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1.0 REQUEST/PROJECT DESCRIPTION

The project comprises the following components:
05L L A-00000-00005

The project is described and mapped on Sheets 12apid“05LLA-00000-00005, Lot Line

Adjustment & Merger” (L&P Consultants, revised Ap2008). The project includes a lot line
adjustment of two lots following a voluntary merd®gr the applicant combining three existing
lots of 11.08 acres (APN 079-080-012), 94.25 aAdaN 079-080-013) and 8.35 acres (APN
079-080-014) into two lots. The lot line adjustmamuld result in a 55-acre parcel (Parcel 1)
and a 58.68-acre parcel (Parcel 2). Specificabkysteng APN 079-080-012 (11.08 acres) and
existing APN 079-080-013 (94.25 acres) would begeérand the lot line for existing APN 079-
080-014 (8.35 acres) would be shifted east so46&5 acres from newly merged APNs 079-
080-012 (11.08 acres) and 079-080-013 (94.25 aaresadjusted to existing APN 079-080-014.

The resultant 55-acre parcel (Parcel 1) would fe®eacre designated residential development
envelope and the resultant 58.68-acre parcel (P&cewvould have a 3-acre designated
residential development envelope. Total estimatetligg quantities are approximately 350
cubic yards of cut and 250 cubic yards of fill asated with road improvements.

05T PM -00000-00002

The project is described and mapped on Sheetsolighr4 of “Vesting Tentative Parcel, Map
No. 14,644, 05TPM-00000-00002, and Preliminary @& Drainage Plan” (L&P Consultants,
revised April 2008). The project includes a lot gesr combining two existing lots of 239.53
acres (APN 079-080-009) and 165.21 acres (APN @MB@22) and a simultaneous vesting
tentative parcel map resulting in three proposedgis of 100.00 acres (Parcel 3), 147.53 acres
(Parcel 4) and 157.21 acres (Parcel 5). Each efrnéw parcels would include a 5-acre
designated residential development envelope. Tastimated grading quantities are
approximately 2,000 cubic yards of cut and 1,500icwards of fill associated with road
improvements.

The vesting tentative parcel map includes the @idic of an easement to the County of Santa
Barbara for a public parking lot and public ridiagd hiking trail leading to the beach along the
eastern boundary of proposed Parcel 5 (existing APN080-009). The parking lot and trail are
described and shown on Sheets 1 and 4 of “Vestargalive Parcel, Map No. 14,644, 05TPM-
00000-00002, and Preliminary Grading and Drainagan PL&P Consultants” (revised April
2008)). The easement includes an 84-foot x 170-fwe& in the northeast corner of proposed
Parcel 5 for the parking lot and an approximateB09-foot long, 8-foot wide corridor for the
trail. It passes through an existing 8-foot wid@, to 15-foot high culvert under the Union
Pacific Railroad tracks and out to the beach.

05L L A-00000-00006

The project is described and mapped on Sheetsolighr3 of 05LLA-00000-00006, Lot Line
Adjustment and Merger (L&P Consultants, revisedilAp008). The project includes a lot line
adjustment of two lots following a voluntary lot rger by the applicant combining three
existing lots of 740.09 acres (APN 081-240-003 @atl-240-014), 281.35 acres (APN 079-080-
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002) and 261.83 acres (APN 079-080-001) into twse. Id he lot line adjustment would result in
two parcels of 168.27 acres (Parcel 7) and 1,1i&sa@arcel 6). Specifically, existing APNs
081-240-003 and 081-240-014 (740.09 acres) andimxi®\PN 079-080-002 (281.35 acres)
would be merged and the existing lot line for arptAPN 079-080-002 (281.35 acres) would be
shifted west so that 93.56 acres from existing APT9-080-001 (261.83 acres) would be
adjusted to newly merged APNs 081-240-003, 081-@40Dand 079-080-002.

The resultant 168.27-acre parcel (Parcel 7) wondtlide a 5-acre development envelope. The
resultant 1,115-acre parcel (Parcel 6) would noluhe a development envelope given its size,
though residential development would be limitedhe lower half of the parcel and east of Las
Varas Creek. The project also includes the dedicadif a lateral 25-foot wide easement to the
County of Santa Barbara for a public riding andifgktrail along the southern property line of
proposed Parcels 6 and 7 adjacent to Highway 204ti(eg APNs 079-080-001 and 079-080-002).
This easement is described and shown on Sheetsarigd 3 for 05LLA-00000-00006, Lot Line
Adjustment and Merger. Construction of the traibuhd be contingent upon the County
constructing a bridge over the existing underpasei by cattle to cross under Highway 101.
Total estimated grading quantities are approxima®eb00 cubic yards of cut and 5,000 cubic
yards of fill associated with roadway developmerd anprovements.

07CUP-00000-00057

The project includes a Minor Conditional Use Perimita State Small Water System for existing
and future residences on the seven proposed pdnegig/ould result from the proposed project.
The water system would be designed to support uwdaesidential water connections for each
parcel for a total of 14 water connections. It vebbe designed to meet domestic and landscape
irrigation water demands.

Water would be supplied by surface water from @xgstvater diversion and storage facilities
within the Ranch and groundwater from a recentiledr well. The water system would include
a water well, two booster pumps, treatment fagilyd two above-ground water tanks to serve
two different pressure zones. The treatment fgcuibuld include a building of approximately
960 square feet (24 feet x 40 feet) for treatmentimment and supplies. It would require
electrical power and a year-round and all weatloeess road. The water tanks would have
storage capacities of 30,000 and 60,000 gallons.\Widter lines would range between 2-inch and
4-inch diameter.

This project description is based on the informatamd site plan included in “Water Supply
Report for Edwards and Las Varas Ranches” (PenSiedunith, August 2005).

07RZN-00000-00006

The applicant has requested to rezone two parcelsaaportion of a third parcel that are
currently zoned Unlimited Agriculture (“U”) underr@nance Number 661 (now defunct) to
Agriculture Il with a 100-acre minimum lot area (AG100) under the Land Use and
Development Code. The subject parcels consist 81309 acre parcel (APN 081-240-003 and
APN 081-240-014), a 281.35 acre parcel (APN 079-0&®) and a 261.83 acre parcel (APN
079-080-001). APN 081-240-003, APN 081-240-014, APRB-080-002 and the northeast
portion of APN 079-080-001 are located in the Idlakrea and zoned “U” under Ordinance
Number 661. (The remaining portion of APN 079-080-Gs located in the Coastal Zone and
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zoned AG-II-100.) The subject parcels are desighatgriculture 11, 100-acre minimum lot area
(A-11-100) under the Comprehensive Plan. The prepdao®zone would update the zoning of the
subject parcels consistent with current governindinances and the designation in the
Comprehensive Plan.

07RZN-00000-00007

The applicant has requested to rezone portionsafparcels that are currently zoned Unlimited
Agriculture (“U”) under Ordinance Number 661 to Aguiture 1l with a 100-acre minimum lot
area (AG-11-100) under the Land Use and Developn@rde. The subject parcels consist of a
239.53 acre parcel (APN 079-080-009) and an adjgit65.21 acre parcel (APN 079-080-022).
The northern quarter of APN 079-080-009 and theheast corner of APN 079-080-022 are
located in the Inland Area and zoned “U” under @atlice Number 661. (The remaining
portions of these parcels are located in the Cb@stae and zoned AG-11-100.) The subject
parcels are designated Agriculture I, 100 acre imimm lot area (A-II-100) under the
Comprehensive Plan. The proposed rezone would epith&t zoning of the subject parcels
consistent with current governing ordinances areddssignation in the Comprehensive Plan.

Residential Development

No non-agricultural structures, improvement, depeient, grading or ground disturbance is to
occur outside of the development envelopes witlaoheof the proposed parcels except for
proposed access roads and utility lines. Agricaltwtructures and uses, including associated
ground disturbance, may be located inside or oeitsidthe development envelopes. Access
roads would range from 12 feet to 20 feet in widtid would be improved with all-weather
surfaces. All resulting parcels would be servedphyate septic systems and a private water
system as discussed above. Additional grading dvine expected as part of building pad
preparation on each residential building site, giothe majority of the development envelopes
are located on relatively flat terrain, thereby mmirzing the amount of cut and/or fill that would
be necessary. Drainage from proposed developmeas and roadways would be collected and
conducted to relevant adjacent natural drainagemsdeveloped areas of the Ranch would
continue to sheet flow consistent with historicalidage patterns.

20 PROJECT LOCATION

Las Varas Ranch is located approximately 3.5 nmitathwest of the western extent of the City of
Goleta, on either side of U.S. Highway 101. A ltofaeight existing lots (9 APNs) comprise the
Ranch, which encompasses approximately 1,802 adites.Ranch trends north-south and stretches
from the Los Padres National Forest boundary tanthvéh to the Pacific Ocean to the south. The
Ranch is bordered by the Dos Pueblos Ranch toatsteaed the EI Capitan properties to the west.
APNSs: 079-080-001, -002, -009, -012, -013, -0122,M081-240-003, -014.
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2.1 Sitelnformation

Comprehensive Plan Rural area, Agriculture 1l, 100-acre minimum paisiee, coastal zone and

Designation inland areas

Zoning District, Ordinance AG-11-100 (south of Highy 101), Unlimited Agriculture (Ord. 661, north
of Highway 101)

Site Size 1,801.86 acres

Present Use & Development Agricultural, Residential

Surrounding Uses/Zoning North: Agriculture, UnliedtAgriculture (Ord. 661)

South: Pacific Ocean

East: Agriculture, Residential, AG-11-100 and Unilied Agriculture
West: Agriculture, Residential, AG-1I-100 and Uniied Agriculture

Access Private access off U.S. Highway 101
Public Services Water Supply:  Private Shared Waystem
Sewage: Septic systems
Fire: Santa Barbara County Fire Department

3.0 ENVIRONMENTAL SETTING

Existing development on the project site includhesfollowing:

APN 079-080-022 and -009, Proposed Parcel No. 4. 1,600 square foot main dwelling unit, 625
square foot garage, 1,400 square foot employedidge?, 650 square foot barn and three storage
sheds totaling approximately 2,940 square feet.

APN 079-080-009, Proposed Parcel No. 5: 3,700 square foot main dwelling unit, three empéoye
dwellings totaling 1,900, 900, and 550 square fespectively, 3,135 square foot horse barn, 1,800
square foot work shop, and 1,086 storage shed.

APN 079-080-002, 081-240-003, and -014, Proposed Parcel No. 6: 1,800 square foot main
dwelling unit, 1,120 square foot employee dwelli6@0 square foot garage, and an existing water
reservoir.

The Ranch comprises approximately 1,802 acresaght existing lots (nine APNs). Three of the
existing lots are developed with single family dvmegls, agricultural employee dwellings, and
agricultural accessory buildings. The remainwotg Are currently undeveloped.

The landforms within the parcels south of Highw&l Jre characteristic of the gently sloping to
near level coastal terraces common along the Ga@oast west of the City of Goleta. The project
area north of Highway 101 is generally characterizg more moderate slopes (20% or less) with
several steep ravines associated with the drairfagyesig north to south. Several existing ranch
roads crisscross the Ranch, providing access td miuthe site. There are several drainages and
named creeks (Gato and Las Varas) that run noghuith through the site, draining the watersheds
within the Ranch to the Pacific Ocean. The Raiscunderlain by Vaqueros and Rincon
formations and several landslides exist withingragect site north of Highway 101.

In addition to the four drainages and associatetiein corridors within the Ranch, the project site
consists of coastal grasslands and scrub-covenffd bbuth of Highway 101, transitioning north of
the highway into scrub and oak woodlands in thehitle. Plant communities within the site
include native and non-native grassland, scrublaipdsian (oaks, sycamores, eucalyptus), and
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individual oaks. Agricultural orchards (lemons amdocados) are intermixed within these
vegetation communities throughout the lower halthef site (north and south of Highway 101).
Fauna present on the site include common wildlgecges found in the foothills and riparian
corridors of the coastal range, as well as largenigores such as coyotes, mountain lions, and
bobcats. Several sensitive species, includingfdala red-legged frog, Coast Range newt, and
White-tailed kite, among others, have been docuedenithin the site. Numerous other reptiles
and amphibians, bird species, including severabrapand mammals are known or expected to
occur within the Ranch. Ranching on the site cissdf approximately 75 cattle that graze
throughout the Ranch. The Ranch has a long histbhyuman activity and several documented
archaeological sites and historic resources amdfon the property.

40 POTENTIALLY SIGNIFICANT EFFECTS

AESTHETICS/VISUAL RESOURCES

Impact Discussion:

Environmental assessment of a proposed projecpadts to the aesthetics/visual resources of a site
begins with identification of the existing visu@sources on and off the site, including the site’s
physical attributes, its relative visibility, and relative uniqueness. Assessment must alsosddre
the role a site plays in any larger visual contekhe Visual Impact Guidelines of ti@ounty of
Santa Barbara Environmental Thresholds and Gui@sliManualidentify five specific landscapes

of particular value, including mountainous areaslip parks, urban fringes, scenic travel corrigors
and coastal areas. The project site encompagsesahthese landscapes: scenic travel corridors,
mountainous areas, and coastal areas. In addiienCounty’'s Comprehensive Plan identifies
views of mountains, coastal bluffs, and scenicsaasasignificant visual resources.

The proposed project would establish residentiabldgment envelopes ranging in size from three
to five acres for six of the seven proposed parcé&lse seventh site is limited to the lower half of
the lot, though a specific development envelopeniaabeen identified. Efforts have been made to
site the development envelopes such that they té&engdewed by the public, though at least some
of these sites are visible from U.S. Highway 10%anying degrees, which is designated locally as a
Scenic Highway in this location. Mountain and oteg@ews could potentially be degraded by
development of future residences within these @pes or on proposed Parcel 6 depending on the
exact topography, building location and size, ligipt and vegetation screening. Development
envelopes of the sizes proposed could accommodayelarge estate-style homes and associated
accessory structures (e.g. pools, guest housess tsourts, etc.) that differ from the size andesty
of homes historically developed along the GaviowasI. Development of seven estate homes
within the Ranch could alter the visual characfethe area which is characterized predominantly
by open lands and agricultural development, orterstuctures which are visually incompatible
with surrounding low-intensity development. Ligigiassociated with the project could create glare
off-site, light spillage and/or night sky light jhaion, thereby resulting in potentially signifidan
impacts to the nighttime character of the surrougdural area, which currently experiences low
amounts of nighttime lighting. Future residentialelopment associated with the proposed project
would likely contribute incrementally to cumulativienpacts to aesthetics/visual resources
associated with increasing residential developralemyg the Gaviota Coast.
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Potential Mitigation:

Mitigation could include design requirements (inthg building height), vegetative screening,
building footprint locations, development envelapéocations, minimization of lighting, or other
similar measures in order to preserve the visuatatter of the area and not contribute to the
degradation of mountain or ocean views. Additiomaiigation would likely include standard
conditions related to hooded and shielded extéigbts, directing light downward and preventing
spillover onto adjacent properties. For proposadé 6, mitigation could include the identificatio
of a specific development envelope to reduce palemisual impacts associated with future
residential development.

Scopeof EIR:

» |dentify the existing visual resources of the Raadid its surroundings, including the site’s
physical attributes, its relative visibility fronrem roads, trails, and residences, and assess
potential impacts to these resources from develapwiethe proposed project including future
residences and accessory structures.

* Identify the existing character of public views @83, into, and out of the site and assess
potential impacts to these views from resident@alaopment on the proposed lots. Assess
impacts to private views from development of thajet.

* Prepare visual simulations from public viewing glscas necessary, to aid in the analysis of
visual impacts of the proposed project, includinteptial future residential development.

» Identify the night time setting and character & Ranch and surrounding area and assess the
potential impacts to this nighttime character fioroposed development.

» ldentify any impacts to the existing character lté Ranch and the integrity of the Ranch’s
visual character from proposed development.

* Analyze cumulative impact levels and the contrimutiof the proposed project to these
cumulative impacts.

 The EIR shall include visual simulations or otheol$ as necessary to inform the impact
discussion.

» ldentify mitigation measures as necessary anduakichpacts.

AGRICULTURAL RESOURCES

I mpact Discussion:

The Ranch comprises approximately 1,800 acreshhe¢ historically been used for various
forms of agriculture, including grazing and irrigdtorchards and other crops. The Ranch has a
mix of prime and non-prime lands, some of which @esignated as Prime Farmlandhique
Farmland or Farmland of Statewide Importance. Ithe intent of the project applicant to
maintain long-term agricultural production wheradible throughout the Ranch outside of the
proposed development envelopes. In total, theqzeg development envelopes would remove
approximately 33 acres from potential agricultysedduction (assuming a 5-acre development
envelope for proposed Parcel 6), which represestsal fraction of the entire Ranch and the
acreage potentially available for continued agtimgl. All but two of the proposed parcels
would exceed 100 acres in size and have-suitaldas availabléor continued cultivation or
grazing. The remaining two sub-100 acre parcedatém south of the railroad along the coastal
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bluff are not currently suitable for intensive agitture but could continue to be used for periodic
grazing. However, the proposed project could fragimthe ownership of the Ranch into
separately owned lots or break up the contiguitypfduction areas or grazing areas which
could in turn reduce the feasibility and likelihothdit the property would continue to be used for
agricultural purposes in the long-term. Despite #treage that would remain available for
continued agricultural production and grazing, ictpato agriculture from the potential
ownership fragmentation and the increased leveésiflential development and human activity
within the Ranch could be potentially significantContinued residential development and
fragmentation and break up of contiguous agricaltareas could result in cumulative impacts to
the long-term viability of agricultural within th@aviota Planning area.

Potential Mitigation:

If found to be significant, potential mitigationwdd include entering into agricultural easements
or other similar mechanisms to help maintain logxgrt agricultural viability, or the relocation of
development envelopes to minimize the fragmentatdnproductive agricultural land, or
requiring any buffers between agricultural aread @asidential areas to be included within the
development envelopes in order to avoid removirdjteshal land from agriculture.

Scope of EIR:

» Evaluate the agricultural viability of the existiR@anch and current parcel configuration.

* Analyze impacts to long-term agricultural produntioncluding cattle grazing, resulting from
the proposed project.

* Analyze cumulative impacts to agriculture in theaaand the contribution of the proposed
project to these cumulative impacts.

» Identify mitigation measures if necessary to redoggacts.

» ldentify residual impacts after implementation ofigation measures.

Sour ces of Infor mation:
» Stephanie Stark, Agricultural Planner, 681-5600

AIR QUALITY

Impact Discussion:

Development of the project would potentially resultconstruction-related air quality impacts,
including dust generation from grading for the asceoads and building pads, and air pollution
emissions from construction equipment and constnuctehicles. Long-term air quality impacts
are not expected from the use of the ranch forimmoed agriculture and residential purposes.

Potential Mitigation:
Standard dust and ozone precursor control measordd help to mitigate these impacts.

Scopeof EIR:

» Assess air quality impacts associated with gradimyconstruction activities from development
of the proposed project, including greenhouse gases



Las Varas Ranch Project
EIR Scoping Document Paged

* ldentify mitigation measures as necessary, incudtandard emission control conditions
applied by the Santa Barbara County Air Polluti@mmt@ol District.

» Assess cumulative air quality impacts as well agptioject’s contribution to those impacts.

» Assess residual impacts of the project.

Sour ces of I nformation:

* APCD staff — Vijaya Jammalamadaka, 961-8893
» Santa Barbara County Clean Air Plan (2007

BIOLOGICAL RESOURCES

Existing Plant and Animal Communities/Conditions:

The project site is characterized by small-scasedemtial and agricultural development, active
lemon and avocado orchards, pasture and otherlapds, and four drainage features. In addition
to the four drainages and associated intact ripaz@ridors, the project site consists of coastal
grasslands and scrub-covered bluffs south of Highl@d,, transitioning north of Highway 101 into
scrub and oak woodlands in the foothills. Plasrhmunities within the site include native and
non-native grassland, scrubland, riparian (oaksarepres, eucalyptus), and individual oaks. In
addition, at least two seasonal wetland featuredomated south of Highway 101 within proposed
Parcel 4. Multiple eucalyptus groves within thaidages provide important overwintering habitat
for Monarch butterflies. The different habitats e Ranch support a wide range of wildlife,
including numerous common and several sensitiveiepéincluding the California red-legged frog
which is a Federally Threatened species and theewdiled kite which is a State Fully Protected
Species). The extensive grasslands, oak woodlapdsan woodlands, and scrub habitats provide
high-quality foraging and possibly nesting habitatraptors. There are no known haul-out areas
for seals along the beach within the property’siolauies.

Impact Discussion:

Project development would result in both direct andirect impacts to biological resources.
Development of the access road to serve the ramtielevelopment envelopes would require
temporary disturbance of Gato Creek and ripariagetation associated with a bridge across the
creek. Several sensitive species, including thifo@ida red-legged frog and Coast range newt,
were found in the area of the proposed bridge wlareArizona crossing currently exists.
Construction of the bridge and a temporary changie creek flow and downstream scour pool
upon removal of the Arizona crossing could resultlirect impacts to these species. In addition,
several of the development envelopes, includingni@l residential development of proposed
Parcel 6, are located adjacent to the on-site algem which could result in degradation of the
riparian corridors and upland habitats which suppseveral wildlife species. Increased
development and human activity (and pet activigy)ld disrupt the foraging patterns and nesting or
roosting habitat for white-tailed kite and otheptm species. Dogs, and especially cats, are
significant sources of harassment and/or predatiawildlife, particularly the same prey species on
which raptors depend for food. Residential develept on proposed Parcel 6 would be limited to
the east side of Las Varas Creek and the lowerdfalhe parcel. However, there are several
sensitive resources within this designated are& ¢bald be impacted by future residential
development, including riparian and oak woodland @&crubland habitat. Impacts to these
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resources are potentially significant dependinghenultimate envelope location and access road
requirements.

Noise and lighting associated with buildout of tireject could disturb wildlife and hinder their
normal activities. Development of the proposegjgat could result in water quality impacts to the
area drainages due to storm water runoff and isetegollutants from typical residential
development and activities (e.g. oil, grease, ,e$0i) erosion and sedimentation, and construction
activities and waste. This could result in a dégtian of the aquatic habitat and direct impact to
species dependent on healthy aquatic systems.uskhef non-native plant material in landscaping
and restoration could invade native habitats afectathe long-term integrity and persistence of
native plant communities in the project area. ddi#on, increased water demand associated with
future development could result in less water abddl for Gato Creek and other drainages within
the project site. Pumpage of consolidated rockifeguhas a direct effect on annual flows
downstream of well sites, potentially resultingsignificant impacts to wildlife and other biologica
resources dependent on water supplies for a hesdfiigtic ecosysteniastly, increased use of the
beach area by the public with the creation of thes public beach access, as well as by new
residents within the Ranch could potentially impsetsitive beach species such as the glubose
dune beetle and other beach-dwelling invertebrates.

Potential Mitigation:

Mitigation to address these impacts would likely ibethe form of potential movement of
development envelopes to ensure sufficient setb&ioks sensitive biological resources, proper
design of the bridge over Gato Creek and the imeigation of Best Management Practices to
minimize disturbance to riparian vegetation andasigthabitat during construction, and the use of
biological monitors prior to and during construotion or near biologically sensitive areas.
Implementation of a Creek Protection and Restargilan in the vicinity of the Gato Creek bridge
crossing and other disturbed riparian areas woeld to minimize short-term impacts to riparian
vegetation and aquatic habitat. Additionally, inmpéntation of lighting guidelines and lighting
fixture requirements would help to reduce indiiegbacts to wildlife resulting from night lighting.
Review of landscaping plans for future developnteneénsure the use of only local, native plant
species or other non-invasive plant material wdwép to protect the native plant communities
within the project area. Water quality impactskgodiscussed under the Water Resources section)
would likely be addressed by incorporating Best &pgement Practices into the project design,
minimizing grading, incorporating standard condiorc management measures, and other such
measures to reduce erosion and transport of palfuato adjacent water bodies.

Scopeof EIR:

» Assess current baseline conditions throughout itke(iscluding the beach and coastal bluff
top), with particular emphasis on identifying engerred, threatened, rare, and locally sensitive
species, habitats, and plant communities within anctlose proximity to the proposed
development envelopes and access roads (and tloauidje lower half of proposed Parcel 6);
accurately map riparian corridors, native grassaimdlividual oak trees and specimens of non-
native species.

» Assess impacts to existing biological resourcem fpoposed development, including loss of
habitat, sedimentation from grading and site pegjar efforts and Fire Department vegetation
clearance requirements, increased withdrawal oémfabm the bedrock aquifer for domestic
use,and increased human activity.
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* ldentify and map on-site wetlands and vernal pGb&ny) and identify impacts to wetlands, if
any.

» Consider impacts to listed species and other reggit@sources, if any, and discuss role of other
regulatory agencies (e.g. USFWS, CDFG, USACOE).etc.

* Analyze impacts to wildlife corridor/movement areasluding access to habitat in adjacent
areas. This should include an analysis of indimgtacts from increased human activity and
night lighting (interior and exterior).

» Assess cumulative impacts to biological resourcas the project’'s contribution to those

impacts.

Identify feasible mitigation measures, if any, &hehtify residual impacts.

Sour ces of | nfor mation:

* Biological Assessment of Proposed Subdivision arid.ine Adjustment, Las Varas Ranch
and Edwards Ranch, Santa Barbara Couptgpared byRachel Tierney and Larry Hunt,
2006.

CULTURAL RESOURCES

Impact Discussion:

Portions of the subject parcels have been survéyedultural resources An Extended Phase |
archaeological investigation-wasnducted at the Ranch by SAIC in 2005, coveripgréion of the
site south of Highway 164—Fhe-stuciynfirmed that portions of the project are proploséhin the
vicinity of recorded archaeological sites. Otheo\Nn archaeologlcal resources have ddeen
documented within the Ranch- o :
Depending on the location of the building footprnmoad |mprovements water line trenchlng and
other ground disturbing activities, impacts to knoarchaeological resources could be potentially
significant. -ta—addition,-Grading and site preparation could atesult in potentially significant
impacts to unknown archaeological resources givendgeneral cultural sensitivity of the—site
proposed project aredn addition to the direct disturbance-te-tiiehaeological remains that could
occur on the Ranch, construction in close proxirtotknown archaeological sites could increase
the potential for illicit artifact collection, aselN as increase the number of permanent residents
within the area, both of which have the potent@licteate significant indirect impacts on the
resources. _A key issue will be the identificatimihany cultural resources in proximity to the
proposed locations of any ground-disturbing aa#isit

Potential Mitigation:

Several County documents include policies, starsdandl mitigation measures to help ensure that
new development does not have a significant impacarchaeological resources, including the
Coastal Land Use Plan, Environmental Thresholds Gaidlelines Manual and “Archaeological
Element of the Santa Barbara County Heritage ManagéPlan, Cultural Resources Guidelines.”
Projects are generally required to avoid impacsigaificant archaeological resources to the extent
feasible. Additional studies that may include asigance assessment and excavation (Phase 2) are
required when it is infeasible to avoid significanthaeological resources.
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In this caseMmitigation would likely take the form of a combirai of avoidance by adjusting
development envelopes or access road alignmensésePh or 3 archaeological investigations if
avoidance is infeasible, and monitoring during ¢amsion by a County-qualified archaeologist
and/or Chumash representative.

Scopeof EIR:

 Conduct a literature search to assess survey amesiad previously identified resource
locations within the proposed project area.

e Conduct a Phase 1 pedestrian survey of previousymnreyed portions of areas proposed for
development as appropriate (based on slope, dewelappotential/envelopes, etc).

e« Compare the location of archaeological resourceproposed development and determine
whether proposed development would have a significapact on archaeological resources.

» |dentify mitigation measures as necessary to azailaeological resources, such as modifying
the project’s siting and design. Mitigation measuneed to be developed in consultation with
the appropriate Native American tribes and integestips.

 Conduct a significance determination (Phase 2) idedtify mitigation measures if it is
infeasible to avoid significant archaeological rases.

» |dentify residual impacts of the proposed projeafter implementation of mitigation
measures.

» Evaluate cumulative cultural resources impactshef proposed projects and other similar

past, present and probable future projects in tba. a

Sour ces of | nformation:

» “Archaeological Element, Cultural Resources GuideB” (County of Santa Barbara Resource
Management Department, January 1993).

» Central Coast Information Center, Department of hkapology, University California Santa
Barbara (inventory of known archaeological sitate secords for known archaeological sites,
copies of past archaeological surveys and reports).

* Preliminary Assessment of Cultural Resources ab@&anyon, Las Varas/Edwards Ranches,
prepared by Singer and Associates, 1996.

» Phase 1 Archaeological Resources Report, Las \Raaxh prepared by David Stone, 2003.

* Extended Phase 1 Archaeological Investigation, Vasas/Edwards Ranglprepared by SAIC,
2005.

» Supplemental Archaeological Phase 1 Archaeolodieglort,prepared by David Stone, 2006.

ENERGY

| mpact Discussion:
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The proposed project would receive electricity frddouthern California Edison. New
development of the site would not place a substhimcrease in demand upon existing sources
of energy or require the development of new soudofesnergy. Thus, the project would not
result in_significant impacts to _energy resourcesl ao further evaluation in the EIR is
necessary. Mitigation measures would not be reduir

FIRE PROTECTION

Impact Discussion:

The Ranch is located in a designated High Fire HiaZaea, as is the entire Gaviota Coast.
Existing sources of ignition include vehicles tidavg along U.S. Highway 101, power lines, and
agricultural activities (e.g. tractors emitting gz sparks generated by welding irrigation lined a
other maintenance activities, as in the case ofZhea fire, etc.). The project would not
significantly increase existing fire hazards inabound the project site as the level of residential
development would be low and agricultural actiwipuld remain. Increased human activity
associated with the proposed public access ttagigh the Ranch could potentially increase the
chances of a fire starting by careless acts, ssiclisaarded cigarettes. Vegetation management and
fire clearance per County Fire Department standarolsnd future residential development within
the identified development envelopes as well asgalaccess roads and public trails would
minimize the threat of fires affecting new devel@mnand similarly the potential for a fire started
by a resident or member of the public spreadinguiiin the Ranch.

It is critical that the project provide adequateess, fire hydrants and water pressure and flows to
ensure an adequate level of fire protection. s #ense, the proposed project could result in
potentially significant impacts to fire protectidrihese elements are not adequately provideden th
project description. The project has already bemmditioned by the County Fire Department to
ensure these standard fire protection featuresirar@lace prior to any future residential
development. However, the proposed water supiesyto serve new residential development
has not included the installation of fire hydrapés County requirements nor has it demonstrated
that minimum water flow and pressure could be aedeas currently designed. Without
demonstrating that the water supply system woulduigcient to meet County Fire Department
requirements, impacts are considered potentigjlyifscant.

Fire service at the site would be provided by tber@y Fire Department. The nearest fire station is
Station 11 located on Storke Road near HollistezrAxe, approximately seven miles to the east of
the Ranch. This distance, combined with the tinotemtially required to access individual
residences within the Ranch, would be beyond s&fedsponse time of five minutes, thus resulting
in a potential fire hazard to future residentshef project site. Impacts are potentially significa

Potential Mitigation:

Mitigation would include installation of the imprements required by County Fire for adequate
access and fire protection. Other possible mibgatould include additional water storage within
the Ranch to provide fire protection in the absevicémely response by firefighters as well as
funding a fair share of a new fire station to bastaucted in western Goleta that would serve the
site in the future.
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Scopeof EIR:

» Assess impacts of development of the proposed giroje fire protection and fire hazards,
including the ability of the private water systemmnteet County Fire Department standards and
the fire response times within the Ranch.

* ldentify mitigations as necessary to mitigate prbiepacts. ldentify residual impact levels.

* Assess the cumulative impacts on fire protectiah @ssess the project’s contributions to those
impacts.

GEOLOGIC PROCESSES

Impact Discussion:

The Dos Pueblos Fault runs east to west througtRtrech, north of Highway 101. It is not
considered “active” by the State and no developreentlope is located on the fault line. Fault
rupture is not considered likely and adherence wildBig Code requirements would address
potential damage due to seismic groundshaking.refnpinary geologic investigation of proposed
Parcel 7 (O5LLA-00000-00006) conducted by Earthte&3gs in 2005 identified several pre-existing
slope failures (in the form of landslides) on thegerty, most of which are in areas underlain lgy th
Rincon formation. The landslides present a hatarthie proposed access road through Parcel 7
requiring further discussion in the EIR. Propo&eadcel 6 consists of a mixture of moderate to
steep slopes with more gently sloping terrain witthie hill tops and valley bottoms. Since the
exact location of future development of this panselunknown and could potentially involve
grading for residential development or access roadsioderate or steep slopes, geologic impacts
are considered potentially significant.

The coastal plain on the south side of Highway isGfear level (slopes less than 3%) running to an
abrupt coastal bluff 50 to 75 feet above the shmel Several incised drainages traverse the
property in a north-south direction. Most of theogosed development envelopes would be
accessed by existing ranch roads. However, gradiogld be associated with widening or
otherwise improving the ranch roads to meet Coufitg Department requirements, as well
construction of the bridge crossing over Gato Crdekaddition, minor grading would be expected
as part of future residential development withia tievelopment envelopes. Grading and resulting
exposed soils has the potential to result in arease in wind and water erosion and sedimentation
of area creeks. Potentially significant impactsoih erosion would result if soils were exposed fo
an extended period of time or if grading were tounauring the rainy season or in cases where
significant vegetation removal occurred. Propageding would not likely result in an appreciable
visual change to existing site topography sincgp@sed grading would retain the overall site
profile.  Setbacks from the drainages and erosaioh sediment control would help to reduce
impacts associated with grading activities, thowisent these project details, impacts are
considered potentially significant.

Potential Mitigation:

1. Structures shall be designed to earthquake stamddrthe International Building Code.
Plan Requirements and Timing: Prior to plan check, the applicant shall subraitding
plans indicating standards to the satisfaction wfddg & Safety Division. Monitoring:
Building inspectors shall site inspect prior towgancy clearance.
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2. Geological recommendations included in the Eartbte®gs report dated September 2005
for Parcel 7 shall be refined as necessary andpocated into the project design and
construction. Plan Requirements and Timing: Updated geological report shall be
submitted to P&D for review prior to approval ofnth use permits for grading.
Monitoring: Building inspectors shall site inspect.

3. Excavation and grading shall be limited to the skgson of the year (April 15 — November
1) unless a Building & Safety-approved Grading Bnasion Control Plan is in place and all
measures therein are in effeBlan Requirements. The Grading and Erosion Control Plan
shall be designed to minimize erosion and shalidecthe following:

a. Detailed plans and report prepared by a licensedogist or engineer for any
permanent erosion control structures.

b. Methods such as retention basins, drainage diversiaictures and spot grading
shall be used as appropriate to reduce siltatitunadjacent drainages or roadways
during the grading and construction activities.

c. Provisions to reseed exposed graded surfaces withng cover to minimize
erosion. Graded areas that are to be built upait ba revegetated within four
weeks of completion of grading activities with deepted, drought-tolerant species
wherever possible and in accordance with the prdesign guidelines to minimize
the potential for oversaturation and erosion. &&$ graded for placement of
structures shall be seeded with ground cover isitaotion does not commence
within four weeks of grading completion. This regment shall be noted on all
grading and building plans.

d. All cut and fill slopes on the property shall be steeper than 2:1 (horizontal to
vertical) without the use of engineered retainirajisv

e. Allfill material shall be recompacted to enginekstandards as specified within the
Uniform Building Code or by a qualified soils engar and as approved by P&D.

f. Recommendations regarding the placement of fillemel{ recompaction, and
grading methods contained in required soils repéots any given phase of
construction shall be implemented.

Timing: The Grading and Erosion Control Plan for eachepteshall be submitted for
review and approved by P&D and Flood Control ptmrapproval of any Land Use
Permits for grading. The applicant shall notify rrR¢ Compliance prior to
commencement of demolition and/or grading. Applieacomponents of the grading
plan shall be implemented during demolition anddomg activities and prior to
occupancy clearanceMonitoring: Grading inspectors shall monitor technical aspects
of the grading activities. Permit Compliance skaé inspect during grading to monitor
dust generation and four weeks after grading campleo verify seeding and/or that
construction has commenced in areas graded fatstes.

Scopeof EIR:

Confirm analysis provided in past geologic reptwtshe project site.

Assess the geologic impacts associated with gradimdy site preparation for the proposed
project.



Las Varas Ranch Project
EIR Scoping Document Pagel6

» Assess the adequacy of recommended mitigation mesasupast geologic reports and revise,
add to, or amplify as necessary.

» Assess cumulative geologic impacts in the areaeamtiate the project’s contribution to those
cumulative impacts.

» Identify residual impact levels of the project aftatigation.
Sour ces of Infor mation:

* Engineering Geology and Geotechnical EngineeringoRédor Las Varas Ranch Parcel 7, Earth
Systems, September 2005.

HAZARDOUS MATERIALS/RISK OF UPSET

Impact Discussion:

Portions of the Ranch have been used for variquestgf agriculture since the™@entury. It is
likely that various agricultural chemicals have hesed, stored, and possibly disposed of during
this time. In addition, much of the property wiéimain in agriculture with continued use and
storage of agricultural chemicals. While residantiievelopment within the development
envelopes would not result in substantial increasetie use or storage of these or any other
potentially hazardous materials, exposure of ressdt these hazards is possible depending on
how they are stored and handled. There is a ndartaerent risk associated with living next to or
among active agriculture. The County’s Right tonfF@®rdinance ensures that routine agricultural
activities are allowed to continue without hindrary adjacent residents. In addition, the use and
storage of agricultural chemicals is closely maeitband permitted by the County Agricultural
Commissioner's Office to ensure proper proceduresfallowed and the potential for unsafe
exposure or contamination is minimized. Serviorigarm equipment and vehicles in the past
likely required the use of hazardous materials fglolvents which may have contaminated the
soil. In addition, there are several abandoned @odged oil wells within the Ranch. Soil
contamination from past improper disposal or straf agricultural chemicals, abandoned oil
wells, or other hazardous materials is possible ankhown at this time without a Phase |
Environmental Site Assessment.

Potential Mitigation:

1. Agricultural operations on the Ranch shall obtdirthee necessary and applicable permits
for use and storage of chemicals and other hazanahaterials on the property and comply
with all of the requirements of said permits. Ierpkntation of this requirement would
ensure that no hazardous materials/risk of upgmdts would result from this project.

2. A Phase | Environmental Site Assessment shall beuwzied in and around the proposed
residential development envelopes to identify aoy sontamination. Remediation, as
deemed necessary, would be conducted prior toudasefresidential development.

Scope of EIR
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* Identify the nature and extent of hazardous mdseagarrently used or previously used
and stored on the project site through a Phasevirddimental Site Assessment and
research with the County Agricultural Commissioaédffice.

* Evaluate the potential for exposure to future rexsig and trail users from the continued
use of agricultural chemicals or any identified asreof soil or groundwater
contamination.

» Assess cumulative impacts and the project’s camiioh to those impacts.

* ldentify mitigation measures where appropriate @sidual impacts.

HISTORIC RESOURCES

Impact Discussion:

The Ranch has been a principal figure in the aljui@al history of Goleta and the Gaviota Coast
and is associated with families and individualswirent in Santa Barbara history. Many structures
remain on the property from the early 1900s thathestorically significant. A Phase 1-2 Cultural
Resources Study prepared by Ronald Nye and Aleza@die in 2006 identified two separate
groupings of buildings covering proposed Parcelsandl 5 which constitute significant rural
landscapes, defined as “a geographically definabda possessing a significant concentration,
linkage, or continuity of landscape components wiace united by human use and past events or
aesthetically by plan or physical development.” addition, the existing main residence on
proposed Parcel 4 qualifies as individually eligilds a County Place of Historic Merit for its
architectural style, association with the Edwaedsify, and its ability to convey an important sense
of time and place. The proposed residential deveént envelope on proposed Parcel 5 is located
away from the existing historic structures on fheatcel and thus impacts from development of that
site are not anticipated as long as the structeraain in place and any restoration or rehabtitati

of the structures retains their historical sigmifice. The proposed residential development
envelope on proposed Parcel 4 encompasses thachstactures on that portion of the property
and thus future residential development within #ratelope could significantly impact the historic
resources.

Potential Mitigation:

The 2006 Phase 1-2 Cultural Resources Study piedarethis project included the following
mitigation measures:

* Retainingn situall of the significant historic buildings as paftle project.

* The siting of any future residence within the prsgub Parcel 4 shall not compromise the
integrity of the rural setting and is compatiblesiyle and scale to the existing buildings
(this may require further evaluation by a Countgraped architectural historian at the time
residential development is proposed).

* Any rehabilitation of historic structures shall nmimpromise the integrity of the rural
setting and shall be compatible in style and scedke existing buildings.

» Prior to the project’'s implementation, the applicsimall provide for photodocumentation of
the four significant buildings in the area of thesidential development envelope on
proposed Parcel 4 by a County-approved histori&uch photodocumentation includes
large-format black and white archival photographshe elevations of each building and
their relationship to each other within their sgjti A color Xerox copy of these
photographs, with a copy of this report, shall bevjgled to Planning and Development and
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the original photographs and negatives shall bepdethin a binder, with a site map with
arrows indicating the direction of each photographg provided to the Goleta Valley
Historical Society. A letter from the society tafhing and Development accepting receipt
of this documentation shall indicate that this gaition measure has been fulfilled.

Other mitigation measures may include compliandé e Secretary of the Interiol®andards

for the Treatment of Historic Propertider any restoration/rehabilitation of any of thistbric
structures or for siting new development adjacetigtoric structures, or other measures as may be
identified during the EIR analysis.

Scopeof EIR:

» Confirm analyses provided in the cultural resoustady and ensure it covers the full extent of
the resources on the Ranch, and verify its contiragplicability given any revisions to the
proposed project.

» Identify additional studies, if necessary, to adagly assess impacts of the project to
historically significant structures or rural segn

* Assess adequacy of mitigation measures providedercultural resources study and identify
additional mitigation measures, if any, necessargtluce impacts.

» Assess residual impacts of the project.

» Assess cumulative impacts to historic resourcesvels as the project’s contribution to the
cumulative impacts.

Sour ces of I nformation:

A Phase 1-2 Cultural Resources Study, Historic Ress, was prepared for this project by Ronald
Nye and Alexandra Cole, dated May 22, 2006.

LAND USE
Impact Discussion:

The Ranch and surrounding areas are characterigedpbn space, agricultural land with
agricultural accessory structures, and low-intgnsisidential development. The 1,800-acre project
site has a land use designation of A-ll (Agricidtut00-acre minimum parcel size). With the
exception of two parcels currently substandardaircegl size and which would remain substandard
after the proposed lot line adjustment (O5LLA-00@BDO5), the proposed project would result in
parcels that meet minimum parcel size requiremants are consistent with existing land use
designations. The project proposes residential-agicultural) development envelopes on six of
the seven proposed parcels ranging in size froeetlo five acres. Residential development on
proposed Parcel 6 is only constrained to the extexttit would be limited to the lower half of the
parcel and east of Las Varas Creek. Residentidlol@ment of this parcel would likely be in the
five-acre or more range as well. These envelopetdcaccommodate very large estate-style
residences and residential accessory structuresimmptbvements that are potentially out of
character with the surrounding rural agriculturedaaand existing development, continuing the
current trend of project applications seeking tpaexd estate-style residential development along
the Gaviota Coast; no limits are placed on theaiZeture residential development.
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The project proposes to provide sewer and watgrceeto residential envelopes through a private
system that would be sized according to the demaiest demand. Therefore, there would be no
extension of municipal water or sewer lines thatld¢serve additional development in the future.
The shared water system could potentially be exgxhma the future to accommodate additional
development if the largest proposed parcel (prapd3arcel 6) were further subdivided in the
future. The remaining project parcels could nofusther subdivided given the current zoning and
minimum 100-acre parcel size. Proposed Parcelsgvsrely constrained with steep slopes and
extensive riparian and oak woodland vegetationhé&urtup the canyon, thus limiting the
opportunities for additional development and rediidé subdivisions. For these reasons, it is
unlikely that the project would be growth inducing.

Development of the project would contribute incretady to cumulative impacts to land use
associated with additional residential developredong the rural Gaviota Coast and the partial
conversion from agriculture and open space to eesial uses.

Potential Mitigation:

Mitigation to reduce land use impacts relativeh® potential incompatibility of uses and structures
would primarily come from mitigations to addresssthetics/visual resources to ensure
development is compatible with surrounding usesthedural agricultural character of the area.

Scopeof EIR:

» Assess the character of surrounding land use arelagenent and analyze the compatibility of
the proposed project development with that characte

» Confirm the analysis of growth inducement assodiatith the proposed shared water system.

* ldentify mitigation measures, if any, to reducedaunse impacts and resulting residual
environmental effects.

» Assess cumulative impact levels and the contributbd the proposed project to these
cumulative impacts.

NOISE
Impact Discussion:

Significant sources of noise are generally assedtiatith transportation facilities such as major
roadways, airports, railroads, etc., as well atacecommercial and industrial uses. Some of the
residential development envelopes are locatedasecproximity to the Union Pacific Railroad,

which could result in the temporary exposure ofrdsdents to noise levels above 65dB. However,
averaged throughout the day, noise levels woulddiew County thresholds since the trains only
operate periodically and for short periods at etinNoise generated by vehicles traveling along
Highway 101 is below the 65 dB County threshold #osignificant noise impact. Standard

construction methods and building materials regubg the Building Code would ensure interior

noise levels of less than 45 dB CNEL, consistetth Wie County’s adopted thresholds. As such,
impacts to noise-sensitive receptors on-site floese noise impacts would be less than significant.

Residential uses are considered sensitive noispt@s. Development of the individual lots could
expose residents of adjacent lots located withG®( feet, to short-term construction generated
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noise levels exceeding the County threshold of BSGINEL. This is considered a potentially
significant impact but can be mitigated by standeotditions of approval placed on future
development projects.

The project would not generate new long-term soofcaeoise, with the exception of continued
agricultural activities throughout the ranch. eatial activity on the ranch is not expected to
generate long-term noise above ambient levels. progct would contribute incrementally to

cumulative noise impacts in combination with othlemned and pending projects in the vicinity,
though its contribution is not expected to be gigant.

Implementation of the following mitigation measuresuld effectively reduce short-term
construction-related noise impacts associated détlelopment of the project. No further analysis
in the EIR is required to address this issue.

Mitigation M easures:

1. Construction activity for site preparation and fetaevelopment shall be limited to the hours
between 7:00 a.m. and 4:00 p.m., Monday througtalfri No construction shall occur on State
holidays (e.g. Thanksgiving, Labor Day). Consiarcequipment maintenance shall be limited
to the same hours. Non-noise generating consiruatitivities such as interior painting are not
subject to these restrictionsPlan Requirements. Signs stating these restrictions shall be
provided by the applicant and posted on sifeiming: Signs shall be in place prior to
beginning of and throughout grading and constrac#otivities for each element of buildout.
Violations may result in suspension of permitd.onitoring: Building Inspectors and Permit
Compliance shall spot check and respond to coniplain

2. Stationary construction equipment that generatésenahich exceeds 65 dBA at the parcel
boundaries shall be shielded to P&D’s satisfactiod shall be located as far as possible from
occupied residenced?lan Requirements and Timing: The equipment area with appropriate
acoustic shielding shall be designated on building grading plans. Equipment and shielding
shall remain in the designated location throughmmutstruction activities for each element of
buildout. Monitoring: Permit Compliance shall perform site inspectimnsnsure compliance.

3. Immediately prior to approval of Land Use Permds dny proposed development under the
project, the applicant shall mail written noticetloé project’s approval to all property owners
and occupants of parcels within 1,600 feet of fite af the noise generating construction.
Mailed notice shall include the conditions of apaloas well as the proposed construction
schedule.Plan Requirements and Timing: Proof of mailing the notices shall be provided to
P&D prior to issuance of Land Use Permifglonitoring: Staff shall confirm receipt of the
proof of mailing.

PUBLIC FACILITIES

Impact Discussion:

The proposed project would not cause a substantie@ase in the residential population in this

area. Hence, the project is not expected to résw@tneed for new or altered police protection

and/or health care services, nor would buildouth& project generate students in excess of
school capacity. Impacts to these public facgitieould be less than significant.
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In Santa Barbara County, solid waste is transfeiwatle Tajiguas Landfill on the Gaviota Coast.
Solid waste disposal is a significant issue for @munty as the Tajiguas Landfill is nearing
capacity.

The California Integrated Waste Management Act3#9(State Assembly Bill 939) required all

cities and counties to develop a Source ReductohRecycling Element (SRRE) for diverting

50% of their solid waste from landfills by the ye2000. City and county governments

throughout the state of California responded bypadg waste diversion programs to meet the
requirements of AB 939. To comply with the goads sy AB 939, the County of Santa Barbara
requires a reduction in solid waste generatiorafonew development projects in the County.

County waste characterization studies estimate ithalementation of a source reduction and
recycling program could reduce the total volumewaste generated by new development
projects by approximately 50%.

The project entails the creation of seven new leith the potential for future residential
development. Pursuant to tBeunty Thresholds and Guidelines Manuslid waste generation
from those seven units would equal:

3.01 people/unit x 7 units x 0.95 tons/year = 2adns of solid waste/year

Required source reduction, recycling and compostvauld reduce the waste stream by
approximately 50% resulting in a total generatibafproximately 10 tons of solid waste per year.
This is well below the County’'s 196 tons per yeareshold. New pending thresholds for

construction and demolition waste would not likely triggered by the proposed project given the
level of proposed development and the minimal déimolthat would be anticipated. Nonetheless,
standard conditions requiring the recycling of détoa waste would be imposed at the time of

future development. Therefore, impacts to solidteravould be less than significant. Additionally,

the project’s contribution to cumulative solid wasinpacts would also be less than significant.
These impacts will not be further evaluated inEt.

Water and sewer service for the residential devedopts would be provided by on-site private
systems. Thus, the project would have no impacthenpublic sewer system or water supply
system. Impacts are less than significant andnetlbe further evaluated in the EIR.

Recommended Mitigation:

1. Demolition and/or excess construction materialgl $leaseparated onsite for reuse/recycling
or proper disposal (e.g., concrete asphalt). Qugiading and construction, separate bins for
recycling of construction materials and brush shalprovided onsitePlan Requirements:
This requirement shall be printed on the gradind aanstruction plan. Permittee shall
provide P&D with receipts for recycled materialsfor separate binsTiming: Materials
shall be recycled as necessary throughout congtruciAll materials shall be recycled prior
to occupancy clearanceMonitoring: P&D shall review receipts prior to occupancy
clearance.

! Santa Barbara County Environmental Thresholds anii@ines Manua(1995).
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RECREATION

Impact Discussion:

The proposed project includes easements for twbcptnails, an 8-foot wide easement for hiking
and riding dedicated to the County for verticaldbeaccess on the south side of Highway 101 along
the eastern edge #iroughproposed Parcel 5, and a 25- foot wide lateraraast for public riding
and hiking dedicated to the County adjacent tontii¢h side ofHighway 101 along the southern
property lines of proposed Parcels 6 and 7. Whieaddition of these trail easements facilitates
future recreation opportunities for the public, theation of the two trails on opposite sides @& th
highway creates an impediment for the recreatingi@uy precluding Coastal Trail users safe
access to the beach at Las Varas Ranch. Thisasiepaprecludes all but motorists from using the
vertical beach access way. County as well as $tatening of the Coastal Trail envisions the
Coastal Trail as linking beach access opportundiesg the coast making them accessible by
alternative means of transportation as well as byorized vehicle. Impacts are thus considered

potentlally S|qn|f|cant AS—SHGh—thG—B%GjEGFWGHld—FGSbHFWFb@HGﬁGI&I—EBB%G—F@GFE&FBH—b

Mitigation could be achieved bv redeS|qn|nq or metmq the trall easements to provide

connectivity between the two trails for safety acedess for the recreating public.

Scope of the EIR:

* Analyze the impacts of the proposed trail easernmsations on safe recreational use of the
site and coastal access.

» Evaluate the potential for additional recreatidmehefits by providing trail connectivity with
adjacent and nearby public and private parklamududing State Park Lands, Los Padres
National Forest, and El Capitan Canyon.

e |dentify mitigation measures necessary to reducpauots to less than significant levels,
including the design for access and location oflipdhcilities.

* Evaluate cumulative impacts to recreation and ifletihe project’s contribution to those
impacts.

» Assess residual impacts of the project after mitga

TRANSPORTATION/CIRCULATION

Impact Discussion:

The proposed project would not significantly inaearaffic generation to or from the Ranch
associated with future residential developmenthef site or public use of the recreational trails.
Three of the existing lots already have princigaidences on them, such that the project would
result in a net increase of four primary residencdas addition, each lot could potentially
accommodate a farm employee dwellinfihus a total of-feurll residences (four new primary
residences and seven farm employee dwelliwgsild be expected to generate up-td40average
daily trips and—feurll AM and PM peak hour trips using rip generatioresapublished in the
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Institute of Transportation Engineef&ip Generation;7" Edition, 2003. An increase of visitors to
the public trail access points would be expectegetterate asmallincrease in traffic trips to the
area_as well These levels would not affect the level of ssswon Highway 101 and there are no
intersections in the project vicinity that would lepacted in terms of maintaining appropriate
levels of service. The project site is accessedttly off Highway 101 where vehicles are travglin
at very high speeds. Access into the site is gea/by a combination of at-gratiening lanes and
extended shoulders depending on the direction asfetrand destination on either side of the
highway. Though sight distance is very good aligportion of the highway and typically traffic
levels are low, short acceleration lanes exitirggdite and deceleration lanes entering the sitiel cou
result in a potential public safety hazard evernwitly a minor increased use of the site. Impacts
on public safety from existing access points aRhach are potentially significant.

Potential Mitigation:

Potential mitigation would likely include a meastweensure that ingress and egress into the Ranch
is designed to meet minimum Caltrans requiremantsight distance and the possible addition of
longer acceleration and deceleration lanes to gediar safe entry into and exit out of the site.

Scopeof EIR:

» Prepare a traffic study analyzing the ingress/egoéthe project site.

» Assess impacts of the project on area roads aad@ttions, and traffic hazards.

» Assess cumulative impacts to transportation/citmraand identify the project’s contribution to
those impacts.

* ldentify mitigation measures to reduce impact®e$s than significant levels.

» Assess residual impacts of the project after ntibga

WATER RESOURCES/FLOODING

Impact Discussion:

There are four drainages that run through the pt@j¢e, draining portions of the Las Varas and
Gato watersheds. Drainage patterns would notylikélange as a result of buildout of the
proposed project. The project would result inrarease of impervious surfaces associated with
paving the access roads and residential developmathin the development envelopes.
However, the amount of additional impervious susfacelative to the Ranch as a whole would
be minor and would not likely result in increasedface runoff on a broad scale, though there
would be more localized effects immediately surding new impervious areas.

Grading activities and vegetation removal duringstaiction could result in short-term water
quality impacts associated with increased erosimh the potential transport of pollutants into
affected creeks. Construction of the proposedgeridcross Gato Creek could result in direct
water quality impacts associated with grading é@itis and temporary vegetation removal in the
riparian corridor. _Future residential developmadiicent to creeks within the project site could
result in water quality impacts associated withessary septic system®Qil leaks, grease, brake

fluid and other similar pollutants could result water quality impacts associated with the
proposed public parking lot adjacent to Las Varase&. Construction projects of one or more
acres are subject to National Pollution DischarfpmiBation System Phase Il (non-point source)
permit regulations, which require development oftarm Water Quality Management Plan
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(SWQMP) to minimize water quality degradation thgbwstorm water monitoring, establishment
of Best Management Practices (BMP), implementatainerosion control measures and
implementation of spill prevention and containmer@asures during operation of the project. In
addition, erosion and sediment control measureseaeired during construction to minimize

erosion and associated impacts to water qualievelopment of comprehensive plans for both
construction and operation of the project wouldupotential effects to surface water quality
from pollutant inputs associated with construcionl operations to less than significant levels.

The continued use and storage of agricultural cbalsion the Ranch associated with the
ongoing and future agricultural operations haspbtntial to result in water quality impacts if
not properly managed. The storage and applicatidhese chemicals is closely monitored and
permitted by the County Agricultural Commissione@dfice to ensure proper procedures are
followed, thereby minimizing the potential for rdh@f these chemicals into area drainages.
However, since the project would not likely charige current level of agricultural use on the site
and County requirements would continue to be ag@i®d complied with, impacts of agricultural
use are less than significant and will not be frémalyzed.

Domestic water supply for future residential useuldobe provided by a private shared water
system. The source of water would be primarilyrfran existing 644 acre foot reservoir diverting

water from Gato Creek at the top of the ranch aetlsvextracting water from the underground

aquifer system. 1t is projected that water denasgbciated with future development would be up
to 18.1 acre-feet per year, or 16,200 gallons pgr dmpacts of this increase in water demand on
the safe yield of the aquifer and the water suppbilable for neighboring properties is considered
potentially significant. In addition, impacts omlogical resources from the additional water

extraction in terms of the effects on water avditgbfor the site’s creeks and drainages are

potentially significant and will be evaluated irethiological resources section of the EIR.

Potential Mitigation:

Mitigation would likely include a combination ofrgttural and non-structural Best Management
Practices during construction and operation of ghegect to minimize water quality impacts,
such as erosion and sedimentation control, vegetat@les and other drainage features to treat
runoff before it enters nearby creeks, minimizatbimpervious surfaces, etc.

Scope of EIR:

» Assess impacts to water resources and floodingceded with buildout of the proposed
project, including water quality, flood hazardsddang-term hydrological changes. Include
an analysis of short-term impacts due to constradictivities.

» Evaluate the water demand for the project and astesnpact on the safe yield of the
underground aquifer and water supplies for neiginilggoroperties.

» ldentify mitigation measures necessary to redugeaats to less than significant levels.

* Evaluate cumulative impacts to water resources faowtling and identify the project’s
contribution to those impacts.

* Assess residual impacts of the project after miga

5.0 PROJECT ALTERNATIVES
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Pursuant to Section 15126.6 of the CEQA Guidelirleg, EIR shall consider and analyze a
reasonable range of alternatives to the proposgdqbr The alternatives selected should be capable
of avoiding or lessening any significant environtaéreffects of the proposed project. The EIR
shall include a discussion and analysis of theWahg four alternatives:

No Project Alternative

Reduced Envelope Alternative
Redesigned Project Alternative

Off-site Project Alternative (TDM Program)

The specific features of these alternatives wilhoeked out early on in the EIR analysis.

6.0 ATTACHMENTS

Attachment A: Site Plans
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