or other improvements. However, the expansive
potential of materials exposed beneath the soils shall be evaluated to determine if
soil removal if appropriate. Roadways may require relatively thick layers of
aggregale base and subbase as well as a thick section of asphaltic-concrete to
minimize the potential damage due to shrinking and swelling of soils. The project
geotechnical and structural engineers shall provide recommendations on the
foundation design criteria and spacing, depth and diameter of foundation support
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20.

21. and
FEIR 264;5

22.

23,

. ) . . . - . .
piers upon.cview of soil strength data provided in .. detailed geotechnical report.

Expansive soil removed from one area shall be placed in an area where the
shrinking and swelling nature of the soil would not create significant adverse
impact or result in damage to structures,

Where corrosive soils pose a threat, underground and subsurface steel and cement
structures shall be protected either through the provision of a buffer zone or trench
filled with non-corrosive material such as gravel or neutral soil, or the encasement
or lining of the underground project improvements.

Grading plans shall be prepared for the earthwork necessary to construct the Oak
Flat Parkway, Primary Access Road, and Oak Flat Road. The plans shall be
reviewed and approved by the County prior to issuance of the grading permit.

A slope stability analysis of the large landslide along the Oak Flat Road access
shall be included as part of the detailed geotechnical report for the: project. The
report shall provide recommendations for slope stability measures to ensure that
future landsliding activities not impact the proposed roadway at its base. All
recommended measures shall be incorporated into the proposed project plans.

C. HYDROLOGY AND WATER QUALITY:

1. and
FEIR 176;22

7. and

NPDES permit requirements for stormwater discharge shall be complied with prior
to starting any construction activities, either on a phase basis or by individual project
components. The Stormwater Pollutioff Prevention Plan must be developed -and
required protection in place before earthwork begins. Additional NPDES permits for
the proposed land uses shall be obtained prior to their operation. The project shall
provide measures and practices to prevent pollution and prepare-a "
stormwater discharge monitoring program to ensure compliance with state and
federal water quality objectives.

Although it was noted that the expected amount of surface runoff generated would
not be significant, when compared with the total annual surface runoff from the
watersheds, the increased flows could impact the conditions of receiving creeks.

1In order to offset this impact the amount of created impervious surfaces should be
minimized.

The final project drainage systems shall be designed to control runoff volumes and
velocities efficiently both during and after construction. Flow control measures
could include terraces, detention basins, subsurface drains, berms and other
diversions to keep water off exposed slopes and control water velacity.

Erosion control measures shall be provided along project creeks in the vicinities
of outfall structures to protect against erosion from increased surface flows. The
level of erosion control needed should be determined by the project engineer and
should not significantly detract from the creeks biotic value.

All project drainage systems shall be designed and constructed in conformance
with the Stanislaus County Drainage Ordinance, and FEMA and RWQCB
regulations.

Landscape irrigation practices shall be designed to maximize infiltration of surface
water and minimize runoff.
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10.

11.

12.

14.

15.

16.

17.

|
Prior to apoval of project drainage plans, floodpi.an studies shall be conducted
along Salado, Crow, and Orestimba creeks. Study findings should be incorporated
and mitigated (if necessary) in the final drainage plans. The project drainage plans
shall be designed to ensure Lhat areas historically subject to flooding will experience
no increasc in the historical amount of flow or increase in the length of time of
inundation.

The final project drainage plans shall be designed to ensure no net increase in 100-
year storm flows downstream of the site near I-5. Drainage plans for project
phases constructed upstream of existing phases should include the reevaluation of
the existing: phase drainage system and the upgrading (if necessary) should the
system not be of adequate size to handle additional flows from upstream future
phases. Upgrading measures could include the replacement of smaller-sized
drainage pipes with pipes of larger diameter, the construction of additional
detention basins, and/or the enlargement of existing detention basins.

Project structures, utilities, and roadways shall be located outside the 100-year
floodplain.

The project drainage system shall be adequately maintained and cleaned on a
regular basis to ensure efficient transport of stormwater through the project site
and to avoid localized flooding due to debris blockage. Sections of project creeks
that are: too tiarrow to allow praper flow of expected runoff should be widened and
protected from erosion where necessary. The appropriate U.S. Army Corps and
State Fish and Game Department permits should be obtained prior to any creek
improvements.

Grading should be confined to the dry season, or be mitigated as summarized in
mitigation 13 below.

The geotechnical report should include the exploration for possible subsurface
hazardous materials such as buried fuel or septic tanks. Appropriate remedial
measures should be taken prior to the onset of any grading activities. -

Interim and final erosion control plans should be prepared prior to approval of grading
permits. Temporary measures could include the construction of berms and siltation
fences that would direct runoff to siltation ponds, the covering of soil piles, and the
covering of bare slopes with hydraseed. Final erosion control plans would include
stable terraced slopes, retaining walls, an adequate drainage plan, and permanent
project landscaping. Part of the erosion control plans should include the preservation
of as much natural vegetation as feasible and the maintenance of natural vegetation
along strearn channels. If grading is expected to continue into the wet season, a
special ‘wet. weather erosion control plan should be prepared and approved. The
erosion control plans should be in conformance with the County grading and building
ordinances and the RWQCB's NPDES construction permit.

All project runoff collected within developed areas should be directed to the
appropriate drainage collector.

To help reduce the amount of runoff containing urban pollutants, streets and parking
areas should be frequently cleaned using street sweeping equipment, and the
collected material properly disposed.

The project drainage system catch basins should be complete with oil and grease
traps fo filter out the heavier pollutants as determined by the County Department
of Public Works. The traps should be frequently cleaned.

To ensure the prevention of potential surface and groundwater quality impacts from
irrigation practices, the water quality of the Marshall Road area groundwater well
should be periodically monitored for compliance with DHS and RWQCB water
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quality olycctives.  In addition, the treated eftiwent produced at the project
wastewater trealment facilities should be regularly monitored as stipulated in
discharge permits. Any water source that does nol meet the water quality standards

for irrigation purposes should be treated prior to discharge.

18.

19.

20.

21.

22.

23.

24.

25.

26.

2%

28.

A site-specific integrated golf course management program should be prepared to
limit water quality impacts of the goll courses. This program should include
detailed assessments of potential impacts to water quality and risk of accidental
spills, and provide appropriate management practices to minimize the impacts.
.

A list of all fertilizers and pesticides proposed for use in the management plan should
be submitted to the Department of Agriculture for review and comment. T h e
description should include the types of compounds to be used, the amounts to be
applied, and the form ofapplication. The golf course management description should
be submitted on a monthly basis for as long as chemical usage is proposed.

Use of any pesticides, herbicides, fungicides, or insecticides in project golf course
management activities which are included on official State or federal lists of
restricted materials will require issuance of a Restrictive Materials Permit. These
permits are issued by the Agricultural Commissioner. All materials on this list will
be subject to special use restrictions as a condition of permit issuance to ensure
against significant health risks.

To reduce the need for fertilizers and pesticides, the golf course areas-that require

relatively high maintenance (greens, tees and landing areas) should be minimized.

In addition, the amount of standing water areas (ponds, streams, lakes) should be
minimized to reduce the need for insecticides,

Native trees and grasses should be incorporated into the golf course plan to the
extent feasible in order to reduce the water, nutrient, and pesticide application
requirements.

Surface runoff from the heavily managed areas should be directed away from
creeks and ponds, into the nearest :storm. drain facility. Storm drains should
include oil and grease traps (as determined by the County Department of Public
Works) to filter out some of the heavier petroleum-based golf course chemicals.

Golf course soils (especially sand) should be amended with organic matter to better
retain nitrogen and water.

Water conservation practices should be incorporated into the golf course
management plan to both conserve irrigation water and reduce leaching. One such
water conservation method may include the provision of a computerized irrigation
system withi sensors to minimize overwatering.

Slow release nitrogen sources should be used to reduce leaching. The use of more
soluble nitrogen sources should be limited to spring and/or early summer months
to-avoid periods-'when soils are cold, plant metabolism is low, and water movement
is high. Soluble nitrogen sources should be applied with very light, but frequent,
surface applications only.

Non-selective herbicides that affect all plants in the contact area should be limited
to spot spraying as needed to kill only the target vegetation and to reduce the
chemical use.

The use of fungicides should be generally limited to periods when temperatures
are still cool and during a time of little rainfall to increase their effectiveness and

decrease the need for future applications. Irrigation water should not be applied

within 24 hours of most types of fungicides applications, unless recommended
differently by the manufacturer.
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30.

31

32.

33.

FEIR 146;1

FEIR 146;2

Chemical applications should be reduced and/or pro..ibited during windy periods.
Application equipment and pesticide formulations that minimize pesticide drift
should be selected for use in the management plan. Spray applicators should use
low pressure nozzles and keep the spray nozzle close to the target.

All golf course chemicals should be properly stored in accordance with the
Department of Agriculture and the Office of Safety and Health Administration
requirements. Storage facilities should be constructed with impermeable floors and
berms. All pesticide and fertilizer mixing and loading should be restricted to areas
having impermeable floors and berms.

Maintenance employees should be properly trained in the storage, handling, and
clean up of all EPA-approved chemicals prior to application.

The effectiveness of the golf course management plan should be verified through
periodic monitoring of nearby surface water and groundwater quality. Sampling
should begin prior to construction to provide background water quality data and
should continue during construction and after construction (for a period of time
to be decided by the regulatory bodies) to assure that the project is in compliance
with DHS and RWQCB water quality objectives. If necessary, the plan should be
modified to ensure modification.

Site-specific soil studies should be prepared for each estate lot proposed outside
the sanitary sewer service realm to determine if soil and site topography could
support a septic system and leach field. Sites where soil is determined to be too
shallow, corrosive or clayey and where slopes are too steep to ensure proper septic
system operations should be either connected to the proposed sanitary sewer
service or not be developed. "

The preliminary project drainage plans for each phase of development shall be
completed and approved prior to the approval of any tentative map within that
phase.

The applicant shall coordinate with the County to ensure no conflicts in the siting
and development of the project access road and the stormwater detention basins
along Black Gulch associated with the Patterson Gateway project located at the
eastern side of I-5 at the Sperry Road/Rogers Road intersection.

D. YEGETATION AND WILDLIFE:

Map the location of oaks present in areas planned for grading. In portions of the
project site where grading is planned, confine grading to grassland areas where trees
are not present. Where removal of oaks and other native trees is unavoidable,
prepare a management plan for the oak woodland habitat and replace trees lost on a
5:1 ratio. Management plans should be approved by the County prior to final map
approval for each village. ‘

Establish riparian woodland, including willow, cottonwood, valley oak, and western
sycamore (Platanus racemosa) and other riparian vegetation along the streams.

Prepare a management plan for these riparian areas. The managemeiit plan shall
include plans for long term monitoring and maintenance. Management plans
should be approved by the County prior to final map approval for each village.
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3. and
FEIR 264:8

7. and
FEIR 281;11

10.

The EIR consultant recommends that stream road crossings over major streams
(Salado, Crow, and Orestimba creeks) will be made by construction of bridges.
Road crossings of minor streams tributary to these major streams will include
either bridges, oversized box culverts, or arched culverts, which require no
additional fill beyond placement of the culvert or bridge. The appropriate crossing
structure shall be approved in consultation with CDFG, USFWS, U.S. Army Corps
of Engineers, and the County Public Works Department.

Ponds should be left intact for use by wildlife. Ponds planned for removal shall
be replaced by ponds of equal size located in the Conservation Areas in protected
locations to provide adequate access to water.

Springs should be incorporated into project open space. Where springs are lost
to development, water from the community water distribution system shall be

piped to protected areas to establish sources of water similar to those lost for
wildlife.

The Conservation Areas will be linked with open space areas such as golf courses
and the landscaped areas between areas of development to provide uninterrupted
wildlife access corridors in the valley where practical. Corridors connecting
Conservation Areas will average 1/4 mile in width and will be no narrower than
220 yards in width.

Restrictions on the number of livestock shall be implemented to prevent
overgrazing in open space areas and corridors, and the Conservation Areas. This
will require preparation of a grazing management plan to guide grazing of the
Ranch when development begins. Carrying capacity should be determined by a
qualified range management specialist and could not be exceeded.

Trails shall be carefully planned to avoid areas of high wildlife use, such as rock
outcrops, stock ponds and springs, and riparian woodland areas along streams.

Wildlife "underpasses" should be incorporated into the design of the planned
roadways to allow wildlife to cross under rather than over the roads to reduce the
number of wildlife road kills. These undercrossings should be a minimum of four
feet by six feet in size and installed wherever roadways cross tributary streams.
The appropriate crossing structure shall be determined in consultation with CDFG,
USFWS, U.S. Army Corps of Engineers, and the County Public Works
Department.

In areas of mapped kit fox range, provide road undercrossings six feet wide by
four feet high approximately every 1/4 mile. Existing fencing should be replaced
along the roadways, using hog-wire fencing with mesh size approximately six by
eight inches and topped with three strands of barbed wire. This would allow kit
fox to pass through the fence and prevent coyotes and other large predators of kit
fox from passing through the fence. The fencing should be placed along the right-
of-way boundary. These fences would serve to confine cattle present in the area.

Set maximum enforced vehicle speed limits at 35 to 45 miles per hour on the

primary access roads and 25 miles per hour on the connector roads to reduce road-
kills.

Prepare a landscape management plan for the Overall Site which guides public and
private site landscaping. The plan shall include a list of invasive species which
cannot be used in project landscaping and a list of native species suitable for use
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12.

13.

14, and
FEIR 97,9

in project landscaping. The plan shall emphasize the use of drouglit tolerant plant
materials to reduce water consumption. Management plans should be approved
by the County prior to final map approval for each village.

Regulations shall be specified in the Codes, Covenants, and Restrictions (CC&Rs)
to maintain strict enforcement of leash laws for dogs and require cats to remain
indoors at all times. The project shall designate project-generated tax revenues (o
fund a part-time position with the County Animal Control to patrol the arca and
trap feral dogs and cats to minimize their numbers in the project site.

Prohibit further introduction of non-native warm water fishes and bullfrogs.
Populations of native amphibians present or potentially present in the project site
could be greatly reduced by predation by warm water fishes and bullfrogs.

Golf course maintenance and commercial and residential landscaping shall involve
a minimum use of fertilizers, herbicides and pesticides. A site-specific golf course
management plan and individual commercial and residential landscape plans shall
be prepared. These programs shall includé a detailed analysis of potential changes
to ground and surface water quality from source and non-point source pollution;
compliance with regulatory requirements on the storage of fuel and hazardous
materials; an assessment of risk associated with accidental spills; and provide
appropriate mitigation measures and management practices to minimize these
potential impacts. Management plans should be approved by the County prior to

final map approval for each village.

A list of fertilizers and pesticides proposed for use in the management plans shall
be submitted to the County Department of Agriculture for review and comment.

The description shall include the types of compounds to be used, the amounts to
be applied, and form of application. The use of pesticides, herbicides, fungicides,
or insecticides which are included on official state or federal lists of restricted
materials will require issuance of a Restrictive Materials Permit. These permits
are issued by the County Agricultural Commissioner. All materials on this list will
be subject to special use restrictions as a condition of permit issuance to help
ensure against significant health risks. Non-selective herbicides that affect all
plants in the contact area will be limited to spot spraying as needed to kill only
target vegetation and to reduce the use of chemicals.

The storm drain system from residential and commercial landscaping and streets

shall be designed to filter potentially hazardous materials prior to discharge into

natural watercourses. OQutflows shall be directed in such a manner that the
maintenance and monitoring will allow for the protection of surface water quality.
Any stormwater runoff directed to natural creek channels shall be contained in
detention areas and subjected to removal of nutrients and contaminants by
vegetative or other means.

The effectiveness of these management plans shall be checked through periodic
monitoring of nutrients and suspended solids in nearby surface and underground
water sources. Sampling shall begin prior to construction to provide background
water quality data and shall continue during construction and after construction,
for a period of time to be decided by the regulatory bodies to assure that the
project is in compliance with Regional Water Quality Control Board water quality
standards.

No more than 0.5 acres (excluding driveways) shall be developed with structures
or tmpervious surfaces on any estate lot. Driveway widths should not exceed 16
feet (except at turnouts).
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FEIR 97;10

20.
2L

22.

23
24.
25.
26.
2l

28.
29.

The undeveloped portions of any estate lot shall be fenced from the developed
portion or dog runs established in the developed part of the lot in such a manner
as to prevent dogs from accessing the undeveloped area.

Landscaping shall not exceed one acre on any estate lot.

No houses shall be constructed within one-quarter mile of the edge of any wildlife
corridors.

Estate lots shall be in clusters of three or more and use a common driveway.

Driveways accessing any estate lot shall not exceed 1,000 linear feet per lot served
(from connection with in-village roadways).

Estate lot access roads shall not cross any designated wildlife corridors.

Estate lots may be subdivided only upon a finding of the County Planning
Commission that, based on a CEQA review, such subdivision could constitute an
environmentally superior alternative to not permitting the subdivision. This may
require a cumulative impact analysis involving all 100 potential estate lots. In no
case shall the total number of estate lots exceed 100 lots after subdivision.

No estate lots shall be located over one-quarter mile from the boundaries of a
village.

Estate lots shall be developed only on areas overlooking proposed village
developments and within watershed of previously developed areas. Estate lots
shall not be located within 1,000 feet of the crest of any major ridge.

Prior to development of each estate lot, a biotic resource survey shall be conducted
of the lot to determine if there are significant biological resources present. If such
resources are found, any development shall be designed to avoid affecting the
resource to the satisfaction of the County Planning Department.

Estate lot grading and fences shall not be located within 300 feet of any "blue-line"
stream as designated in the applicable USGS topographic maps.

If there are over 20 oak trees on a lot, tree removal shall be limited to five percent
of oak trees on any lot. If there are fewer than 20 oak trees on a lot, one tree may
be removed per lot.

Applied only to larger project, no longer approved, Not Applicable.

Applied only to larger project, no longer approved, Not Applicable

Limit fill of creeks to necessary road crossings. Prepare a management plan to
establish additional riparian woodland habitat, as discussed above, to improve
habitat for wildlife species. Regulations will be established in the CC&Rs to
prohibit the introduction of non-native warm water fishes and bullfrogs to
the streams and stock ponds. These species prey on the eggs and larvae of native
frogs and salamanders. Surveys for the presence of California tiger salamanders,
California red-legged frogs, and southwestern pond turtle will need to be conducted
for the potential presence of these species in the Village 2-5 areas.
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30. and

FEIR 265;10 Retain California ground squirrel colonies where possible in open space areas and

31.

FEIR 30;9

FEIR 281;12

32.

34,

35.

36.

the Conservation Areas to provide a prey base for raptors and other predators and
potential nesting sites for burrowing owls. Poisoning of ground squirrels and other
rodents shall be prohibited in Conservation Areas to prevent secondary poisoning
of predators such as golden eagle, prairie falcon, bobcat, and American Badger.
Ground squirrel control shall occur only in developed portions of any

estate lot in the immediate vicinity of houses. If rodent control must be
conducted in other areas, use zinc phosphide or other poisons approved by the
USFWS which are of low risk to non-target species.

Cliff-forming rock outcrops shall be included in project open space areas. Keep
trail systems away from these outcrops. Trail distances shall be established
through consultation with raptor specialists with DFG and USFWS. Rock outcrops
or cliffs which contain active raptor nests shall be off-limits to human use during
the nesting season (March through August). Survey all cliffs and rock outcrops
for raptor use prior to approval of development plans.

Conduet surveys to determine the potential presence of sensitive reptile and
amphibian species (California tiger salamander, California red-legged frog, foothill
yellow-legged frog, western spadefoot toad, and western pond turtle) prior to
consideration of development plans for each village. Suitable habitat for these
species includes intermittent and perennial streams, ephemeral ponds and stock
ponds, and surrounding upland habitat.

If reptile or amphibian species of concern are present, management plans shall be
prepared for each species which ensures the long-term habitat viability and residency
of the species on the Diablo Grande site.

Avoid areas where plant and wildlife species of special concern are located, such as
in the vicinity of the prairie falcon eyrie, and develop specific mitigation measures
where aveidance is not possible. Surveys for the potential presence of species of
special concern will be required for the remainder of the site outside of Village 1
prior to the environmental review process for each village.

Development within the Oak Flat Valley shall be clustered to maintain some level
portion of the valley for wildlife, particularly the southers portion of the site in the
vicinity of the Indian Rock prairie falcon nest where development should be set
back 1/4 mile from the prairie falcon eyrie.

Prepare and implement a management plan for the oak woodland present in the
Phase 1 Area similar to the Overall Site.

Prepare and implement a management plan for the establishment and maintenance
of riparian woodland along Salado Creek.

Road crossings should be made by the construction of bridges or oversized culverts
which require no additional creek fill for their placement over Salado Creek
pursuant to agency recommendations (see Overall Site Mitigation #3).

Mitigation for stock ponds and springs in the Phase 1 Area are similar to those
discussed above for the Overall Site.

Prohibit further introductions of non-native warm water fishes and bullfrogs which
prey on native amphibians.
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39.

40.

41.

42,

43.

44,

45.

46.

47.

Locate corridors within Oak Flat Valley to allow access to and through the valley
by wildlife. Corridors shall be a minimum of 100 yards wide. The proposed golf
courses could serve as corridors for wildlife. To provide an adequate connection
between golf courses and the Conservation Areas, the open space areas in three
locations could be expanded, including; 1) the areas north and south of the
proposed golf club; 2) the area south of the proposed public services area and
vineyard in the central portion of the valley; and, the area along Oak Fldt Road,
south of the proposed polo center,

Wildlife underpasses shall be constructed at regular intervals along the Oak Flat
Parkway to reduce the number of road-kills, as discussed for the Overall Site
above.

Implement mitigation to control exotic plants and animals as discussed for the
Overall Site.

Implement mitigation measures to control pollutants as discussed for the Overall
Site.

Plant species of special concern potentially present in the Phase 1 Area were not
observed during surveys of the Phase 1 area. Follow-up surveys for the plant
species of special concern shall be conducted prior to issuance of construction
permits.

In areas of kit fox habitat along Oak Flat Parkway corridor and the primary access
road, construct "underpasses" to allow kit fox to cross under rather than over the
road to reduce the number of road-kills. The underpasses shall be a box culvert
four feet by six feet in size spaced approximately every 1/4 mile. Culverts
installed for other uses such as stream crossings are suitable for this purpose.
Include roadside fencing in this area which will allow kit fox to pass through but
will prevent predators such as coyotes from passing through.

Conduct endangered species consultation with the USFWS and DFG as Oak Flat
Parkway and Primary Access Road would result in the removal of suitable kit fox
habitat, and potentially form a barrier for the north-south movement of kit fox.
The project should be required to comply with USFWS requirements for loss of
kit fox habitat.

Mitigation for the loss of prey species important to predators is similar to the
discussion for the Overall Site.

Prepare a management plan as discussed for the Overall Site. The three species
of special concern potentially present in the streams and stock ponds present in
the Phase 1 Area, including the California tiger salamander, California red-legged
frog, and southwestern pond turtle, were not observed during surveys of the Phase
1 Area. Follow-up surveys for these species shall be conducted prior to issuance
of construction permit. If these species are subsequently found, necessary
mitigation measures will be taken to reduce the impacts to these species.

The rock outcrop present in the proposed Indian Rock park adjacent to the Phase
1 Area contains an active prairie falcon nest. Mitigation for this nest site would
include: 1) the inclusion of the proposed Indian Rock Park area south of Oak Flat
Road in the wildlife corridor between Village | and Villages 3 and 4; 2) prohibit
the development of trails within this wildlife corridor; 3) prohibit public access to
the corridor within one-quarter mile of the nest during the nesting season (March
through August(; 4) redesign the development plans to remove the proposed single
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FEIR 8;3

FEIR 28,8

FEIR 29;9

FEIR 29;9

family units east and south of Oak Flat Road in the southeastern portion of Oak
Flat Valley, in the vicinity of the proposed access road between Village 1 and
Village 3; and 5) require a speed of 25 MPH maximum for the road between
Village 1 and Village 3 located west of the nest site and provide for emergency
parking only.

Setbacks of development of at least 100 feet from the major creek centerlines shall
be adhered to. Deed restrictions shall be placed on all parcels containing creeks to
preserve the minimum setback. The only exceptions to this rule will be for: (1)
roadway purposes where a minimum setback of 50 feet shall be adhered to except at
creek crossings, and only upon acquisition of all appropriate permits from the Corps
of Engineers and the California Department of Fish and Game. For the purpose of
this comment, "development” shall include fenced yards, landscaping, grading,
paving, buildings, and any other construction or use which will degrade the value of
the riparian corridor as determined by the Stanislaus County Department of Planning
and Community Development; and (2) golf fairways and greens, where a minimum
setback of 50 feet shall be adhered to.

Floristic surveys for all sensitive plant species identified in the EIR shall be
prepared for each proposed development area prior to approval of any development
in that area. If any sensitive species are found, disturbance of those species shall
be mitigated by avoidance to the satisfaction of a qualified biologist to be retained
by the County and funded by the applicant.

If a reptile or amphibian species of concern is found to be present, a management
plan shall be prepared which ensures the long-term habitat viability and residency of
the species on the Diablo Grande site. The management plan for this species should
include:

1. Preservation of open space areas within the Diablo Grande site
inhabited by spadefoot toads.

2. Identification of sites which would expand or enhance spadefoot toad
habitat by the construction of ephemeral breeding pools.

3. Measures to minimize the effects of urban runoff on the Salado Creek
breeding pools. This should include rerouting stormwater and other urban
runoff so that it is discharged into the creek in the vicinity of the "Frog Pond."

A management plan for the western pond turtle should be prepared which would
include:

1. Preservation of the "Frog Pond" and implementation of measures to
maintain or enhance existing habitat conditions for all native aquatic reptiles
and amphibians which use this pond.

2. Design the access road so that the edge of the roadway easement is no
closer than 100 feet to any portion of the pond.

~

3. If this area is used for flood storage detention, design the necessary
dam structure so that it does not disturb the existing dam face (i.e., construct
downstream of the crest of the dam) and that no physical disturbance of the
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CULT

detention basin area occurs.

4. Delete the housing study area immediately to the east of the pond to
minimize human disturbance at the pond site.

URAL RESOURCES:

4,
consult

Applied only to larger project, no longer approved, Not Applicable

Applied only to larger project, no louger approved, Not Applicable

To the extent feasible, the applicant should implement the following strategies to
minimize impacts:

a) redesign portions of the project to avoid direct impacts;

b) cover prehistoric resources and sensitive portions of historic resources with
one to two or more feet of fill to protect the resource;

c) build on the fill cover with no excavation below the fill deposit;

d) monitor all construction in covered or uncovered sensitive areas; and

e) Implement surface collection of significant data prior to construction,

covering with fill, or other impacts.

In the event direct impacts to a resource are unavoidable, further data collection
may be warranted, depending on the results of the test excavation evaluation. A
monitoring program must be formulated and implemented during construction or
other impact-producing activities at these sites.

The local community of Northern Yokuts should be contacted by the EIR

ant and the applicant to alert them of potential threats to both burial sites

and probable ceremonial features such as pictographs and cupule rocks. Input
from the Northern Yokuts on treating potentially disturbed burials in Locus 7
should be obtained.

Sk

A monitoring program should be formulated prior to construction and
implemented for all historic resources within Phases 2 through 4 Areas. All
standing historic structures in Phases 2 through 4 shall be preserved or
otherwise treated as recommended by the architectural historian.

All prehistoric and historic sites identified in surface reconnaissance and archival
research should be formally recorded on site record forms and trinomial site
designations obtained from the Central California Information Center at Stanislaus
State University in Turlock. x

Locus 7 (CA-Sta-33)

a. Access to rock shelters where pictographs are present should be closed off
with iron grills and fitted with gates. Keys or combinations should be
available only to the applicant, their representatives, and access limited Lo
members of the archaeological community, Native American community,
and closely supervised educational groups.
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FEIR 232;6

b. Although slated for inclusion and "protection" in Indian Rocks Park,
potential direct and secondary impacts are likely. Serious consideration
should be given to redesignating the site and its immediate vicinity to an
undisturbed, open space status. [deally, it would be permitted to revert to
a natural vegetation community with no signage or other source of
attracting attention. Any planned educational use of the site could be
reduced and reassigned to other prehistoric features not impacted by
construction within the Phase 1 area, or those sites outside the Phase 1 area.
These might include Locus 1, 2, or 3, or another of those as yet
unidentified elsewhere in the remaining project area.

|

C; If public access to the Park must be part of the project plan, then all aspects
of the General Recommendations discussed above must be applied to thig
site. These include surface collection, test excavation, covering of the site
with sterile fill, and revegetation with native grasses or plants. Plantings
of introduced plants and lawn are less desirable but acceptable alternatives.
Any subsurface trenching below the fill deposits should be avoided.
Subsurface disturbance for any reason should be monitored by an
archaeologist.

Test excavation of one to two, one-meter by two-meter test units has been
recommended in Locus 7 to provide data on the site as a record prior to
any future impacts. The data would also serve as a comparative sample
in discussing and evaluating the remaining prehistoric midden sites in the
Phase 1 Area and elsewhere in the project area.

d. Periodic inspection of the site by an archaeologist or other trained full-time

project inspector. Any human remains or artifacts brought up by rédents
should be buried immediately where found. This procedure should be
maintained in perpetuity, "

Locus 9H

a. All standing historic structures at the Oak Flats Ranch shall be preserved
or otherwise treated as recommended by the architectural historian.

Holman & Associates' preliminary recommendation concerning the historic cultural
resource loci 47H ancf 48H is that the resources be formally recorded utilizing
methodologies consistent with those used to record the cultural resources in the
Phase 1 Area.

Prior to issuance of any building permits to the entry area, the area must be
systematically surveyed for cultural resources. When proposed development
plans are available, the following should be conducted:

1. Conduct adequate cultural resources field studies and record all discrete site
locations on state-approved site survey forms.

2. If necessary, conduct mechanical subsurface testing to determine the extent
and depth of any cultural resource locations.

3, Stake all resource locations so that they can be accurately mapped by
professional surveys.

4. Revise specific site plans to avoid sites.
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5. If avoidance is not possible, evaluate the significance of each site and develop
specific mitigation plans for each significant resource.

FEIR 266;12
POTENTIAL IMPACT

Direct and secondary impacts

from grading, excavation, trenching,
etc. may impact cultural and historic
resources in future phases of
development. (SM)

Direct and secondary impacts may
occur to the following resources
due to the development of the
Phase 1 area. (SM)

Historic Resources:

- Locus 9H
- Locus 10H/11H/12H
- Locus 18H .

Prehistoric Resources?

- Locus 7

-Locus 13
- Locus 14
-Locus 15

MITIGATION MEASURES

Prior to approval of future phases of development,
and preliminary development plans, a complete
evaluation of resources within each development area

shall be undertaken and mitigation measures set forth,

Locus SH:

All standing historic structures shall be preserved.
If removal is necessary, treatment shall be as
recommended by an architectural historian.

Locus 7:

Locus 7 shall be preserved as set forth in mitigation
measure no. 7 on Page IV-162 & 163.

Loci 10H/11H/12H, 18H, 13, 14 & 15:

Final development plans shall precisely locate these
loci, if within 300 feet of any proposed development.
These plans shall be reviewed by the Planning
Department to determing if any direct or secondary
impacts to these resources are likely to ‘occur.
If s0, an architectural historian, in the case of
historic loci, or an archaeologist, in the case of
prehistoric loci, shall be consulted, recommendations
for protection, salvage, data retrieval, relocation,
and/or other appropriate mitigation, of these resources
shall be made and implemented. Efforts shall be
made to avoid these resources ifat all possible.

F. PUBLIC SERVICES AND UTILITIES:

WATER SUPPLY::

1. The long-term environmental impacts of the Yuba River water diversion and
storage should be studied prior to approval of detailed supplies.

2. and

FEIR 268;18 The applicant shall establish a system of monitoring wells adequate to determine if
the project would affect nearby wells. These could consist of existing wells. These
wells shall be monitored as determined by the County Department of Environmental
Resources, but not less than once a month, and any correlation with pumping by
Western Hills Water District for Diablo Grande shall be noted. Monitoring wells
shall be established prior to operation of Western Hills Water District wells.
Monitoring results shall be provided monthly to the County Department of

Environmental Resources.
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3. and
FEIR 179;31

3a.

FEIR 356;19

[f groundwater levels at wells near the Marshall-Davis well sites decline by 10
percent or greater, and that decline can be reasonably correlated with increased
pumping from the Marshall-Davis wells, Westemn Hills shall allocate their Salado
Water District water to the impacted neighboring owners. Immediately upon
drawdown occurring, the applicant shall fund the County's retaining of a hydrologic
engineer to calculate the amount of surface water required annually to replace lost
groundwater supplies and, if that quantity exceeds 275 AFY, the availability of
additional replacement water shall be demonstrated to the County's satisfaction. But
in no event shall Western Hills pump groundwater in excess of 1200 af, and such
pumping shall remain subject to California law.

Groundwater pumping at the Marshall-Davis wells for use at Diablo Grande shall
terminate not Jater than five (5) years following the use of Marshall-Davis well water
within Diablo Grande, except that pumping may occur in certain very limited
situations described in the Specific Plan for Diablo Grande.

Because long-term water supplies beyond the five-year buildout have not been
assured, residential developmentshall not be permitted unless the applicant can show
to the County's satisfaction that adequate real water supplies have been made
available, and that environmental impacts of those sources have been studied and
mitigated per CEQA requirements.

Sludge produced by the ‘water treatment plants should be properly contained,
handled, and disposed of to avoid soil or groundwater contamination.

Water treatment plants should meet requirements of the Stanislaus County
Department of Environmental Health, the American Water Works Association, and
the California Department of Health Services.

The project applicant should demonstrate the project's conformance with County
fire flow and water pressure requirements to the satisfaction of the West Stanislaus
Fire Protection District and the County Fire Marshall. Required hydrant flows are
specified in the recommended mitigation measures in the Fire Protéction section
for this EIR.

The project should be equipped with water conserving devices such as low=flow
faucets, shower heads and toilets.

Drought-tolerant vegetation should be used in all landscaping to minimize
irrigation requirements. The on-site nursery should specialize in native drought-
tolerant species to ensure that replacement plantings maintain low irrigation
requirements. Where possible, runoff should be ehannelled toward landscaped
areas to further reduce the need for landscape watering and to promote
groundwater recharge.

In selecting drought-tolerant plant species for landscaping, native plant species
shall be planted where possible, including on the golf courses.

SEWAGE DISPOSAL:

Qverall Site:
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Reclaimed water used for irrigation should be monitored to ensure that it meets
the requirements of the California DOHS and the RWQCB.

2. and

FEIR 356;19 In the event that there is no concurrent irrigation demand, prior to discharge of
excess reclaimed water into the creeks, the Stanislaus County Department of
Environmental Resources, California DOHS, and RWQCB should confirm that no
deleterious impacts would occur as a result of this release.

3. and

FEIR 174;16 A Community Services District shall be formed to provide the sewer service (or
sewer service shall be provided by the Western Hills Water District). The District
responsible for managing the wastewater treatment facilities should also oversee
the funding for operation and maintenance of the entire project, once installed and
operating. Stanislaus County should monitor collection and dispersement activities
so as to ensure adequate funding of the District.

SOLID WASTE:

k= The project should conform to provisions of the County SRRE to reduce the
amount of waste that is landfilled. Curbside pickup of recyclables and/or a
collection facility for recyclables should be provided within the development.

2. Applied only to larger project, no longer approved, Not Applicable

3. Applied only to larger project, no longer approved, Not Applicable

FEIR 173;10 The amount of waste from the project which requires landfilling should be
minimized through source reduction, recycling, composting and other diversion
mechanisms.

FEIR 173;10 During construction, provisions should be made to remove recyclable material from
the construction debris, inerts should be diverted to inert disposal sites or to

recyclers, and so on.

FEIR 173;10 The project should incorporate, to the extent possible, products which contain post-
consumer recycled materials in the construction of utilities, parking lots, trash
receptacles, benches, sound barriers, sign posts, traffic control stops, landscape
timbers, fencing, building, and any other structures or amenities at the site.

FEIR 173;10 Compost and soil amendments necessary for project landscaping should be
obtained from permitted composting facilities which qualify for waste diversion
credit, provided such landscaping material is available and meets specifications.

FEIR 173;10 Space should be provided to facilitate the storage of recyclable material at
businesses and multifamily dwellings.

FEIR 173;10 The project proponent should work with representatives of the Solid Waste

Management Division of the Stanislaus County Department of Environmental
Resources, and Bertolotti Disposal on designs and systems that will facilitate
collection of recyclables, yard trimmings, and refuse.
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FEIR 174;14 As discussed in the mitigation measure immediately preceding, design of a

collection system shall include possible installation of an on-site transfer station
in the event that the reviewing agency and disposal service provider determine it
to be necessary. If necessary, the site, location, permitted capacity, and operational
capabilities shall be defined during collection system design.

FIRE PROTECTION:

The following mitigation measures are required or recommended by the WSFPD:

1.

3. and
FEIR 71;1

Hydrant spacing should not exceed 500 feet in residential areas and 300 feet in
commercial/industrial areas.

Hydrant flows should be a minimum of 1,000 gallons per minute in residential
areas and 2,500 gallons per minute in multiple residential, commercial, and
industrial areas.

Depending on the level of service required, an annual benefit assessment fee may
be needed to cover expenses of day-to-day operations of the WSFPD. This will
be determined through discussions between the project proponent and the WSFPD.,
The developer should pay the Fire District's standard fire service impact fee. If
the District adopts a standard annual benefit assessment fee, Diablo Grande should
pay a fair share of that fee, to be negotiated with the District.

Automatic fire sprinklers should be installed in commercial buildings. The
WSEPD also recommends the fire sprinklers be installed in the residences, which
may reduce the personnel required to provide fire protection to the site.

To provide adequate two-way communication for emergency response vehicles,
a communication system should be retrofitted on the exis_t-inﬁ equipment and
another should be placed on an additional tower overlooking the site (at Mike's:
Peak). . '

The following mitigation measures are recommended by this EIR:

6.

FEIR 71;1

FEIR 149;1

FEIR 149;2
FEIR 149;3

Road widths, road grades, and turnaround radii should be adequate for emergency
equipment.

Wildfire fuel reduction prescriptions should be adhered to as outlined in the Land
Use section of this EIR.

The project should comply with all local, county, and state requirements on
building and fire safety standards.

An emergency vehicle access road should be provided before any building permits
are filed on the Phase 1 area.

Adequate space at the helistop should be reserved for emergencies at all times.

The landscape buffer zone types and maintenance responsibilities should be
approved and in operation before combustible construction starts.
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FEIR 358;26 The project proponent should either provide all required fire protection

FEIR 365;34 improvements (including fire stations) as determined by the WSFPD, or pay the
applicable Capital Facilities Fees to cover facilities and equipment which are not
provided on site by the project proponent. The timing of payment of fire service
fees and/or construction of new facilities should be phased in cooperation with
concurrent cumulative projects.

POLICE PROTECTION:

The following mitigation measures are recommended by the Stanislaus County Sheriff's

Department:

1. Access roads should be year-round all weather roads with access to Interstate 5.

2, A study should be conducted to determine what equipment would provide proper
communications.

The following additional mitigations are recommended by this EIR:

3. Access, lighting, and other crime prevention measures should be included as part
of final development plans. Parking areas, pathways, and the common areas
should be lighted to provide maximum visibility.

4. Residents who intend to incorporate alarm systems into their homes should, from
the outset, be advised of Sheriff's Department and Communications Department
policies and asked to consult with the representatives of these two departments
prior to installation.

S Road widths, road grades, and turnaround radii should be adequate for emergency
equipment.

FEIR 365;34 The timing of payment of police service fees and/or construction of new facilities
should be phased in cooperation with concurrent cumulative projects.

MEDICAL: (page IV-194)
The following mitigation is proposed by the applicant:

1. Diablo Grande will make space available at its Public Safety Center for an
emergency medical vehicle.

The following mitigations are recommended by the Patterson Hospital District:

2. and

FEIR 216;2 A formal financing mechanism (i.e.,special or Mello-Roos district) should be
formed to pay for an appropriate percentage of total expansion expenses incurred
by the Patterson Hospital District to accommodate new demand for hospital
services resulting from the proposed project, including an on-site paramedic
station. The details of this funding mechanism should be worked out between the
applicant and the Hospital District. It should be noted that the County Board of
Supervisors would be responsible for resolving any differences between the
applicant and the Hospital District as to the appropriate fees for the project.
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If a special district is not formed, the project applicant should pay an appropriate
developer fee to be determined in negotiations with the Patterson Hospital District
and commensurate with Diablo Grande's impact on the District, or show to the
County's satisfaction that other hospital facilities are adequate to meet the project's
needs.

The following mitigation measures are recommended by this EIR:

4.

FEIR 140;1

Road widths, road grades, and turn-around radii should be adequate for emergency
equipment.

The applicant shall follow recommendations contained in Vector Prevention in
Proposed Developments: Guidelines, Standards, and Checklists, February 1986.
This will enable the Turlock Mosquito Abatement District to survey and control
mosquitos and ticks within the project site. However, care shall be taken to ensure
that measures to control mosquito and tick populations do not result in health
impacts on other wildlife.

PUBLIC SCHOOLS: (page [V-198)

1. and
FEIR 113;1

FEIR 114;3

FEIR 365;34

FEIR 115;11

The County Board of Supervisors shall consider the sufficiency of the developer fees
for provision of school facilities based on the information provided by the applicant
and the Newman-Crows Landing Unified School District. If the Board determines
that fees in addition to statutory fees are required, and such fees do not violate
statutory limitations, then the developer shall pay additional fees as determined to be
appropriate by the Board. If the Board determines that additional fees are necessary,
but such fees are legally prohibited, then the developer shall pay the statutory per
square foot fees for financing new school construction, and the Board may consider
the project's impacts on schools to be unmitigable.

The County Board of Supervisors shall revisit the issue of the adequacy of school
impact fees paid by developers after completion of Phase 1 of the proposed project.
At that time, resolution of the disagreement between the applicant and the Newman-
Crows Landing Unified School District shall be based on actual demographic
characteristics of Phase 1 residents, and statutory fee requirements/limitations in
effect at that time.

In-lieu of fees, the developer may construct schools to the District's specifications.
The enrollment capacity and acreage of schools constructed by the developer should
conform to District and State standards. Locations of schools shall be determined in
conformance with these standards.

The timing of payment of school fees and/or construction of new facilities
should be phased in cooperation with concurrent cumulative projects.

The construction of new school facilities should be phased in accordance with the
construction of Phases 1 through 4 of the proposed project.

Final project approval should be contingent upon acceptance of all the school-
related mitigation measures by the District.
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PARKS AND RECREATION SERVICE:

The following mitigation measures are recommended by the Stanislaus County Parks and
Facility Department (Bob Gregory, 1992):

1.

FEIR 59;1

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

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

Restrooms are recommended for neighborhood parks and required for community
parks. '

The Diablo Grande Community Services District should operate and maintain the
parks with recreation facilities within the site.

GAS AND ELECTRICITY:

1.

2. and

The project proponent shall be financially responsible for expansion of facilities
and extensions.

FEIR 267:14 Residences shall incorporate energy efficient design standards in compliance with

FEIR 185;1

FEIR 185;4

State and local standards.

Gas and electrical facilities needs shall be identified and developed prior to
approval of building permits.

The developer should obtain a consent agreement from Pacific Gas and Electric
Company prior to issuance of any permits for development within any PG&E
easements.

COMMUNICATIONS: (page IV-205)

The project proponent shall be financially responsible for expansion of facilities
and extensions.

G. VISUAL RESQURCES:

Final site, landscaping, and grading plans shall be sensitive to on-site landforms
and features which provide the site with its visual impressions, including its rolling
topography, ridgelines, clusters and specimen trees, riparian drainageways, and
rack outeroppings. To maintain the integrity of the existing landscape, the project
landscape plan must incorporate the elements of the existing vegetation in terms
of size, color, and texture, so that new vegetation would eventually blend in with
the existing indigenous species. Screening vegetation must be strategically placed.
Architectural detailing shall include sensitive choices of texture, paint color, and/or
wood finish to help integrate project development into the landscape.
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1D

FEIR 43;15

To mitigate future visual impacts of the Oak Flat Parkway, any future proposals
to the County adversely affecting the viewshed of Oak IFlat Road shall address the
heightened perception of public concern due to build-out of the Diablo Grande
project.

To protect the visual quality of the expansive areas of open space east of Oak Flat
Parkway, the four development areas in Phase 1 east of Oak Flat Parkway shall
be given special treatment to ensure that significant oak cover is not removed, and
that bases of the adjoining hills are contoured or feathered to retain a natural
appearance.

To avoid impacts associated with the most prominent project buildings,
photomontage or CADD graphics simulations shall be prepared to the satisfaction
of the Planning Director showing the town center, shopping arca and/or other
structures from key viewpoints. Final plans shall incorporate any mitigation
measures resulting from these montages.

The 1-5 corridor near the project area is a designated Scenic Highway. Final
project plans for activities potentially within the viewshed of the corridor (i.c., Oak
Flat Parkway in the vicinity of [-5) must address visual quality issues. All
potential visual impacts to the I-5 corridor should be reduced by utilizing setbacks,
landscaping, and/or vegetatative screening to be approved by the County Public
Works Department.

TRAFFIC:

Consistent with the results of the traffic impact analysis, mitigation measures for overall
site development are presented for three scenarios: 1) existing plus project, 2) cumulative
without Lakeborough plus project, and 3) cumulative with Lakeborough plus project.

Existing Plus Project

a.

Crows Landing Road from Highway 33 to north of Grayson Road should be
widened to four lanes.

Highway 33 between Crows Landing Road and Stuhr Road should be widened to
four lanes.

Carpenter Road north of Grayson Road should be widened to four lanes.

The [-5 Southbound/Sperry Road intersection should be signalized, as well as
improved to provide a southbound shared through-left turn lane and a southbound
right turn lane.

The I-5 Northbound/Sperry Road intersection should be signalized.

The project access road between Del Puerto Canyon Road and Oak Flat Road
should be constructed as a four lane roadway.

Oak Flat Road should be widened to four lanes.
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Cumulative Without Lakeborough Plus Project

The following measures would be required to mitigate the incremental impact associated
with development of the Diablo Grande project. These measures are in addition to any
other improvements which would be required to ameliorate cumulative development

impacts.

a. 1-5 should be widened to six lanes.

b. Ward Avenue south of Oak Flat Road should be widened to four lanes.

c. Fink Road east of Ward Avenue should be widened to four lanes.

d. Carpenter Road between West Main Street and Crows Landing Road should be
widened to four lanes.

e. The I-5 Southbound/Sperry Road intersection should be improved to provide an
additional eastbound through lane, a separate westbound left turn lane, and a
separate westbound through lane.

f. The Sperry Road/Ward Avenue intersection should be improved to provide an
additional northbound through lane.

g. The Ward Avenue/Marshall Road intersection should be improved to provide an
additional northbound through lane, a separate southbound left turn lane, and a
separate southbound through lane.

h. The Ward Avenue/Oak Flat Road intersection should be signalized and improved
to provide two northbound through lanes, a northbound left turn lane, an additional
southbound through lane, and separate eastbound left and right turn lanes.

i. The 1I-5 Southbound/Ward Avenue intersection should be signalized.

J- The I-5 Northbound/Ward Avenue intersection should be signalized.

k. The project access road between Del Puerto Canyon Road and Oak Flat Road

should be constructed as a four lane roadway and Oak Flat Road should be
widened to four lanes.

Cumulative With Lakeborough Plus Project

The following measures would be required to mitigate the incremental impact associated
with development of the Diablo Grande project. These measures are in addition to any
other improvements which would be required to ameliorate cumulative development
impacts.

a.

The I-5 Southbound/Sperry Road intersection should be improved to provide an
additional eastbound through lane.

The [-5 Northbound/Sperry Road intersection should be improved to provide a
second eastbound left turn lane.

The I-5 Southbound/Ward Avenue intersection should be improved to provide a
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southbound shared through-left turn lanc and a southbound free right turn lane.

d. The I-5 Northbound/Ward Avenue intersection should be improved to provide an
additional eastbound through lane and an additional westbound through lane.

e The project access road between Del Puerto Canyon Road and Oak Flat Road
should be constructed as a four lane roadway.

f, Qak Flat Road should be widened to four lanes.

Patterson Southern Bypass Expressway

The Patterson General Plan recommends the construction of a new southern bypass
expressway. The General Plan did not provide peak hour traffic projections for the new
facility. Further, the exact location of the road is subject to further study. For the Diablo
Grande traffic assessment, all of the cumulative traffic generated at -5 and Sperry Road was
assumed to use the Sperry Road/Ward Avenue intersection. If the bypass is

constructed, some of the Diablo Grande traffic which has been assigned to this
intersection would be diverted to the expressway. This would reduce the project impacts at
Sperry Road and Ward Avenue and therefore produce different turning volumes and resulting
turn lane requirements.

On-Site Mitigation Measures

The following on-site mitigation measures are recommended. While not based upon
technical findings, they represent reasonable requirements based upon professional
judgement, experience and standard engineering practice.

Oak Flat Road within the site can be four-lanes as shown on the Specific Plan;
however, the following traffic control measures should be used:

1. Stop sign controls at all major intersections should be provided on all
approaches.
2 Driveway access and egress should be restricted for a distance of at least

100 feet from the curb return tangents at all intersections.

I

All major intersections at the Town Center and Shopping areas should
provide adequate exit storage lane capacity. (Parking lot circulation should
restrict access from parking lot traffic to the exiting segments to provide
any required vehicle storage.)

4. Emergency vehicle access should be provided.
5] Access to the project is required along Oak Flat Road with a four-lane road,
through the Lakeborough project via a two-lane arterial, and to Stuhr Road

via Orestimba Road via a two-lane arterial.

6. All major collector streets should provide eapacity for center two-way left
turn Janes and left turn storage lanes at intersection approaches.

7 Residential and recreational parking demand should be met off-street with

no parking provided along major collector roadways. Parking along minor
collectors fronting on residential property can be allowed.
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FEIR 414

FEIR 42;7

FEIR 44,20

FEIR 89;5

FEIR 157;5

8. Consideration should be given to restricting direct driveway access to all
major arterial, major collector and minor collector roadways. Back-lot
treatments if feasible should be encouraged.

9. The 1-5 Southbound/Sperry Road intersection should be signalized.

10.  Oak Flat Road should be widened to four lanes prior to 75 percent of Phase
1 development (700 peak hour trips), as determined to be warranted by
traffic studies.

The County will condition the project for additional environmental review when
either of the following occurs.

® The project traffic on the new frontage roadway connector between Qak Flat
Road and Del Puerto Canyon Road reaches 750 vehicles per hour, or

® The peak hour level of service on the new connector roadway between Qak
Flat Road and Del Puerto Canyon Road or at the intersection of Sperry Road
and SB I-5 operate below a level of service "C" at a volume to capacity ratio
0f 0.77 (77 percent of capacity).

The project sponsor shall develop and gain Caltrans approval of a Project Study
Report (PSR) for all project related mitigation measures within Caltrans jurisdiction.
The timing of the PSR shall be-determined by Caltrans and the County Department
of Public Works.

A specific list of Diablo Grande off-site improvements and/or percent contribution
to roadway projects be included in the final set of project conditions. This list should
be revisited at the completion of all project phases and tentative map approvals.

To reduce the number of vehicle trips in and around the project site the following
mitigation measure applies to the overall project and Phase 1:

- The applicant and county transit providers shall assess the feasibility of
extending existing transit service to the project site. Should system
expansion be determined to be feasible, the applicant and county transit
providers shall coordinate transit service and facilities to the site. The
applicant shall be responsible for funding installation of transit facilities, such
as bus waiting areas and bicycle paths.

The following are potential conditions of approval rather than specific project
impacts and assessment. However, the following suggested project conditions are
provided for use by the Stanislaus County staff.

@ Roadways and intersections should be designed using County and if
appropriate Caltrans design standards.

® The project sponsor will be required to enter into a development agreement
with Stanislaus County. The agreement should detail any project
requirements associated with utility relation, pavement and shoulder
widening, bridge and culvert alignments and design criteria.
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The project proposes a number of emergency vehicle connections. However,
the exact location of these facilities is not currently defined. As part of the
tentative maps for the project, provision for EMErgency access connections
will be required. The project sponsor will develop all emergency access
facilities such that all design requirements for response times, street design
(including width of travel lanes, grades and surface condition) and
intersection connections to County roadways are consistent with all
appropriate jurisdictional policies and guidelines.”

L AIR QUALITY:

FEIR 90;6

Dust and other air pollutant emissions related to construction shall be reduced by:

Retarding engine timing on diesel-powered equipment to reduce NO,
emissions. Maintaining existing gasoline-powered equipment in tune per
manufacturers instructions.

Developing a comprehensive construction activity management plan to
minimize the amount of large construction equipment operating during any
given time period.

Sufficiently watering all excavated or graded material.

Ceasing all clearing, grading, earth-moving, or excavation activities when
wind speed exceeds 20 mph. '

Sufficiently watering or securely covering all material transported off-site.

Minimizing the area disturbed by clearing, grading, earth-moving, or
excavation operations.

Seeding and watering all inactive portions of the construction site until cover
1s grown.

Planting or paving portions of the site upon which work is complete.

Treating all internal roadways and the equipment storage areas with chemical
suppressant.

Limiting vehicle speed to 15 mph in unpaved areas.

Sweeping adjacent streets as needed to remove accumulated silt.

The most effective means of reducing ozone precursor emissions from motor
vehicles would be to reduce the number of vehicle trips generated by Diablo Grande.
A listof such Transportation Demand Management (TDM) strategies would include:

Develop a transportation plan that would promote the use of, and offer
incentives for, ridesharing and transit. This plan should be developed prior
to occupancy of any Phase 1 uses.

Appoint an on-site Transportation Coordinator to coordinate and implement
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FEIR 106;3

FEIR 106;3

employee and resident transportation programs, and the Diablo Grande transit
system.

- Provide a link to existing regional mass transit systems and subsidize
employee and resident purchase of transit passes.

- Establish an on-site transit system.

- Promote the use of low-emission (e.g., natural gas fueled) or no-emission
(e.g., electric powered) vehicles on-site.

- Promote bicycle use for on-site travel and establish bicycle routes and storage
facilities.

Provide preferential parking for employees who rideshare while commuting
to the project site.

- Provide on-site eating, banking, and postal service facilities at major
employment centers on the project site.

- Facilitate the reduction of vehicular travel by planning a utility infrastructure
adequate to support high-capacity electronic communications system links.

Reducing ozone precursor emissions from stationary sources on the site by
implementing the following measures:

Install low-emitting, EPA-certified fireplace inserts and/or wood stoves or
natural gas fireplaces.

- Provide natural gas lines or electric outlets to backyards to encourage use of
natural gas or electric barbecues.

- Provide low NO, emitting and/or high efficiency water heaters.
Any on-site commercial or industiial vse which may emit significant quantities of

criteria or toxic pollutants shall operate under SIVUAPCD permit. SIVUAPCD and
State rules governing the application and use of pesticides shall be followed.

J. NOISE:

Construction Noise Impacts

1.

Construction activities should be limited to 7 AM to 7 PM on weekdays and
prohibited on weekends in order to minimize disruption to nearby residential
neighborhoods.

Procedures with the highest noise potential should be scheduled for the times when
the ambient noise levels are highest (i.e., during peak commute hours).

The contractor should be required to employ the quictest among alternative
equipment or be muffled to control noise from available equipment.

Noisy operations should be performed off-site or on portions of the site distant (at
least 1,000 feet) from residential neighborhoods.
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Operational Impacts

5.

As roadway widening and enlargement projects oceur [rom this project and other
cumulative development, roadway noise levels would increase audibly over the
next 20 years, The widening of roadways and other capacity improvements would,
for the most part, contribute to the worsening of the noise environment by
promoting larger and faster traffic flows. To alleviate noise impacts, the project
applicant, together with all other new developments which would generate new
traffic on the road system, should contribute a share toward mitigating noise
increases on adjacent insufficiently shielded sensitive receptors.  The exact
impacts, mitigation, and applicable contributions would have to be determined by
acoustic study on a case-by-case basis at the time that roadway improvements are
proposed, and should be determined in future environmental review of roadway
improvement projects.
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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

o
=z

YES
NO

CA DEPT OF FISH & WILDLIFE

x

CA DEPT OF FORESTRY (CAL FIRE)

CA DEPT OF TRANSPORTATION DIST 10

CA DEPT OF WATER RESOURCES

XX |X|>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

MU IX XXX XX XXX XXX ]|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

M XXX XXX XXX XXX XXX XXX XXX X|X]|X]|X]|X]|X]|X

XXX |X XX

SURROUNDING LAND OWNERS

TELEPHONE COMPANY: Frontier

x

MK XXX XX DX DX XXX X DX DX XXX DD XXX XXX XXX |X]|X

b

TRIBAL CONTACTS
(CA Government Code §65352.3)

US ARMY CORPS OF ENGINEERS

US FISH & WILDLIFE

WATER DISTRICT: Western Hills

XX |X|>x

XX |X|>x

XX |[X|>x
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