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2.0 SUMMARY SECTION

This summary section is provided in accordance with State CEQA Guidelines Section
15123. As stated in the State CEQA Guidelines Section 15123(a), “[a]n EIR shall contain
a brief summary of the proposed actions and its consequences. The language of the
summary should be as clear and simple as reasonably practical.” State CEQA
Guidelines Section 15123(b) states, “[tjhe summary shall identify: (1) each significant
effect with proposed mitigation measures and alternatives that would reduce or avoid
that effect; (2) areas of controversy known to the Lead Agency including issues raised by
agencies and the public; and (3) issues to be resolved including the choice among
alternatives and whether or how to mitigate the significant effects.” Accordingly, this
summary includes a brief synopsis of the project and project alternatives, environmental
impacts and mitigations, cumulative effects and mitigation, areas of known controversy,
and issues to be resolved in the environmental impact report (EIR). Table 4, at the end
of this chapter, presents the summary of potential environmental impacts, their level of
significance before mitigation, mitigation measures, and levels of significance with
mitigation.

2.1. Summary of the Proposed Project

Ukiah Land LLC (the applicant) is requesting approval of a Major Subdivision Tentative
Map to subdivide the 46-acre property and eventually develop 197 single-family
dwellings, of which 36 dwellings would be affordable to moderate-income househoids.
The project is designed to be an owner-occupied residential community with park
amenities and other public improvements that would be managed by a Homeowner's
Association.

The project includes 2 parks (totaling 2.3 acres). The proposed subdivision includes six
different types of residential lots: Hillside, Vineyard, Garden Court, Cottage, 2-Unit
Townhouse, and 4-Unit Townhouse. Although all of the lots would be developed with
single-family dwellings on separate lots, they differ because some of the dwellings wouid
be traditional detached single-family dwellings (Hillside, Vineyard, and Cottage lots)
while others would be attached dwellings (2-Unit Townhouse, and 4-Unit Townhouse
lots).

The project includes a variety of open spaces, including two public parks where informal
outdoor activities or events can be held, “Garden Courts” shared by surrounding
residents and a streetscape of wide planting strips and sidewalks to allow walking and
bicycle riding. Landscape improvements in these areas would be maintained by the
Homeowner's Association as common areas.

Access to the property would be via an extension of Plant Road west to the project street
system. A second access would be provided to Oak Knoll Road northwest of the project

site.
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2.2 Summary of Significant Unavoidable Impacts

This EIR identifies 36 potentially significant adverse impacts that would result from
project development. The EIR presents mitigation measures that would eliminate most
of those impacts or reduce them to a level that is considered less than significant. Four
impacts cannot be reduced to a less than significant level; they are:

1. Constructing the project will emit at least the equivalent of 7,388 tons of carbon
dioxide into the atmosphere. Therefore, the project will be an increment of a
significant and unavoidable cumulative impact on Global Climate Change.
{Impact 3.6-B)

2. Future residential use of the project will emit the equivalent of approximately
2,589 tons of carbon dioxide per year. The emissions can be reduced by
recommended mitigation measures, but the emissions will remain above the zero
net increase significance threshold. Therefore, the project will be an increment of
a significant and unavoidable cumulative impact on Global Climate Change.
(Impact 3.6-F)

31 The traffic noise generated by the project plus other projected new development
will significantly increase average noise levels along Oak Knoll Road, the
northernmost block of Oak Court Road, and the south end of South Dora Street.
{Impact 3.7-D)

4. The project will convert 31 acres of Prime Farmland and 2 acres of Unique
Farmland to non-agricultural use. (Impact 3.10-A)

If the Planning Commission does not include the required mitigations recommended in
this EIR for other potentially significant impacts, then the impacts those measures are
intended to mitigate would also be judged as remaining significant adverse impacts.

It is noted that, during the public review process, the Planning Commission has the
authority to determine that any of these impacts are, in fact, significant despite
recommended mitigations. Ultimately, this EIR is the County's EIR, and the Planning
Commission is responsible for its conclusions. If the Planning Commission believes, on
the basis of data presented in this report, additional data provided during the public
review process, or other public data available to the Planning Commission, that impacts
should be identified as "significant," then the Planning Commission has the authority to
find such impacts significant. In doing so, the Planning Commission must provide
written support to justify its action(s). If impacts are deemed significant, then the
Planning Commission must address these impacts when issuing a Statement of
Overriding Considerations if the Planning Commission decides to approve the project.

2.3 Summary of Growth-Inducing impacts

Growth-inducing impacts of the proposed project are assessed in Section 4.1 of this EIR.
That discussion concluded that the project is consistent with land use plans regulating
the area and that it would not cause unforeseen development or induce development on
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other vacant lands in the area. The project would not have significant growth-inducing
impacts.

2.4 Summary of Cumulative Impacts

As described in Section 3.0, other development in the project area could combine with
the project to produce cumulative physical changes to the environment. The EIR
assesses cumulative impacts in the appropriate environmental topic sections of the EIR.
To summarize, the project plus other development listed in Section 3.0 would have the
following potentially significant cumulative impacts:

» Runoff from developed sites would potentially reduce water quality in the Russian
River, and thereby adversely affect listed salmonid species and other aquatic wildlife.

» The project plus other projects could result in the conversion of oak woodlands.

» New traffic on the proposed new project connector to Oak Knoll Road would cause
potential safety-related impacts.

« The new traffic on the connector would increase noise along Oak Knoll Road, the
northernmost block of Oak Court Road, and the south end of South Dora Street.

e There would be an increase in the amount of particulates (PM;,) released into the
air.

» The project would contribute to Global Climate Change.

» The project plus other new development would increase the demand for public
services, including schools, police, fire, emergency medical, water, wastewater, solid
waste, and recreation services.

The project's contribution to these potentially significant impacts, except for the
incremental impact on Global Climate Change and the noise impact to the Oak Knoll
Road to South Dora Street corridor, can be reduced to a less than significant level by
mitigation measures that are recommended for the proposed project except for the final
impact. It is not possible to mitigate for the impact on Global Climate Change or noise
levels, so the project would be an increment of a significant and unavoidable cumulative
impact on the global climate and residential noise levels.

2.5 Summary of Plan and Policy Consistency

Section 3.11, Plan Consistency, of this EIR presents an evaluation of the project's
consistency with pertinent policies of the Mendocino County General Plan and the Draft
2007 Ukiah Valley Area Plan (though technically this un-adopted plan does not apply to
the proposed project).

That analysis concludes that the proposed project would be consistent with applicable
policies and measures of those two plans. The County decision-makers would need to
review the project to determine whether the final project design is, in fact, consistent with
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these policies and whether changes to the project would be required in order to provide
the required consistency.

2.6 Effects Found Not to Be Significant

This section contains a discussion of the environmental effects that were found not to be
significant pursuant to the State CEQA Guidelines Section 15128, which provides that
"la]n EIR shall contain a statement briefly indicating the reasons that various possible
significant effects of a project were determined not to be significant and were therefore
not discussed in detail in the EIR."

A. Geology and Soils

The site does not contain any unique rock outcrops or other unique geologic features.
The site does not contain any mapped mineral resources or a mineral resource recovery
site. As such, there would be no impacts per the criteria related to those resources. The
project would be served by a municipal wastewater system, so there would be no
impacts associated with on-site septic systems.

B. Hydrology and Water Quality

The project would not alter the course of a stream so that streambank erosion would
occur. The site is not within an area that would be subject to seiche, tsunami, or
mudflow.

C. Biological Resources

The project would not conflict with the provisions of an adopted Habitat Conservation
Plan, Natural Community Conservation Plan, or other approved local, regional, or State
habitat conservation plan, since there are no such plans adopted for the project site.
The site would not conflict with any local ordinances that protect biological resources,
since there are no such ordinances.

D. Traffic and Circulation

The project would not affect air traffic and therefore would not resuit in a change in air
traffic patterns, including either an increase in traffic levels or a change in location that
results in substantial safety risks. The project would improve emergency access in the
area, so it would not have an adverse impact on emergency access.

E. Air Quality
The project is a residential subdivision and would not generate odors that would affect

nearby residents or businesses. The project would not conflict with or obstruct
implementation of any applicable air quality plan.
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F. Noise

The project is a residential project and would not generate substantial groundborne
noise or vibrations.

G. Aesthetics

The project would not have any impacts on any State scenic highways. The project
would not significantly reduce sunlight or introduce shadow in areas used extensively by
the public, since the project improvements would not be near existing buildings or a
public outdoor use area.

H. Public Services and Infrastructure

The project would not require construction of new school, police, fire, wastewater, or
solid waste facilities. Therefore, there would be no physical environmental impacts
associated with construction of such facilities. The project would not emit hazardous
emissions or handle hazardous or acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed school, since there are no schools
within one-quarter mile of the project site. The project would not be located on a site
that is included on a list of hazardous materials sites compiled pursuant to Government
Code Section 65962.5. The project would not interfere with emergency response or
evacuation. The project is consistent with the regulations of the Mendocino County
Airport Comprehensive Land Use Plan (CLUP), so there would be less than significant
hazards involving aircraft activity.

I. Land Use

The project would not physically decide the existing community. The project site does
not contain housing, and therefore the project would not displace substantial housing or
people, necessitating the construction of replacement housing elsewhere.

2.7 Summary of Project Alternatives Analysis

The State CEQA Guidelines require that an EIR include an evaluation of a range of
reasonable alternatives to the project that would feasibly attain most of the project
objectives while avoiding or substantially reducing any of the significant impacts of the
project. Section 4.2 of this EIR contains a full description and analysis of the following
six project alternatives:

Alternative 1 — No Project

Alternative 2 — No Project - Current Entitlement
Alternative 3 — Reduced Density Consistent with Zoning
Alternative 4 — Reduced Density

Alternative 5 — Mitigated Project

Alternative 6 — Off-Site Alternative

mmoowm»

CEQA requires that the EIR identify the environmentally superior alternative, and this
alternative is described in the final subsection of this section of the report. Table 3
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compares the alternatives (except for the off-site alternative since this alternative does
not have any environmental advantages over the project as proposed).

A. Alternative 1 (No Project)
1. Description

The No Project Alternative describes the environmental effects of not approving the
proposed project. This alternative would include no new development and maintain the
status quo on the site, though it would not foreclose possible future development of the
site. The site would continue to be used mainly to grow commercial wine grapes.

2. Conclusions

The No Project Alternative is the environmentally superior alternative because it would
eliminate all the potentially significant impacts resulting from construction and future use
of the project. There would remain the baseline conditions of soil erosion, dust pollution,
machine noise, and water quality impacts from agricultural operations. This alternative,
however, would not meet any of the project objectives because the site would retain its
current use.

B. Alternative 2 (No Project - Current Entitlement)
1. Description

The No Project Alternative — Current Entitlement assumes that the project site would be
developed with uses that are consistent with existing land use designations and zoning
densities and lot sizes, without the proposed density bonus. The Mendocino County
General Plan and the Zoning Ordinance designate the site Suburban Residential, which
allows a maximum of six (6) residential units per acre of development space (with a
minimum lot size of 6,000 square feet). Without the requested density bonus, the site
could support a maximum of 171 residential units, or an approximately 13% reduction
from the number of units included in the proposed project.

These units would all be single-family units (one- to two-story) on individual lots. To
obtain this level of density while maintaining the required 6,000 square foot lot size
would require elimination of the on-site parks. The development would be laid out like a
typical subdivision with the land being used for access or homesites.

2. Conclusions

Alternative 2 (Current Entitlement) would result essentially in the same type of potentially
significant impacts as identified for the project. The 13% reduction in the number of
units would correlate to a reduction in some impacts, but the decrease in impact would
not be substantial. For other impacts, such as traffic, air quality, noise, and most public
services, the amount of impact would be approximately the same as the proposed
project. The drainage impacts could be increased by this alternative, and the alternative
would increase the demand for parks at off-site locations. The decrease in units would
not reduce any impacts 1o a level where the mitigation measures recommended for the
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proposed project would not be required. The mitigations would reduce all impacts,
except for the conversion of Prime and Unique Farmiand, the cumulative traffic noise
impact, and the contribution to Global Climate Change, to a less than significant level for
this alternative. The alternative reduces the amount of parkland and open space. This
alternative meets three or four of the eight project objectives; it does not meet the
objectives of: providing a variety of building types and lot sizes; providing smaller lots to
allow more open space; increasing density to allow for construction of at least 36
affordable housing units; and probably not garden setting landscaping and extensive
landscaping of parks and green courts.

This alternative is environmentally superior to the proposed project, though the
environmental advantages are small. The alternative is not superior to Alternative 1 (No
Project), 3 (Reduced Density Consistent with Zoning), 4 (Reduced Density), or 5
(Mitigated Project).

C. Alernative 3 (Reduced Density Consistent with Zoning)
1. Description

The objective of including this alternative is to measure the impacts of the project as
proposed against an alternative that contains fewer units, maintains open space on the
site, and maintains higher density housing, thereby potentially disrupting less of the site
and requiring fewer services and infrastructure. The total number of units would be 171,
as is allowed by the zoning.

For this alternative, 23 townhouse units would be eliminated, and Lots 20, 21, and 197
would be eliminated consistent with Mitigation Measure 3.2-D.2, This would result in an
alternative that includes about 50 two-unit structures and 121 garden court and/or
cottage lots for a total of 171 units. Otherwise, the alternative would include the other
elements of the project as proposed.

2. Conclusions

Alternative 3 (Reduced Density Consistent with Zoning) would result essentially in the
same type of potentially significant impacts as identified for the project. The 13%
reduction in the number of units would correlate to a reduction in some impacts, but the
decrease in impact would not be substantial. The decrease in units would not reduce
any impacts to a level where the mitigation measures recommended for the proposed
project would not be required. The mitigations would reduce all impacts, except for the
conversion of Prime and Unique Farmiand, the cumulative traffic noise impact, and the
contribution to Global Climate Change, to a less than significant level for this alternative.
This alternative meets seven of the eight project objectives; it does not meet the
objective of increasing density to allow for construction of at least 36 affordable housing
units.

This alternative is superior to the project as proposed and Alternative 2 (No Project
Alternative — Current Entitiement), but the difference in impact is small. It is not superior
to Alternatives 4 (Reduced Density) or 5 (Mitigated Project).
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D. Alternative 4 (Reduced Density)
1. Description

The objective of including this alternative is to measure the impacts of the project as
proposed against an alternative that substantially reduces the number of units. For this
alternative, the number of units would be reduced by approximately 50%, resulting in 50
single family units, and 50 multi-family units. The proposed parks would be included in
this alternative as would other proposed elements of the project.

2. Conclusions

Alternative 4 (Reduced Density) would result essentially in the same type of potentially
significant impacts as identified for the project. The 50% reduction in the number of units
reduces all impacts. The major benefits are: the potential for more open space on the
site; reduced runoff; reduced new traffic on South State Street and Oak Knoll Road;
reduced emission of air pollutants and greenhouse gas; and reduced demand for public
services and infrastructure. The reduction in traffic would reduce the noise increase
along Oak Knoll Road to a 4 dBA increase. This increase is less than significant, so this
alternative reduces that significant and unavoidable impact to a less than significant
level. The decrease in units would not reduce any impacts to a level where the mitigation
measures recommended for the proposed project would not be required. The
mitigations would reduce all impacts, except for the conversion of Farmland and the
contribution to Global Climate Change, to a less than significant level for this alternative.
This alternative meets six of the eight project objectives; it does not meet the objective of
developing 197 units of varying lot size and building type, and it does not meet the
objective of increasing density to allow for construction of at least 36 affordable housing
units.

The substantial reduction in the number of units under Alternative 4 {Reduced Density)
decreases the amount of impact. However, it would also be a less intensive use of a site
that is near the City of Ukiah and on a major arterial. Less intensive use of the site
would be counter to the smart growth principles that guided the development of the Draft
2007 UVAP. While this plan has not been adopted, there was a general agreement by
most participants in the public participation process and Board deliberations leading up
to the selection of a draft plan (that is undergoing CEQA review) that future development
should be concentrated within or adjacent to the City and that intensive land use should
be favored over standard subdivision design. Intensive site use reduces resource
consumption, provides more affordable housing, and reduces future demand to develop
agricultural on more distant sites.

This alternative is superior to the project as proposed and to all alternatives except
Alternative 1 (No Project).
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E. Alternative 5 (Mitigated Project)
1. Description

The objective of including this alternative in the EIR is to compare the impacts of the
proposed project against an alternative that contains several components that may
reduce impacts more than EIR-recommended mitigation measures.

The Mitigated Project Alternative includes the following components:

» The connection of Plant Road to Oak Knoll Road would be an Emergency Vehicle
Access (EVA). The road would be open to pedestrian and bicycle traffic but not
motor vehicles (except for emergency use).

* Lots 20, 21, and 197 would be retained as a park/open space. Three additional units
would be added to the remaining portion of the site so that the total units would
remain 197 (either by adding another flioor to one of the two-story multi-family
buildings or converting large-lot single-family lots to smaller lots with attached
townhomes).

+ The applicant shall include a photovoltaic (PV) solar electricity system that will be
deployed subdivision-wide for the benefit of the future residents. The system will be
sized sufficiently so that it offsets 50% of the electrical use on a net-yearly basis.
This equates to the applicant providing a 3.3 kilowatt photovoltaic system for each
unit.

» Al other mitigations, except for the required mitigations for the Oak Knoll Road
connection, would be included.

2. Conclusions

Alternative 5 (Mitigated Project) would have the same impacts as the proposed project
except in the areas of water quality, biological resources, traffic safety, noise, and
energy use (and global climate change). The alternative reduces greenhouse gas
emissions by an additional 250 tons of COe per year The alternative eliminates new
traffic (including cumulative traffic) from accessing Oak Knoll Road and the southern end
of South Dora Street. This eliminates traffic safety impacts and obviates the need for
roadway improvements along Oak Knoll Road. The alternative would not generate
additional noise along this roadway section, thereby eliminating the significant
cumulative noise impact. Eliminating this connection is counter to the County's desire
for an alternate north-south connector in this area. The County has included that
connection in the Draft 2007 UVAP. However, this connection is not required to
maintain adequate levels of service along roadway sections or at intersections affected
by project traffic or cumulative traffic coming from south of the project site. The
connector would be advantageous but not required from a traffic congestion perspective.
It would be advantageous from an emergency response and evacuation perspective.
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The alternative meets all the project objectives. This alternative is environmentally
superior to the proposed project and all alternatives except Alternatives 1 (No Project)
and 4 (Reduced Density).

F. Alternative 6 (Off-Site Alternative)
1. Description

The only sites large enough and designated for residential development are in the area
that include the project site and vacant land between the project site and Highway 253.

2. Conclusions

Because the applicant cannot necessarily acquire one of the properties south of the site
and north of Highway 253 that is large enough to construct the proposed project, and
because the development of one of these alternative sites (if it could be acquired) would
have approximately the same impacts as the proposed project, this alternative would not
be superior to the project as proposed. This alternative has no advantages over the
proposed project and is not included in Table 3.

G. Comparison of Alternatives

There are seven alternatives under consideration: the 6 alternatives discussed above
and the project as proposed (with EIR mitigations included). Table 3 compares the
impact significance for the project and the alternatives.

As regards the four significant and unavoidable impacts of the project (conversion of
Farmland, the cumulative traffic noise impact, and the contribution to Global Climate
Change) only Alternative 1 would reduce all these impacts to a less than significant
level. Alternative 4 (Reduced Density) reduces the cumulative traffic noise impact to a
less than significant level, while Alternative 5 (Mitigated Project) eliminates this
cumulative impact. Alternative 1 (No Project) is the environmentally superior alternative.

CEQA requires that a second environmentally superior alternative be identified if the
environmentally superior alternative is the no project alternative. Alternative 4 would be
the environmentally superior alternative among the remaining alternatives. Alternative 4
reduces all impacts except for the conversion of Prime and Unique Farmland and the
contribution to Global Climate Change to a less than significant level. This alternative
meets 6 of the 8 project objectives. Of the alternatives that meet the basic project
objectives, Alternative 5 (Mitigated Project) is superior.

Recognizing that these alternatives only partially meet the objectives of the applicant,
the County may consider other alternatives. To facilitate those considerations, the
following list ranks the alternatives. Number 1 is environmentally superior while Number
6 is the least "superior:"

1. Alternative 1 - No Project
2, Alternative 4 — Reduced Density
3 Alternative 5 — Mitigated Project
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Alternative 2 — No Project Alternative - Current Entitlement
Alternative 3 - Reduced Density Consistent with Zoning
Project as Proposed (with EIR mitigations)

Alternative 6 — Off-Site Alternative

No oA

The County can approve a hybrid alternative. For example, restricting access to the Oak
Knoll Road for emergency vehicle access only could be added to the project or any of
the alternatives.
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2.8 Areas of Controversy

The proposed project raises issues and some areas of controversy that will be
considered by County decision-makers. Controversial issues are known through
expressions of public opinion that are documented in the record or obtained through
public meetings. Prior to circulating the Draft EIR, the County circulated a Notice of
Preparation (NOP) to agencies and interested parties. Comments received on the NOP
and responses to those comments are found in Appendix B of this EIR.

Some areas of controversy are not within the purview of CEQA because that statute
focuses on evaluation of significant effects to the physical environment. Those areas of
controversy that relate to a physical impact issue are noted in the list below.

The main areas of controversy expressed to date are as follows (see Appendix B):

* Whether the project is too dense for the site and out of character with adjacent land
uses;

» Traffic congestion, traffic safety, and noise impacts associated with providing a new
connection to Oak Knoll Road;

* Whether there is adequate water and wastewater capacity to serve the project and
cumulative development;

»  Whether the project would cause increased flooding or impact water quality; and

*  Whether the project would transform views of open space and dark night skies and
adversely affect neighbors with views of the site.

2.9 Summary of Major Conclusions

The major conclusions of the EIR are presented in this section. The issues are
presented to highlight the topics for which the decision-makers may want to focus
special attention.

1. The EIR identified a total of 27 potentially significant project-specific
environmental impacts and 9 cumulative impacts. Feasible mitigation is available
to reduce all of these impacts to a less than significant level except for the
conversion of Prime and Unique Farmland to non-agricultural use, the cumulative
traffic noise impact, and the emission of greenhouse gases that are an increment
of an adverse Global Climate Change.

2. The site contains soils that may be subject to ground failure or other conditions
that would lead to building failure and soils and geology that would be subject to
severe groundshaking during seismic events. Site development would create
bare earth that would potentially erode and be transported off the site. Mitigation
measures described in Section 3.1 would reduce impacts resulting from these
conditions and hazards to a less than significant level.
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New runoff could aggravate downstream flooding or cause flooding of new on-
site residences. Soil eroded from the site along with chemical residues from
motor vehicles, landscaping chemicals, and other urban uses would reduce the
water quality of Cleland Mountain Creek and the Russian River. Mitigation
measures described in Section 3.2 would reduce impacts resulting from these
conditions and hazards to a less than significant level.

The aforementioned effects on water quality as well as construction near Cleland
Mountain Creek would adversely affect species of salmonids in Cleland Mountain
Creek and the Russian River. Project construction would eliminate a stand of
Oregon white oaks. Site development would disrupt wildlife travel and nesting
sites. Mitigation measures described in Section 3.3 would reduce impacts
resulting from these conditions and hazards to a less than significant level.

Project-generated traffic would cause traffic safety impacts on Oak Knoll Road
and South Dora Street. Widening Oak Knoll Road to accommodate project and
cumulative traffic would result in loss of vegetation and front yards (though the
area that would be lost is within the County's right-of-way). Mitigation measures
described in Section 3.5 would reduce impacts resulting from these conditions
and hazards to a less than significant level.

The project would increase the use of energy and corresponding greenhouse gas
emissions. These emissions would be an increment in adversely changing the
climate of the world. The project's increment of this cumulative impact cannot be
reduced to zero, and therefore would constitute a significant and unavoidable
cumulative impact.

Cumulative traffic using the new connector to Oak Knoll Road would increase
noise along this street, the northernmost block of Oak Court Road, and the south
end of South Dora Street. Mitigation measures described in Section 3.7 would
reduce project impacts to a less than significant level, but the cumulative impact
of traffic generated by the project plus other projected new traffic would
significantly affect noise levels in this residential neighborhood. This would be a
significant and unavoidable cumulative impact.

The project will substantially change views from surrounding vantage points,
including views of the nighttime sky. Mitigation measures described in Section
3.8 would reduce impacts resulting from these conditions and hazards to a less

than significant level.

The project would increase the demand for public services and infrastructure.
Most service providers can serve the project without a significant impact. There
would be an impact on parks and the emergency medical system. The site would
be subject to wildfires. Mitigation measures described in Section 3.9 would
reduce impacts resulting from these conditions and hazards to a less than
significant level.
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10.

The project would result in the conversion of about 33 acres of Prime and Unique
Farmland to nonagricultural use. There is no mitigation available for this impact,
and it remains a significant and unavoidable impact.

2.10 Issues to Be Resolved

The main issues to be resolved include:

1.

The Mendocino County Planning Commission, as the principal decision-making
body for the project, will need to consider whether it should adopt the project as
proposed or adopt an alternative such as the Reduced Density or the Mitigated
Project alternatives evaluated in this EIR. The EIR identifies the No Project
Alternative as the environmentally superior alternative. The Reduced Density
alternative that would allow 100 residential lots on the site is the environmentally
superior alternative of the alternatives that allow some development on the site.
The Mitigated Project alternative is the most environmentally superior alternative
that meets most of the project objectives. When considering the merits of the
project, the Planning Commission may use data in the EIR to support the
approval of a project alternative.

To resolve this issue, the Planning Commission needs to review and consider the
Draft EIR evaluations and the mitigation measures recommended to reduce
impacts to less than significant levels. Mitigation measures for significant effects
can be adopted as conditions of approval by the Planning Commission.

Several of the Draft EIR’s mitigation measures require the project to modify the
design of certain project components to reduce potentially significant impacts to a
less-than-significant level. Based on the information supplied by the project
sponsor and peer reviewed by the EIR team and additional information
developed by the EIR team, these mitigation measures appear to be feasible.
The project sponsor should carefully review these mitigation measures with their
project team, however, to ensure their feasibility from technical and site planning
perspectives. If the project sponsor determines a mitigation measure is not
feasible, they should provide conclusive documentation to the Mendocino County
Department of Planning and Building Services during the Draft EIR’s public
review and comment period describing why the mitigation measure may not be
feasible and include for review and consideration by the Mendocino County
Department of Planning and Building Services alternative mitigation measures
that would reduce the corresponding significant impact to a less than significant
level.

The project includes constructing a new road that would allow drivers from the
project site and, possibly in the future, from future projects to the south to travel
through residential neighborhoods on Oak Knoll Road, Oak Court Road, and
South Dora Street. The EIR describes the impacts of this increased traffic and
the physical impacts of constructing a sidewalk and roadway widening in this
corridor. These impacts on the physical environment and traffic safety are either
less than significant or can be reduced to a less than significant level by
incorporating EIR-recommended mitigation measures. The cumulative traffic
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would have a significant adverse noise impact on residents living along these
streets. Residents living along these streets and in the surrounding area will also
be affected by the loss of their front yards and landscaping (despite the fact that
the yard area that would be lost is County right-of-way and thus owned by the
County). The Planning Commission will need to determine whether the project
should include full public access via the proposed Plant Road extension to Oak
Knoll Road, consistent with County Department of Planning and Building
Services and County Department of Transportation recommendations, or
whether this new access to Oak Knoll Road should be an Emergency Vehicle
Access only.

2.11 Summary Table of Impacts and Mitigations

Table 4 summarizes the project and cumulative impacts and the mitigation measures
recommended to address those impacts. The first column of Table 4 describes the
impact that would result from the project. Following that impact is a description of the
level of significance that impact has. Levels of significance include "beneficial," "less
than significant” (that is, less than significant as measured against significance criteria
established for each area of impact), "potentially significant” (i.e., significant prior to
implementation of mitigation measures), or "significant.”

The next column lists the recommended mitigation measures for the impact. Finally,
there is a column that describes the significance of the impact after mitigation measures
have been implemented.
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