ATTACHMENT A

Agenda ltem

DATE: July 17, 2012
TO: Board of Supervisors
FROM: Planning Commission

SUBJECT. RESOLUTION NO. 12285 — INITIAL STUDY APPLICATION NO. 5709,
VESTING TENTATIVE TRACT MAP APPLICATION NO. 5771, CLASSIFIED
CONDITIONAL USE PERMIT APPLICATION NO. 3193, AND SITE PLAN
REVIEW APPLICATION NO. 7787

APPLICANT: The Clarksfield Company, Inc.

REQUEST.: Allow a planned residential development consisting of 79
single-family residential lots and a 10.14-acre remainder lot
totaling approximately 37.24 acres in the R-1(c} (Single-Family
Residential, Conditional, 6,000 square-foot minimum parcel
size) and R-2(c) (Low Density Multiple-Family Residential,
Conditional, 6,600 square-foot minimum parcel size) Zone
Districts.

LOCATION: The subject property is located south of Marina Drive within the
Millerton New Town Specific Plan, between the Brighton Crest
Subdivision and the Friant-Kern Canal, approximately 2.5 miles
east of the unincorporated community of Friant (Sup. District:
5) (APNos.: 300-541-38, 43, and 44).

PLANNING COMMISSION ACTION:

At its hearing of March 8, 2012, the Commission considered the Subdivision Review Committee
Report and Staff Report and testimony (summarized in Exhibit "A"}.

A motion was made by Commissioner Rocca and seconded by Commissioner Ferguson to
adopt the Mitigated Negative Declaration prepared for the project; adopt the recommended
Findings of Fact in the Subdivision Review Committee Report and Staff Report; and approve
Vesting Tentative Tract Application No. 5771 and associated Site Plan Review Application
No. 7787; and approve Classified Conditional Use Permit Application No. 3193, subject to the
Conditions listed in Exhibit "B".
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This motion passed on the following vote:

VOTING: Yes: Commissioners Rocca, Ferguson, Batth, Borba, Goodman,
Mendes, Niswander, Riojas, Yates

No: None
Absent: None
Abstain: None

ALAN WEAVER, DIRECTOR
Department of Public Works and Planning
Secretary-Fresno County Planning Commission

By: @J /AA/L.,/ MC;L/

ap Diaz, interim Mana@sr
Peyelopment Services Division

JD:RJ:mac
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NOTES: 1. The approval of Classified Conditional Use Permit No. 3193 and Site Plan
Review Application No. 7787 are tied to Tentative Tract No. 5771 and will
expire upon expiration of the Tentative Tract Map. Provision is made that
the Classified Conditional Use Permit may be extended in conjunction
with an extension request of the Tentative Tract Map.

2. The approval of this project will expire two years from the date of approval
unless a Final Map is recorded. When circumstances beyond the control
of the Applicant do not permit compliance with this time limit, the
Commission may grant an extension. Application for such extension
must be filed with the Department of Public Works and Planning before
the expiration of the Tentative Tract Map.
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Staff:

Applicant:

Others:

Correspondence:

RESOLUTION NO.: 12285
EXHIBIT "A"

Initial Study Application No. 5709

Vesting Tentative Tract Map Application No. 5771

Classified Conditional Use Permit Application No. 3193

Site Plan Review Application No. 7787

The Fresno County Planning Commission considered the Subdivision
Review Committee Report and Staff Report dated March 8, 2012, and
heard a summary presentation by staff.

The Applicant concurred with the Subdivision Review Committee Report
and Staff Report and the recommended Conditions. He described the
project and offered the following information to clarify the intended use:

The proposed tract is located within Allocation Area H of the Millerton
Specific Plan and is approximately 160 acres in size.

The adopted Infrastructure Plan and proposed Mitigation Measures
require pro-rata share costs for traffic improvements both within the
Millerton Specific Plan area and outside the Plan area.

There are architectural guidelines within the Specific Plan and an
Architectural Review Committee will be formed to insure there is
consistency for new construction with the Specific Plan.

The maintenance and repair of the roads will be overseen by the
County Service Area No. 34; prior to recordation of Final Map, the
County will assess the project and require funding for maintenance
and repair for roads whenever it becomes necessary.

The existing sewer and water treatment facilities include a tertiary-
level waste water treatment facility which will provide irrigation water
for the Millerton Specific Plan area.

One individual spoke in opposition to the project’s Initial Study
Application, specifically regarding the Biological Resources section and
proposed biological mitigations.

No letters were presented to the Planning Commission in support of or in
opposition to the application.
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RESOLUTION NO. 12285
EXHIBIT "C"

ATTACHMENT
TO
AGENDA ITEM

FISCAL IMPACT STATEMENT

Initial Study Application No. 5709
Vesting Tentative Tract Map Application No. 5771
Classified Conditional Use Permit Application No. 3193
Site Plan Review Application No. 7787

Listed below are the fees collected for the land use applications involved in this Agenda
ltem:

Initial Study Application: $ 2,895.00'
Vesting Tentative Tract Map Application: $23,186.002
Classified Conditional Use Permit Application: $ 3,207.00°
Site Plan Review Application: $ 705.00*
Health Department Review: $ 1,591.00°
Total Fees Collected $31,584.00

Fee Description

" Includes project routing, coordination with reviewing agencies, preparation of environmental
documents, circulation and incorporate analysis into Staff Report.

“ Agency coordination, review of agency and departmental comments related to map, conducting
Subdivision Review Committee meeting, preparation of Subdivision Review Committee Report,
review and finalizing Conditions of Approval, and public hearings before the County Planning
Commission and County Board of Supervisors.

® Review and research, engaging with reviewing departments and multiple agencies, staff's
analysis, Staff Report and Board Agenda Item preparation, public hearings before County
Planning Commission and County Board of Supervisors.

* Agency coordination, review of agency and departmental comments related to site compliance
and conformity.

® Review of proposal and associated environmental documents by the Department of Public
Health, Environmental Health Division and provide comments.

[



County of Fresno

DEPARTMENT OF PUBLIC WORKS AND PLANNING
ALAN WEAVER
DIRECTOR

Subdivision Review Committee Report and Staff Report
Agenda ltem No. 3
March 8, 2012

SUBJECT: Initial Study Application No. 5709, Vesting Tentative
Tract Map Application No. 5771, Classified Conditional
Use Permit Application No. 3193, and Site Plan Review
Application No. 7787

Ailow a pianned residentiai deveiopment consisting of 79
single-family residential lots and a 10.14-acre remainder lot
totaling approximately 37.24 acres in the R-1(c) (Single-Family
Residential, 6,000 square-foot minimum parcel size), R-2(c)
(Low Density Multiple Family Residential, 6,600 square-foot
minimum parcel size) Zone Districts.

LOCATION: The subject property is located south of Marina Drive
within the Millerton New Town Specific Plan, between
the Brighton Crest Subdivision and the Friant-Kern
Canal, approximately 2.5 miles east of the
unincorporated community of Friant (Supv. District: 5)
(APNos.: 300-541-38, 43, and 44).

Applicant/Owner: The Clarksfield Company, Inc.

STAFF CONTACT: Roy Jimenez Jr., Planner
(559) 600-4251

Chris Motta, Senior Planner
(559) 600-0427

RECOMMENDATION:

o Adopt the Mitigated Negative Declaration prepared for Initial Study Application No.
5709; and

 Approve Tentative Tract Map Application No. 5771 and Classified Conditional Use
Permit Application No. 3193 and Site Plan Review Application No. 7787 with
recommended Findings and Conditions; and

« Direct the Secretary to prepare a Resolution documenting the Commission’s action.

DEVELOPMENT SERVICES DIVISION
2290 Tulare Street, Sixth Floor / Fresno, California 93721 / Phone (559) 600-4497 / 600-4022 / 600-4540 / FAX 600-4200
Equal Employment Opportunity » Affirmative Action  Disabled Employer

(no pase 1&)



IMPACTS ON JOB CREATION:

The Commission’s action will not have any substantial effect on job creation. Housing
construction and other improvement activities associated with the approval of this proposal
may provide for some short-term job opportunities.

EXHIBITS:
1. Mitigation Measures, Conditions of Approval and Project Notes
2. Location Map

3. Existing Zoning Map
4. Existing Land Use Map
5. Tentative Tract Map No. 5771

6. Applicant’s Submitted Operational Statement

7. Summary of Initial Study Application No. 5709
8. Environmental Impact Report Mitigation Measures and Monitoring Program Matrix
(December 2004)

KEY INFORMATION PERTINENT TO STAFF ANALYSIS:
Date of Subdivision Review Committee Meeting: February 27, 2012
Subdivider: The Clarksfield Company, Inc.

Project Engineer: Provost & Pritchard Engineering Group

Criteria Existing Proposed

General Plan Designation Residential in the Millerton No Change
New Town Specific Plan

Zoning R-1(c) (Single-Family No Change
Residential, 6,000 square-
foot minimum parcel size),
R-2(c) (Low Density Multiple-
Family Residential, 6,600
square-foot minimum parcel
size) Districts

Staff Report — Page 2



Criteria

Existing

Proposed

Surrounding Zoning

R-1-B(c) (Single-Family
Residential, 12,500 square-
foot minimum parcel size,
Conditional), R-1(c) (Single-
Family Residential, 6,000
square-foot minimum parcel
size, Conditional), R-2(c)
(Low Density Multiple-Family
Residential, 6,600 square-
foot minimum parcel size),
C-M(c) (Commercial and
Light Manufacturing), C-1(c)
(Neighborhood Shopping
Center), R-E(c)
(Recreational District, two-
acre minimum parcel size)
Districts within the plan area

No Change

Land Use on Subject
Property

Vacant

79 single-family residential
lots and a 10.14-acre
remainder lot

Surrounding Land Uses

Single-Family Residential,
Commercial, and
Recreational

Single-family Residential

Source of Water and Sewer

N/A

Community sewer and water
through Community Service
Area (CSA) No. 34

Number of Acres Approximately 37.24 acres No Change
Sphere of Influence N/A N/A
Nearest City Limits Two and one-half miles east | No Change

of the unincorporated
community of Friant

Project Site (number of
acres, number of lots,
minimum lot size)

37.24 acres

Planned Residential
Development consisting of
79 single-family residential
lots (6,000 square-foot
minimum lot size) on 37.24
acres

Staff Report — Page 3



Criteria Existing Proposed

Structural Improvements None 79 single-family residential
units

Nearest Residence Vacant No Change

Surrounding Development | Proposed residential N/A

subdivisions to the north,
west, and east. Open Space
to the south

EXISTING VIOLATION (Y/N) AND NATURE OF VIOLATION: No
ENVIRONMENTAL ANALYSIS:

An Environmental Impact Report (EIR) and Mitigation Measures and Monitoring Program
Matrix (See Exhibit 8) was certified as having been prepared and considered by the
decision-making body in accordance with the California Environmental Quality Act (CEQA)
when the Specific Plan was adopted in 1984. Several additional environmental studies
have been prepared in the interim; the most recent being in December 2004.

Section 15162 of the CEQA Guidelines provides that a new EIR is not required for a project
unless specified events have occurred.

An Initial Study (IS) was prepared for the project under the provisions of CEQA to determine
if the existing EIR is adequate for the current project. In accordance with Sections 15162
and 15183 of the Guidelines, the purpose of the Initial Study is to identify environmental
effects peculiar to the parcel or project which were not addressed as significant effects in
the EIR or provide substantial new information showing that these effects would be more
significant than described in the EIR. Within the context of the review, the IS did not identify
any significant effects nor was any new information submitted showing the previously
identified effects to be more significant. Based on this assessment, staff has concluded that
preparation of a subsequent EIR, supplement or addendum to the Millerton Specific Plan
EIR is not required and that the existing EIR is adequate for the project. 1S Application No.
5709 was prepared for the project by County staff in conformance with the provisions of
CEQA. Based on the IS, staff has determined that a Mitigated Negative Declaration is
appropriate. A summary of the IS and Mitigation Measures are included as Exhibit 7.

Notice of Intent to Adopt a Mitigated Negative Declaration publication date: November 28,
2011.

PUBLIC NOTICE:
Notices were sent to 22 property owners within 300 feet of the subject property exceeding

the minimum notification requirements prescribed by the California Government Code and
County Zoning Ordinance.

Staff Report — Page 4



PROCEDURAL CONSIDERATIONS:

A Vesting Tentative Tract (TT) Map Application may be approved only if five Findings
specified in the Subdivision Map Act and County Subdivision Ordinance are made. In
addition, a Site Plan Review Application has been filed as required by Fresno County
Ordinance. Classified Conditional Use Permit (CUP) Application No. 3193 is being
considered concurrently. Classified CUP Application No. 3193 requests to allow a planned
residential development and waive Development Standards regarding lot depth for parcels
(Lots Nos. 6-12, 17, and 31-33) and public road frontage. A Conditional Use Permit
Application may be approved only if four Findings specified in Zoning Ordinance are made.
The proposed Vesting TT Map cannot be approved unless the CUP is approved.

BACKGROUND INFORMATION:

The Millerton Specific Plan was originally approved in December 1984 as a "New Town" as
provided for in the Sierra-North Regional Plan Policies (Residential Development Allocation
Area A - F). The Specific Plan was amended in 1999 and 2004 which expanded the
boundaries of the Plan area. The Millerton Specific Plan today is a planned community on
1,420 acres planned to accommodate a population of 8,000 to 10,000 in approximately
3,499 residential units. The Plan provides for commercial and public facilities, recreation
areas and open spaces, and describes standards and implementation methods to be used
to develop the site.

The first amendment to the Plan (General Plan Amendment No. 455) was approved by the
Board on April 20, 1999, to re-designate and rezone 440 acres (Residential Development
Allocation Area G), and reallocate 795 of the previously approved 3,499 residential lots with
no overall increase in units within the Specific Plan area.

Likewise, the second amendment to the Plan (General Plan Amendment No. 489) was
approved by the Board on December 7, 2004, to re-designate and rezone 156 acres
(Residential Development Allocation Area H); reallocate 207 residential units from existing
areas of to the Specific Plan; designate a site for the Fresno County Library; allow “resort
units” within the hotel/conference center; revise school site location and size;
establish/clarify procedures/criteria for various facets of Specific Plan implementation:
amend text sections and figures of the Specific Plan as appropriate to bring into consistency
with the General Plan to be internally consistent with other changes in the Specific Plan;
and approve Unclassified CUP Application No. 3035 amending Unclassified CUP No. 2865
to allow 66 resort units in conjunction with the hotel/conference center in the C-6(c) Zone
District in the White Fox Creek Sub-Unit area southeast of the planned intersection of
Millerton Road and Marina Drive, and a library in the southwest quadrant of the White Fox
Creek Sub-Unit Plan.

Since the adoption of the Specific Plan in 1984, and the most recent Specific Plan
Amendment in December 2004 by Board action, the Planning Commission and Board of
Supervisors have approved six Vesting TT Maps (total 1,693 residential lots on
approximately 731.37 acres of land) and four CUPs for the Specific Plan area. They are as
follows:

Staff Report — Page 5
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Classified CUP Application No. 2865 authorizing a three-par golf and exercise
course, a Planned Commercial Development including a hotel/conference center, a
service station/convenience store, and 8,400 square feet of retail space approved on
April 20, 1999.

Vesting TT No. 4870, Classified CUP Application No. 2905, and Site Plan Review
(SPR) No. 6970, authorizing a Planned Residential Development consisting of 165
single-family homesites on a 49-acre portion of an 83-acre parcel of land approved
on February 3, 2000.

Vesting TT No. 4934, CUP Application No. 2935, and SPR No. 7044, authorizing a
Planned Residential Development consisting of 200 single-family homesites on
77.80 acres approved on September 7, 2000.

CUP Application No. 2942, authorizing an 18-hole golf course and related golf shop,
and allowing application of treated wastewater on the 172-acre parcel approved on
September 7, 2000.

Vesting TT No. 4976, CUP Application No. 2955, and SPR No. 7081 authorizing a
Planned Residential Development consisting of 184 single-family homesites on a 55-
acre portion of a 164-acre parcel of land approved on November 30, 2000.

Vesting TT No. 4968, CUP Application No. 2956 and SPR No. 7082 authorizing a
Planned Residential Development consisting of 308 single-family homesites on 146
acres of land approved on December 14, 2000.

Unclassified CUP Application No. 2979, authorizing a tertiary-level wastewater
treatment plant to serve the portion of the Millerton Specific Plan Area and Brighton
Crest Subdivision approved on October 9, 2003.

Unclassified CUP Application No. 3035, authorizing 66 resort units in conjunction
with the hotel/conference room approved on December 7, 2004,

Vesting TT No. 5393, CUP Application No. 3113, and SPR No. 7654, authorizing a
Planned Residential Development consisting of 275 single-family residential lots, two
commercial lots, two lots for future use, and other outlots on approximately 224
acres of land approved on May 8, 2008.

Vesting TT No. 5430, Classified CUP Application No. 3136, and SPR No. 7655,
authorizing a Planned Residential Development consisting of 561 single-family
residential lots, plus outlot, and one remainder lot on approximately 179.57 acres of
land approved on April 13, 2010.
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VESTING TENTATIVE TRACT MAP APPLICATION NO. 5771 AND
SITE PLAN REVIEW APPLICATION NO. 7787 ANALYSIS

ANALYSIS / DISCUSSION:

Finding 1:

The proposed map and the design improvement of the proposed subdivision

are consistent with the General Plan and any applicable Specific Plans.

Relevant Policies:

Consistency/Considerations:

General Plan Policy LU-H.7: County shall
apply the following general principles to a
Planned Unit Development (PUD)
proposals:

a. PUD may include any combination of
single-detached or attached units.

b. Community sewer and water facilities
shall be provided.

c. Off-street parking facilities shall provide
parking sufficient for occupants of the
development and shall be integrated
into the development and minimize
adverse impacts on neighboring
development.

d. PUD shall provide common space
easily accessible to all the residents of
the project and useable for open space
and recreational uses.

e. The developer shall provide for
perpetual maintenance of all common
land and facilities through means
acceptable to the County of Fresno.

f. Streets serving the development must
be adequate to accommodate the traffic
generated by the proposed project.

The proposed development will be provided
with 79 single-family residential lots;
community sewer and water services through
County Service Area (CSA) No. 34; off-street
parking meet the corresponding District
requirements; and a homeowners
association (HOA) to conduct open lot
maintenance. The Applicant will enter into a
Traffic Improvements Agreement for a pro-
rata share of future off-site improvements to
mitigate potential impacts on California
Department of Transportation (Caitrans)
maintained roads and highways. This
proposal meets these Policies.

General Plan Policy PF-C.12: County shall
approve new development only if an
adequate sustainable water supply to serve
such development is demonstrated.

General Plan Policy PF-C.17: County shall
undertake a water supply evaluation,
including determinations of water supply
adequacy, impact on other water users in
the County, and water sustainability.

General Plan Policy LU-F.21: County shall

require community sewer and water

The project will utilize community sewer and
water services provided by CSA No. 34.
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Relevant Policies:

Consistency/Considerations:

services for urban residential development
in accordance with the Fresno County
Ordinance Code or as determined by the
State Water Quality Control Board.

Millerton Specific Plan Policy SP1-P7:
Millerton shall be served by a community
water system and a community wastewater
treatment and disposal facility.

General Plan Policy PF-E.6: County shall
require that drainage facilities be installed
concurrently with and as a Condition of
development activity.

The project will adhere to the County Grading
and Drainage Ordinance, Building Code, and
permit requirements. A Soils Report to
address the feasibility of the site for the type
of development as proposed is also required
for the subdivision as a Conditicn of the Final
Map.

General Plan Policy PF-G.2: County shall
strive to maintain a staffing ratio of two
sworn officers serving unincorporated
residents per 1,000 residents served.

This proposal includes mitigation requiring a
funding mechanism to be established to
support the cost for Sheriff protection
services to achieve a ratio of two sworn
officers per 1,000 residents for the affected
properties.

General Plan Policy PF-H.2: County shall
determine the need for fire protection
services prior to the approval of
development projects.

The Fresno County Fire Protection District
reviewed the project and did not identify any
significant concerns with the proposal. Per
the discussion in Finding 5 of this Report, a
project Note has been included requiring the
proposal to comply with the California Code
of Regulations Title 24 Fire Code.

General Plan Policy PF-H.9: County shall
require new development to develop fire
protection services.

The project will comply with California Code
of Regulations Title 24 — Fire Code, and
Development Standards required of
properties within the State Responsibility
Area (SRA). The location and number of fire
hydrants shall be approved by the Director of
the Department of Public Works and
Planning after consideration of the
recommendations of the Fire District.

Géneral Plan Policy PF-J.3: County shall
require new residential development to
underground on-site utility lines.

All new utilities resultant of this proposal will
be placed underground in accordance with
the provisions of the Subdivision Ordinance.
The proposal is consistent with this Policy.
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Relevant Policies:

Consistency/Considerations:

General Plan Policy TR-A.7: County shall
assess a fee on new development
sufficient to cover the fair share portion of
that development’s impacts on the local
and regional transportation system.

Caltrans identified potential impacts to the
existing transportation system from traffic
generated by the proposed project and
requires that the project shall pay a pro-rata
share for off-site traffic improvements. This
requirement has been included as Mitigation
Measures.

Millerton Specific Plan Policy SP1-P2:
Planned Development shall provide
improved design features through
increased flexibility in development siting,
and preservation of open space and
significant natural features.

A condition has been included requiring the
applicant to establish provisions to maintain
natural drainage throughout the development
in a manner that will not significantly change
the existing drainage characteristics of those
adjacent to the development.

Millerton Specific Plan Policy SP1-P95:
Projects shall incorporate clustering,
variable setbacks, and other site planning
techniques to avoid the appearance of a
solid line of development on ridgelines.

Modifications to the Property Development
Standards related to lot depth due to dual
zoning on several lots within the tract and
public road frontage are addressed through
Conditional Use Permit.

The subject 37.24 acres .are located within the Millerton Specific Plan designated Medium
Density Residential and Medium High Density Residential. The project is comprised of 79
single-family lots and a 10.14-acre remainder parcel. The proposed project has integrated
a single-family neighborhood into the natural environment and open space areas.
Surrounding properties consist of the Brighton Crest Subdivision and Golf Course located to
the east of the project site. An approved golf course and spray area adjoins the property on
the easterly side and approved Millerton Specific Plan residential tracts to the north and

west which have not been constructed.

The Millerton Specific Plan contains Policies, Standards and Criteria that must be
addressed through the design of the subdivision or through Conditions of Approval and
Mitigation Measures. These Policies, Standards and Criteria are addressed in the following

discussion;

Land Use Element

The Millerton Specific Plan provides that all residential development within the Plan area
shall be through the Planned Unit Development process. The Millerton Specific Plan is
divided into Residential Development Allocation Areas. The subject property is located
within Allocation Area H. Aliocation Area H is limited to a maximum of 207 residences. The
total number of residential lots contained in the proposed tract is 79 lots. The proposed 79
lots will not exceed the maximum residential units allowed within the Allocation Area.

The conditional zoning requires that all projects within the Millerton Specific Plan be

implemented as a Planned Residential Development by CUP and provide improved design
features through increased flexibility in development sitting, and preservation of open space
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and significant natural features. The proposed lots have been planned with physical or
visual access to open space to ensure that development will be sensitive to the area’s
rolling topography, grassland valleys, and the prominent knoils.

Transportation Element

The Standards and Criteria of the Transportation Element set specific Design Standards for
the interior roads within the subdivision, as well as the system of primary and secondary
roads designed to carry local traffic within the subdivision and to connect with the existing
County road network. The Plan requires that all road improvements be constructed in
accordance with Fresno County Improvement Standards, except if modified by the Plan. All
interior roads of the subdivision will be constructed to County Public Road Standards in
accordance with the Specific Plan and provision made for their maintenance.

The increased traffic generated by the proposed development will have an impact on the
circulation system outside the project boundary. In order to address the impact, Mitigation
Measures specified in the EIR and Addendum for the Millerton Specific Plan will be applied
to this development requiring that prior to recordation of a Final Map, the project will be
reviewed to determine the essential circulation system improvements to be installed both in
terms of the local street system and the area-wide improvements. In addition, Caltrans
reviewed the proposal and indicated the developer will be required to participate on a pro-
rata basis in the funding for future improvements towards the State Route 41 at Friant Road
interchange. A Condition of Approval has been included requiring the Applicant to enter into
a Pro-rata Share Agreement with Caltrans, prior to the issuance of a Building Permit.

Environmental Resources Management Element

The Environmental Resources Management Element of the Millerton Specific Plan
addresses land resources, flooding and drainage, open space and recreation, recreation
corridors, water conservation, energy conservation, archaeological resources, habitat
preservation, and air quality such as establishment and maintenance of wildlife habitat
areas, maintaining the natural drainage courses, and encourages the use of alternative
energy sources. The Policies, Standards, and Criteria relating to these topics provide
guidance in developing the community’s overall semi-rural character and are intended to
reinforce those other Elements of the Specific Plan such as Land Use, Transportation,
Community Design, and Public Facilities. The Policies, Standards, and Criteria in this
section of the Plan that are applicable to the proposed subdivision have either been
addressed by being incorporated in the project design, recommended as Conditions of
Approval, or are Mitigation Measures of the EIR.

The Policies and Standards relating to land resources ensure that there will be a proper
grading design by requiring that a detailed Erosion and Drainage Control Program be
developed and that certain Grading Standards be met. Flooding and Drainage Policies
require that prior to recordation of a Final Map, Drainage Plans be submitted that
demonstrate compatibility with adjacent properties within the sub-watershed. Open Space
and Recreation Policies require that each proposed planned development contain open
space free of buildings, streets, driveways, or parking areas. Policies, Standards, and
Mitigation Measures relating to water and energy conservation, in part, will require that
water conservation devices be used and water meters be provided for all residences and
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that site planning and building design provide for solar access and a Street Tree Planting
Program. Mitigation Measures for the Specific Plan also have been imposed which will
address air quality impacts.

Wildlife habitat and resources occur in the project area that are potentially significant and
should be protected. A Mitigation Measure has been incorporated which requires
compliance with the State and Federal Endangered Species Act and shall avoid any
protected species. Whereas avoidance is not possible, the Applicant shall consult with the
appropriate Responsible Trustee Agencies and if deemed necessary by said Agencies the
Applicant shall complete and submit a Biological Assessment and resulting Biological
Opinion, as well as an Incidental Take Permit or Consistency Determination form which
shall include Mitigation and Avoidance Measures for plants and animals as acceptable to
the California Department of Fish and Game and the United States Fish and Wildlife
Service.

Public Facilities Element

The proposed project will require community facilities and services including a community
water system, a community sewer system, fire protection, schools, and law enforcement.
The Specific Plan requires that urban services and related infrastructure be implemented in
accordance with an approved Infrastructure Plan to be financed by property owners within
its boundaries.

Although projects such as the proposed subdivision can be initially approved, the Specific
Plan requires that an Infrastructure Plan for water, sewer, and drainage be adopted before
a Final Map is recorded or a Building Permit is issued. In order to ensure that the
infrastructure requirements of the Specific Plan are met, staff is recommending that a
Condition be imposed requiring that an Infrastructure Plan in accordance with the Policies of
the Specific Plan be adopted prior to recordation of a Final Map and the appropriate
infrastructure required for this project be constructed prior to issuance of Building Permits.
In addition, the Policies, Standards, and EIR Mitigation Measures relating to the community
water and sewer facilities ensure that the facilities will be adequately designed, operated,
and maintained. The water and sewer facilities will be required to be designed and
operated in accordance with state and local standards. Both systems will be required to be
operated and maintained by CSA No. 34. The Resources Division, Special Districts
Administration indicates no concerns at this point with regard to the operation and
maintenance of the facility.

Fire protection services for the proposed development will be provided by the Fresno
County Fire Protection District. The District has indicated that the proposed project will
increase demand on fire protection resources in the area therefore, various fire protection
measures specified in the Specific Plan will be required as Conditions of Approval such as
adequate fire flows, fire hydrants, and storage facilities. In addition, a Mitigation Measure of
the Millerton Specific Plan EIR requires that prior to recordation of a Final Map a funding
mechanism be established for the maintenance and replacement of fire equipment and
staffing of the Millerton New Town Fire Station when it can be shown that the funding will
provide a greater level of fire protection service to the affected property.
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The Standards and Criteria regarding police protection indicate that the Sheriff's
Department should be consulted during site planning and building design to ensure that
adequate provisions for police protection and burglary prevention are designed into projects.
Prior to recordation of a Final Map, a funding mechanism shall be established through CSA
No. 34 to support the cost for Sheriff's protection services to achieve a ratio of 2.0 sworn
officers per 1,000 residents served. This is consistent with General Plan Policy PF-G.2.

Community Design Element

The Policies and Standards regarding the community design are intended to help enhance
the natural features which contribute to the scenic qualities of the Plan area, including
preserving the visual quality of prominent ridgelines; and to strengthen the individuality of
and enhance the overall community identity of Millerton New Town. The Policies and
Standards specifically require site planning and building design that will preserve the natural
character of ridgelines and that an Architectural Review Committee is formed to establish
and implement standards for architecture, lighting, fencing, and signage. The Community
Design Element also includes Policies and Standards relating to undergrounding of utilities,
landscaping, and use of drought resistant trees and plants, lighting, signage, and structure
characteristics.

The Tentative Map submitted by the Applicant indicates that the project has been designed
so that the proposed lots will be located in a relatively level location. The project description
submitted by the Applicant indicates that the homes proposed for the development will have
a contemporary theme creating a strong indoor/outdoor relationship through the use of
windows, doors and landscaping, which the Plan deems appropriate for Millerton New
Town.

Finding 2: The project site is physically suitable for the type and density of development
proposed.

The subject property is located within the low foothills just south of Millerton Lake.
According to the EIR prepared for the Millerton Specific Plan, there are possible geological,
grading, and erosion impacts associated with development that could occur on the project
site. The Specific Plan Mitigation Measure and Monitoring Program included Mitigation
Measures, which address slope stability, erosion, and other potential geologic hazards.

The Development Engineering Section of the Department of Public Works and Planning is
recommending that provisions be made to maintain the natural drainage throughout the
development in a manner that will not significantly change the existing drainage
characteristics of those areas adjacent to the development. Provisions must also be made
to retain all stormwater generated from this tract on-site. To ensure this will occur,
Development Engineering is recommending that a Condition be imposed requiring that all
additional run-off generated from this development be retained within drainage ponds or
other acceptable facilities. In addition, the Specific Plan requires that before initial
residential or commercial development occurs, an Infrastructure Plan that includes a
Drainage Element must be approved, the infrastructure is in place, and CSA No. 34 is ready
to provide service.
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The proposed project and the rest of the Millerton Specific Plan area will be served by a
community water system. The source of water will be surface water from Millerton Lake
with groundwater as an emergency back-up source. The area has basic water allocations
from Millerton Lake and additional surface water allocations through contracts, which will
avoid significant impacts, particularly those related to draw down of groundwater.,
Hydrological impacts will be further reduced with the implementation of Mitigation Measures
of the Specific Plan which include the construction of water infrastructure facilities
necessary to serve the development, finalized agreements whereby the project proponent
provides an adequate water supply to CSA No. 34, and the adoption of various water
conservation measures.

The Department of Public Health, Office of Drinking Water and Fresno County
Water/Geology/Natural Resources Unit reviewed the proposal and both had concerns with
water sources and estimated use for the proposed subdivision. Additional documentation
was provided which indicated water allocation and distribution within the Millerton Specific
Plan area including the subject subdivision. The Department of Public Health and County
Water/Geology/Natural Resource Unit indicated based on the submitted information they
had no further concerns with the proposed subdivision.

Based on the above factors, the project site can be considered suitable for the proposed
development.

Finding 3: The design of the proposed subdivision or the proposed improvements are
not likely to cause substantial environmental damage or substantially and
avoidably injure fish or wildlife or their habitat.

The Subdivision Ordinance requires that a Tentative Map be denied if a Finding is made
that the design of the subdivision or proposed improvements are likely to cause substantial
environmental damage or substantially and unavoidably injure fish or wildlife or their habitat.
The project site is located in a foothill setting within the Millerton Specific Plan. Millerton
Lake is located approximately 1.65 miles north of the subject property. Surrounding parcels
range in size from under five acres to over 100 acres in size. The subject property is
vacant. Surrounding land uses to the west and south include grazing. To the east is the
developing Brighton Crest Subdivision and Golf Course.

An EIR was originally prepared for the Millerton Specific Plan and was certified by the Board
of Supervisors at the time the Specific Plan was approved in 1984. More recently in April
1999, an Addendum to the EIR was approved for amendments to the Specific Plan to
include the subject property and additional land (440 acres) to the west and south. An
extensive list of Mitigation Measures is incorporated into the EIR and has been incorporated
into the project and will be imposed as Conditions of Approval.

The IS identified a number of potential environmental impacts. Potential impacts related to
compaction, over covering of the soil, and wind and water erosion will be addressed by
mandatory adherence to the County’s Grading and Drainage Ordinance and County
Building Code.

The San Joaquin Valley Unified Air Pollution Control District reviewed the proposed project
and indicated that the level of emissions associated with the project exceeds the Air
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District’s thresholds of significance for adverse air quality impacts. The air quality effects of
development in the Specific Plan area have been previously analyzed in the EIR prepared
for the Millerton Specific Plan. As a result, Mitigation Measures were approved which will
reduce the impacts to air quality to a level not considered significant. The District indicated
the proposed project will be subject to the Districts Rules and Regulations in order to reduce
emission in the San Joaquin Valley. In addition to the Air District's Rules and Regulations,
the Applicant must adhere to the Millerton Special Plan, Mitigation Measures and Monitoring
Program Matrix, Climate and Air Quality Mitigation Measures No. 17 a—m (Exhibit 8). The
Applicant must also adhere to the various District's Rules and Regulations in order to
reduce emission in the San Joaquin Valley including Rule 9510 (Indirect Source Review).
Pursuant to District Rule 9510, adopted to reduce the impacts of growth in emissions from
new land development in the San Joaquin Valley Basin, an Indirect Source Review (ISR)
was required due to the proposal exceeding 50 residential lots. An Air Assessment
Application for the ISR was applied for and approved by the District on January 31, 2008.

The Air District encourages other measures to reduce the project’s overall level of
emissions. These include careful selection and installation of sidewalks and bikeways
connecting to any nearby existing and planned open space areas, parks, schools,
residential areas, commercial areas to encourage walking and bicycling, and limiting
construction activities during certain hours and seasons. Information on these measures
has been provided to the Applicant.

Impacts related to the destruction of wetlands area, loss and degradation of plant and
wildlife habitat including vernal pools within the Specific Plan area were previously identified
by the California Department of Fish and Game, the State Department of Parks and
Recreation, the Natural Resources Conservation District, and the Sierra Resource
Conservation District. A Mitigation Measure which requires development of a Wetland and
Open Space Mitigation and Management Plan and a Monitoring Program prior to
recordation of a Final Map or SPR will be required for the proposed project as outlined in
the Mitigation Measures and Monitoring Program Matrix. The Applicant has filed a
concurrent SPR Application with this proposal. In addition, an additional Mitigation Measure
was included that addressed the concerns raised by the United States Fish and Wildlife
Service, which requires the Applicant to complete a Biological Assessment which may
conclude in additional Mitigation and Avoidance Measures for plants and animals
acceptable to the United Stated Fish and Wildlife Service and compliance with the
Endangered Species Act.

Based on this, the subdivision and proposed improvements are not likely to cause
substantial environmental damage or substantially and unavoidably injure fish and wildlife or
their habitat.

Finding 4: The design of the subdivision or types of improvements are not likely to
~ cause serious public health problems.

The Subdivision Ordinance requires that a Finding be made that the design of the
subdivision and the type of improvements proposed by this project will not conflict with any
easements required by the public at large for access through or use of the property. There
is one known public easement traversing through the proposed tract which will be relocated
as part of the Final Map. In addition, all proposed utilities will be required to be placed
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underground in accordance with County requirements. Easements for these utilities will be
required as a Condition of this Map.

Finding 5: The design of the subdivision or the type of improvements will not conflict
with easements, acquired by the public at large, for access through or use of
the property within the proposed subdivision.

Neither the design of the subdivision nor the types of improvements proposed is likely to
cause any serious healith problems. Both community water and sewer facilities will be
provided for in this development. These facilities will be designed and constructed in
accordance with County requirements, and will be owned and operated by a CSA or other
public entity acceptable to the County.

Fresno County Fire Protection District has performed a preliminary review of the project and
did not identify any significant concerns with the overall proposal with compliance with
California Code of Regulations Title 24 — Fire Code. A Condition of Approval has been
included requiring adherence to said Regulations.

The Standards and Criteria regarding police protection indicate that the Sheriff’s
Department should be consulted during site planning and building design to ensure that

adequate provisions for police protection and burglary prevention are designed into projects.

Mitigation Measures of the EIR also require that prior to recordation of a final map, a
funding mechanism shall be established through a community facilities district or districts
under the Mello-Roos Community Facilities Act of 1982, or other appropriate funding
mechanism to be determined by the County, to support the cost for Sheriff's protection
services to achieve a ratio of 2.0 sworn officers per 1,000 residents for the affected
properties. In addition, the project proponents shall pay for any cost associated with the
establishment of the referenced funding mechanism.

Based on these considerations, the design of the subdivision and the type of improvements

are not likely to cause serious health problems provided that the development complies with
the Conditions of Approval and project Notes.

CLASSIFIED CUP APPLICATION NO. 3193 ANALYSIS
ANALYSIS / DISCUSSION:
Finding 1: That the site of the proposed use is adequate in size and shape to
accommodate said use and all yards, spaces, walls and fences, parking,

loading, landscaping, and other features required by this Division, to adjust
said use with land and uses in the neighborhood.
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Setback, Separation and Parking

Between Buildings

feet between main building
and accessory buildings.

Current Standard: Proposed Is Standard Met
Operation: (y/n)
Setbacks R-1(c) Zone District: No Change Yes. The proposed
Front. 25 feet Planned
Sides: 7 feet Residential
Rear: 20 feet Development
meets all required
R-2(c) Zone District: setbacks and off-
Front: 20 feet set requirements,
Sides: 5 feet concurrent Tract
Rear: 20 feet Map Appilication
No. 5771.
Lot Depth R-1(c) and R-2(c) Zone 60 to 70 feet lot Yes: Modifications
Districts: Minimum depth of | depth to the Property
100 feet Development
Standards related
to lot depth due to
dual zoning on
several lots within
the tract and public
road frontage will
be addressed
through CUP.
Parking R-1(c) and R-2(c) Zone No Change Yes. The proposed
Districts: One parking Planned
space in a garage or Residential
carport for every dwelling Development
unit. meets parking
standards.
Lot Coverage R-1(c) Zone District: No Change Yes
Maximum lot coverage by
building and structures shall
not exceed 40% of the total
lot area.
R-2(c) Zone District:
Maximum lot coverage by
building and structures shall
not exceed 50% of the total
lot area.
Separation R-1(c) Zone District: Six No Change Yes
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Current Standard:

Proposed

Is Standard Met

water system
through Fresno

Operation: (y/n)
R-2(c) Zone District: Ten
feet between main building
and accessory buildings.
Fences, Hedges, R-1(c) and R-2(c) Zone No Change Yes
and Wall Districts: Not greater than
Requirements six feet on or within all rear
and side property lines on
interior lots and on or to the
rear of all front yard setback
lines. And no fence, wall,
hedge over three feet in
height shall be permitted in
any front yard.
Septic N/A N/A. The proposal | N/A
Replacement Area will utilize a
community sewer
system through
Fresno County
CSA No. 34.
Water Well N/A The proposal will N/A
Separation utilize a community

County CSA No.
34.
Circulation and Traffic
Existing Conditions Proposed Operation

Private Road Yes N/A Private roads.

Public Road Frontage No None Private roads proposed.
Requirement for public
road frontage waived per
CUP (Planned
Residential
Development).

Direct Access to Public Yes Marina Drive Private roads.

Road
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Existing Conditions Proposed Operation
Road ADT N/A Residential traffic.
Road Classification N/A In accordance with
County Improvement
Standards.
Road Width N/A 50-foot wide.
Road Surface N/A Paved.
Traffic Trips N/A Residential traffic.
Traffic Impact Study (TIS) No N/A TIS prepared per EIR for
Prepared Millerton New Town
Specific Plan.
Road Improvements Required N/A In accordance with
County Improvement
Standards.

Surrounding Properties

Size: Use: Zoning: Nearest Residence:
North: 39.09 Vacant R-E(c) N/A
R-1(c)
South: 592.91 Vacant R-E(c) N/A
AL-20
East 18.92 — Golf course and Single R-1-B(c) N/A
86.43 Family Residential
West: 17.16 — Vacant R-1-B(c) N/A
54.46 R-E(c)

Reviewing Agency/Department Comments regarding Site Adequacy:
Zoning Section of the Development Services Division: Approval of a Classified CUP is

required to allow the proposed 79-lot development and remainder parcel to be a Planned
Residential Development.

Analysis:
Staff review of TT Map Application No. 5771 and the Operational Statement provided by the

Applicant demonstrates compliance with all Development Standards of the R-1(c) (Single-
Family Residential, 6,000 square-foot minimum parcel size) and R-2(c) (Low Density
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Multiple Family Residential, 6,600 square-foot minimum parcel size) Zone Districts. The
Conditional Zone Districts require that all projects within the Millerton Specific Plan be
implemented as a Planned Residential Development by CUP. The Planned Residential
Development concept allows departure from standard Property Development Regulations
when development is planned as a unified, integrated whole and incorporates outstanding
design features and amenities. In this case, the Applicant has requested modifications to
the Property Development Standards related to lot depth due to dual zoning on several lots
within the tract and public road frontage, as discussed in detail in Finding 4 of this Report.

The project site is also adequate in size and shape to accommodate all required public
facilities and utilities as well as private roads constructed to Specific Plan and County Road
Standards.

Noteworthy Conditions of Approval: None.

Conclusion:

Finding 1 can be made.

Finding 2: That the site for proposed use relates to streets and highways adequate in
width and pavement type to carry the quantity and kind of traffic generated
by the proposed use.

See discussion above in Traffic Element beginning on Page 9 of the Staff Report.

Reviewing Agency/Department Comments:

As discussed above, the Development Engineering Section of the Development Services

Division identified Development Standards for the proposed private roads which have been

included as a Condition of Approval. Conditions of Approval have been identified by the

Design Division and Caltrans requiring a pro-rata share of cost to mitigate resultant impacts

to State highways.

Analysis:

Based on the above information and with adherence to Mitigation Measureé and

recommended Conditions of Approval, staff believes that the existing and proposed

roadways will be adequate to accommodate the proposal.

Noteworthy Conditions of Approval:

- Prior to issuance of Building Permits, the Applicant shall enter into a Traffic
Mitigation Agreement with Callrans in the amount of $17,700.00 for this project’s
impacts to future traffic to state facilities and to accommodate funding for future

improvements; fair share amounts as related to the Traffic Mitigation Agreement
shall be determined prior to recordation of a Final Map.
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Conclusion:

Finding 2 can be made.

Finding 3: That the proposed use will have no adverse effect on abutting property and
surrounding neighborhood or the permitted use thereof

See discussion above in Community Design Element on Page 11 of the Staff Report.
Reviewing Agency/Department Comments:

As discussed above, the project will: 1) comply with California Code of Regulations (CCR),
Title 24, Part 2, known as the 2010 California Building Code (CBC) for fire suppression; 2)
connect to community sewer and water services provided by CSA No. 34; 3) comply with
grading and drainage requirements of the County Ordinance; 4) pay for a pro-rata share of
cost towards traffic related improvements: and 5) will pay for funding towards police
services.

Analysis:

The proposal entails the creation of a 79-lot Planned Residential Development on
approximately 37.24 acres created by TT No. 5771 in the Millerton Specific Plan. Approval
of TT No. 5771 will result in construction of 79 single-family residential units and a 10.14-
acre remainder parcel. This proposal is compatible with other residential development
previously approved within the boundaries of the Millerton New Town Specific Plan.

The project will: 1) be provided with community sewer and water services through CSA No.
34 thereby reducing any impact on groundwater; 2) adhere to the County Grading and
Drainage Ordinance, Building Code, and permit requirements to ensure that additional
stormwater generated by the proposed development shall not impact neighboring
properties; 3) adhere to the Fresno County Noise Ordinance requiring construction activities
to occur between the hours of 6:00 a.m. to 9:00 p-m. Monday through Friday and 7:00 a.m.
to 5:00 p.m. Saturday and Sunday to avoid noise impacts on the neighboring properties.

Based on the above information and with adherence to the Mitigation Measures,

recommended Conditions of Approval and project Notes regarding mandatory

requirements, staff believes that the proposal will not have an adverse effect upon

surrounding properties.

Noteworthy Project Note:

- Adherence to the Fresno County Noise Ordinance requiring construction activities to

occur between the hours of 6:00 a.m. to 9:00 p-m. Monday through Friday and 7:00
a.m. to 5:00 p.m. Saturday and Sunday to avoid noise impacts on the neighboring
properties.

Conclusion:

Finding 3 can be made.
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Finding 4: That the proposed development is consistent with the General Plan.
See Table on Page 7, Analysis/Discussion/General Plan Consistency.
Reviewing Agency Comments:

Policy Planning Section of the Development Services Division: The project area is
designated Residential in the Millerton New Town Specific Plan. The proposed
development shall adhere to the aforementioned General Plan Policies. The site is not
restricted by a Williamson Act Contract and is not located within any clear zone or other
imaginary surface of a public use airport as described under FAR Part 77 or within an
identified airport noise contour.

Analysis:

According to the General Plan Policy LU-H.7 and the Zoning Ordinance, Section 855-N. 20,
planned developments are intended to promote efficient use of the land through increased
design flexibility and quality site planning. Planned Residential Development may allow for
departure from standard property development regulations when development is planned as
a unified, integrated whole and incorporates outstanding design features and amenities.
Planned Residential Developments can benefit the community through the more efficient
use of land, greater provision of open space, and improved aesthetics.

The submitted Site Plan indicates several lots will have dual Zone Districts of said parcels.
According to the Applicant, the design of the proposed tract was based on the topography in
the area therefore, the need to have parcels encroaching Zone Districts was necessary.

The Site Plan (Exhibit 5) indicates Lots 6-12, 17, and 31-33 will have dual Zone Districts,
the R-1(c) and R-2(c) Zone Districts. Although both Districts require a similar lot depth of
100 feet; parcels with dual zoning will not meet the minimum requirements per the Zoning
Ordinance.

As indicated above, the Planned Residential Development may allow departure from

standard property development regulations for more efficient use of the land. Staff believes
that the proposal is consistent with General Policy for Planned Residential Development.

Based on the analysis provided above, staff believes the project is consistent with the
Policies of the Fresno County General Plan and the Millerton New Town Specific Plan.

Noteworthy Conditions of Approval:
None.

Conclusion:

Finding 4 can be made.

STAFF RECOMMENDATION

Staff recommends approval of the Mitigated Negative Declaration prepared for this project.
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Staff believes the required Findings can be made based upon the factors cited in the
analysis, the recommended Conditions, and the Notes regarding mandatory requirements.
Staff therefore recommends that the project be approved. If the Commission approves
concurrent Conditional Use Permit Application No. 3193, staff recommends that the
Commission adopt the required Findings and approve Vesting Tentative Subdivision Map
No. 5771, subject to the listed Conditions.

PLANNING COMMISSION MOTIONS:

RECOMMENDED MOTION (Approval Action)

e Move to adopt the Mitigated Negative Declaration prepared for Initial Study Application
No. 5709.

* Adopt Findings noted in the staff report and approve Vesting Tentative Tract Map
Application No. 5771 and Classified Conditional Use Permit Application No. 3193, and
Site Plan Review Application No. 7787, subject to the Conditions listed on Exhibits 1 and
8.

» Direct the Secretary to prepare a Resolution documenting the Commission’s action.

ALTERNATIVE MOTION (Denial Action)

* Move to determine one or more of the required Tract Map Findings or Classified
Conditional Use Permit Findings cannot be made for the following reasons (state which
finding(s) and reasons), and move to deny the project.

» Direct the Secretary to prepare a Resolution documenting the Commission’s action.

RJ:mac
G:\M360Devs&PINPROJSEC\PROJDOCS\TT5771 \SR.doc
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Operational Statement
1. Project Description

This Operational Statement provides the design framework and implementation guidelines
for the development of approximately 105.3 acres within the Millerton Specific Plan (MSP) area
shown on Figure 1. The MSP area is located approximately two miles east of the community of
Friant along Millerton Road.

The MSP provides policies and standards for the development of the planned community of
Millerton. When completed, the community will include a variety of residential, commercial, public
facility, and open space uses. Individual projects within the MSP area must comply with the
relevant development criteria and guidelines contained in the Specific Plan. The MSP, including
this Project, is subject to a comprehensive Mitigation and Monitoring Matrix.

The primary objective of the Operational Statement is to provide the framework for
achieving quality design while considering both area-wide and site-specific issues. The Operational
Statement provides a flexible framework which will aid individual developers, design review
authorities, and the County of Fresno in ensuring consistency with the Specific Plan.

The MSP designates the Project Tract site containing 79 lots with three different zoning
districts: R-1(c), Medium Density Residential, R-2(c), Medium High Density Residential, and R-E,
Open Space. The conditional zoning of the Millerton Specific Plan requires that all projects be
implemented as a Planned Unit Development approved by Conditional Use Permit. The County
Zoning Districts are consistent with the land use boundaries established by the MSP.

The Project is comprised of 79 single-family lots served by a Public Street System as shown
on Vesting Tentative Subdivision Map No. 5771 (Figure 2). The Project is envisioned as a single-
family neighborhood integrated into the natural environment and open space areas. Special attention
has been given to landscaping and streetscape to provide for a pleasant community lifestyle.

An existing residential project and golf course (Brighton Crest, Tract 4048) adjoin the
Project on the easterly portion of the Project. An approved golf course and spray area adjoins the
property on the westerly side and approved MSP residential tracts on the northerly side.

The MSP provides that all residential development shall be through the Planned Unit
Development process. All lots will meet the minimum size requirement applicable to the Zoning
Districts in which they are included; however, the total number of lots of 207 for Specific Plan
Allocation Area H, which include Tract 5771 and adjacent areas, will not exceed the allocated
number of units as shown in the MSP.

The total number of single-family lots contained in Tract No. 5771 is 79, together with
five other lots with current zoning as described in the Tract Map and a 10.14-acre remainder
parcel. The total of 207 Residential Units for MSP Allocation Area H, of which this Project
forms a part, will not be exceeded with this and any previous or subsequent maps.

Brighton Hills
Operational Statement
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parcel. The total of 207 Residential Units for MSP Allocation Area H, of which this Project
forms a part, will not be exceeded with this and any previous or subsequent maps.

2. Neighborhood Character

The neighborhood setting provides both privacy and convenience compatible with the site's
natural setting. Homes will be designed with special attention given to creating a strong relationship
between the front of the building and the public street, as well as strive to capture views of the
natural setting. The Project will also have good access to the future Neighborhood Commercial
along Marina Drive, as well as the Neighborhood Commercial found in the southeast expansion
area.

The majority of proposed lots have been planned with physical or visual access to open
space and other community amenities in mind. The lots range in size from 9,350 square feet (Lots
45, 46, 47, and 51) to approximately 14,718 square feet (Lot 15).

The following residential design guidelines will reinforce the traditional neighborhood
qualities and the resident's ability to visually enjoy surrounding vistas and open space amenities
envisioned by the MSP.

Residential Design Guidelines

a) An emphasis should be given to creating residences with strong indoor/outdoor
relationships through the generous use of windows, doors, and appropriate
landscaping.

b) Setbacks may vary for maximum flexibility with the goal of creating a comfortable
street edge for pedestrians. Porches are encouraged in order to bring the “social”
part of the residential unit closer to the sidewalk.

¢) Building elevations and mass should be articulated to avoid monotony of a single
architectural theme, yet avoid mixing significantly different architectural styles.

d) - The visual impact of garages shall be reduced by a variety of means; including, but
not limited to, garages which are set back from non-garage fagade or porch, units
with forward garages which also include courtyards, arbors, arches, or other similar
treatments to enhance the streetscape, or side-turned garages.

e) Exterior wall materials should reflect the character of the region. Stone accents are
encouraged along the building base and columns.

f) The use of lighter, subdued colors as the body color and brighter accent colors to
accentuate architectural details are encouraged.

Brighton Hills
Operational Statement
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g) Roofing material shall consist of concrete or clay tile. Medium to dark gray
colors and style shall be selected to match the overall architectural theme of the
home.

h) Mechanical equipment (e.g., compressors, air conditioners, antennas, heat pumps,
solar collectors, and satellite dishes) should not be visible to the public.

Residential Development Standards

All residential development within the MSP is to be implemented through the Planned
Development Process. Planned Developments allow for departure from standard property
development regulations. Design elements to be considered include architecture, distance between
buildings, building setbacks, building height, off-street parking, open space, fencing, and
landscaping.

Residential standards provide regulations for land use, lot configuration, building setbacks,
building massing, off-street parking, and fencing. The standards in the County of Fresno Zoning
Ordinance are applicable to this Tract.

3. Landscaping and Neighborhood Entries

Plant materials are a strong unifying element and should reflect the physical, functional, and
aesthetic qualities of the site and architectural elements. Limited palettes of material in simple
compositions are recommended to achieve the overall semi-rural theme of the MSP. Areas which
will be landscaped include internal local neighborhood streets, cul-de-sacs leading to open space
corridors, neighborhood entries, and Marina Drive's landscape corridor where it abuts the Project
site.

Marina Drive

Marina Drive represents an important nearby edge for Project identification and character
due to the visibility of portions of the Project site from this roadway. Since Marina Drive is down
slope from the Project site, the landscaping will allow views into the Project while screening
adverse views from vehicular traffic. The details for Marina Drive landscaping are set out in the
Operational Statement for the adjacent Tract 5393.

4. Neighborhood Entries

A portion of the Project is bordered by the Brighton Crest Tract 4048 Project, and a portion
is accessed through Tract 5393. Each of the two primary neighborhoods will have a neighborhood
- entry. These entries will define the neighborhood character and set the tone for the Project.

The use of stone, fencing, lighting, and signage will be used to draw attention to these
entries. Special landscaping highlights such as flowering shrubs and groundcovers dispersed around

Brighton Hills
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stone formations will provide the most visual impact for these areas and enhance the overall Project
image. Clear views for traffic safety and Project signage will be maintained.

Neighborhood entry treatments will be located at entry points from Marina Drive. In
keeping with the semi-rural theme of the MSP, signage will build upon low-key neighborhood entry
treatments that will be easily identifiable to vehicular traffic. Natural materials such as stone or
boulder monoliths with signage plaques mounted or carved onto the surface will be used to identify
neighborhood entries. A detail of a neighborhood entry treatment is illustrated in Figure 4, with the
neighborhood entry plan illustrated in Figure 4A.

The following guidelines are intended to ensure quality entry treatments:

Neighborhood Entry Guidelines

a) Ormnamental and specialty landscape should be used to draw attention to Project
entries.

b) Landscaping should complement adjacent Brighton Crest landscaping, and entry
signage and landscape.

¢) Short-lived (seasonal) plantings may be used only as a minor supplement to
longer-lived plant materials.

d) Entry monuments with signage plaques or carved onto the surface of monuments
should be used to identify neighborhood entries.

e) Accent paving materials such as interlocking pavers may be used.

f) Monument signage at the west entry should be symmetrically arranged on each side
of the entry intersection.

g) Monument signage at the two east entries will be provided only on the southeast
side of the entry intersections.

h) Concealed lighting sources located flush with grade may be used.
5. Cul-de-Sac Open Space Entries

A low wrought-iron fence will be installed along the perimeter of the cul-de-sac exposed to
open space corridors. The purpose of the low fence is to prohibit unauthorized vehicular traffic
from entering open space corridors while allowing pedestrian and bicycles to enter.

Cul-de-Sac Open Space Entry Guidelines

a) Physical and visual access into the open space corridor shall be provided from the

Brighton Hills
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adjoining residential neighborhood. Visual access shall be achieved by
implementing Type C fencing standards contained in this Operational Statement.

b) Ornamental and specialty landscape should be used to draw attention to open space
corridor entries.

- ¢) Landscape irrigation runoff shall be managed to protect native plant materials in the
parkway from unseasonable water run-off.

6. Local Street Trees

Street trees play an important role in the quality of the local neighborhood environment.
Properly planted trees of the correct species will grow into a shade canopy over local streets. The
use of canopy trees saves energy by cooling the area and increases property values by improving the
neighborhood streetscape aesthetics.

Local Street Tree Guidelines

a) Street trees should be provided at a regular spacing of 40 feet on center in a uniform
distance from the edge of the sidewalk along all local streets within a five-foot
planting easement if applicable.

b) A single street tree species should be consistently used along each street. Varying
species may be used for additional yard trees at the builder's option.

7. Fencing

A coordinated system of fencing has been established that responds to a variety of fencing
conditions related to aesthetics, privacy, and the overall semi-rural theme of the MSP. The fencing
types established specify the type of fencing that is to be utilized within and along the perimeter of
the Project site.

The following standards are intended to ensure the coordination, quality, and proper design
of all fencing materials within the development area. All fencing should meet the following
standards and design described in Figure 5 and Figure 5A. Unless specified in the following
standards, fencing shall comply with the requirements of Section 80-4 of the Fresno County
Standard Specifications.

Type A Perimeter Fencing Standards

Type A fencing applies to fencing along Marina Drive, and along the westerly perimeter of
the development area.

2) Type A fencing shall be installed along the perimeter of the development area,
which is adjacent to the golf course open space area.

Brighton Hills
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g)

h)

Fencing shall be a maximum of six feet high.
Pilasters shall be spaced at a maximum interval of 64 feet on center.

Pilasters shall also be placed at all end points and at all directional changes
exceeding 45 degrees.

Wood fence members should consist of redwood or cedar panels, and redwood,
cedar or pressure treated fir posts and rails or high quality simulated wood materials.

Fencing panels shall face the exterior of the development area.

Fencing design shall incorporate Landscape Plans that include plantings to soften
the visual impact of the fence.

In addition to wood, other acceptable fence materials include wrought iron,
fiberglass, and/or concrete. '

Type B Residential Yard Fencing Standards

Type B fencing applies to fencing along all internal neighborhood yard boundaries.

a)

b)

©)

d)

e)

Type B fencing should be installed on all residential parcel rear or side lot lines,
which adjoin other residential parcel rear or side lot lines.

Fencing should be a maximum of six feet high.

Wood fence members should be composed of redwood or cedar panels, and
redwood, cedar, and/or pressure-treated fir posts and rails or suitable high quality
simulated wood material.

Fencing that abuts a street or open space should not have exposed horizontal
structure members to the street or open space. In cases where conditions exist on
each side of the fence, the structural member should be exposed on the open space
side.

In addition to wood, other acceptable fence materials include wrought iron,
fiberglass, and/or concrete.

Type C Split Rail Fencing Standards

Type C fencing applies to all open-ended cul-de-sacs leading to open space corridors. Type
C fencing may also be used in conjunction with neighborhood entries.

Brighton Hills
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8)

Type C fencing should be installed at open-ended cul-de-sacs leading to open space
corridors.

Type C fencing may also be installed in conjunction with neighborhood entries.
Fencing should be a maximum of four feet high.
Pilasters should be spaced at a maximum interval of 32 feet.

Pilasters should be placed at all end points and at all directional changes exceeding
45 degrees.

Wood fence members should be composed of redwood or cedar and should have the
following nominal dimensions:

Rails: 2" x 6"
Posts: 6" x 4"

In addition to wood, wrought iron, fiberglass, and/or concrete are acceptable fence
materials.

8. Golf Course Open Space Area:

Portions of the Project face the proposed White Fox Creek Golf Course and the existing
Brighton Crest Golf Course and open space. Appropriate setbacks will be used in these areas.

9. Lighting

Simple efficient street lighting mounted on standard poles will be provided. Street lighting
will be spaced to provide safety to motorists and pedestrians while retaining the overall semi-rural
theme of the MSP. Architectural lighting effects are encouraged at neighborhood entries and
landscaping to promote nighttime identity and character. Excessive lighting and glare should be
minimized through careful selection and placement of lighting standards and illumination levels.

Lighting Standards

a)

b)

Street lighting shall be concentrated at intersections, crosswalks, and neighborhood
entries [806-05:5.03(b)].

Lighting fixtures should direct light downward and minimize area glare and light
spillover.

10. Circulation

Components of the MSP Transportation Element (Section 806-02) include a hierarchy of

Brighton Hills
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streets and trail system for pedestrian and bicycle use. Special attention has been given to creating
streets and streetscape that balance the needs of automobiles with those of pedestrians and

bicyclists. The following street classifications correspond to and are consistent with the adopted
MSP.

Marina Drive

Marina Drive serves as the primary circulation route for the easterly half of the Specific
Plan and a link to the commercial core area. Marina Drive characteristics are defined in the MSP
and in the Operational Statement for Tract 5393.

Local Streets

Local streets provide access and circulation to individual lots. Two local street sections are
permitted in the MSP of varying size depending on the number of lots served. All local streets will
be constructed as specified in the Specific Plan.

As stated in the MSP, related Environmental documents and Mitigation Matrix, the
Developer will enter into a Traffic Improvement Agreement with the County to provide for the
funding of the required traffic and transportation improvements. The Agreement will be executed
prior to the approval of a Final Subdivision Map.

This Agreement shall specify which off-site road improvements, if any, are to be bonded
for or constructed by the Developer as a result of traffic generated impacts. Funds collected from
the Developer for some improvements may be reimbursed in the event funds are collected from
other developers in the vicinity of the MSP area for such improvements. Required improvements
shall maintain a Level of Service as defined by County Standards. The Traffic Improvement
Agreement between the County and the Developer shall consider the EIR Traffic Study and any
other relevant traffic analyses or information.

11. Grading

The provisions and standards of the MSP will be applicable to grading on the Project site
unless otherwise referenced in this Operational Statement. The MSP respects the physical character
and environmental qualities of the MSP area and is sensitive to visual qualities, building types, and
development efficiency. The Project area is bound by a prominent ridgeline along the south and
gentle to moderate slopes to the west.

The Project is designed to be compatible with the physical character and environmental
qualities of the area to the south and the gentle slopes that separate the development area from tracts
to the east.

12. Infrastructure

To provide for the orderly planning of the connection of the Project site with other future

Brighton Hills
Operational Statement
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residential and commercial projects in the MSP area, an Infrastructure Plan for the Specific Plan
and certain adjacent properties has been adopted by Fresno County. The Infrastructure Plan
provides area-wide systems for the treatment of wastewater, use of reclaimed water, and for the
treatment and storage and distribution of surface water. The Infrastructure Plan also summarizes
applicable standards for Drainage Plans for site-specific projects in conformance with the MSP.

This Project is subject to the provisions of the MSP set forth in Section 806-07:5:00. All
the necessary infrastructure to provide service shall be completed prior to acceptance by County
Service Area No. 34 (CSA No. 34). The CSA shall be responsible for the maintenance and
appropriate upgrading of infrastructure, but is not responsible for the construction of infrastructure.

The Project will be served with surface water from Millerton Lake to be delivered through
CSA No. 34 facilities under an Agreement between the Applicant, Fresno County, and the Deer
Creek and Tule River Authority approved by Fresno County originally in December 1999 and
amended in 2007. The facilities for the withdrawal of water from Millerton Lake, the conveyance of
the raw water to the treatment plant, and treatment of the water supply for domestic use for the
Project area are in place and where required will be upgraded.

The Project will be served with a tertiary level wastewater treatment facility which was
approved by Fresno County, and the construction of which is substantially completed at the site
of the current Brighton Crest (Tract 4048) facility at the southerly end of the Specific Plan area.
CSA No. 34 will operate this facility under Wastewater Discharge Requirements and Water
Reclamation Requirements issued by the California Regional Water Quality Control Board.

This facility has a current wastewater permitted capacity of 200,000 gallons per day (gpd)
and is designed to be expanded in phases to include treatment capacity for the Millerton Specific
Plan as described in the Adopted Millerton Infrastructure Plan, including the units in Tract 5771.
The current flow is approximately 3,000 gpd. Based on an average daily wastewater flow of 250
gpd per dwelling unit, the Project will generate an estimated 19,790 gpd of wastewater to be treated
and disposed of at the wastewater treatment facility.

The Project site will be provided with wastewater treatment service from a tertiary treatment
facility approved under approved CUP 2979 which has recently been constructed by upgrading the
current plant serving Tract 4048, all in accordance with the Millerton New Town Area
Infrastructure Plan which was adopted by Fresno County and other applicable approvals by the
State of California Regional Quality Control Board.

In accordance with the Traffic Study previously prepared for the MSP units, this Project
will be required to participate pro rata in the construction of area streets and roads. The Developer
will be entitled to reimbursement for costs incurred over and above the Project's pro rata share for
certain roads as set out in the Traffic Study prepared in accordance with GPA 455, GPA 489, and
related projects.

Brighton Hills
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The Specific Plan (Section 806-07:502) identifies the following Developer infrastructure

obligations:

2)
b)

d)

g
h)

i)

Construction of on-site improvements.

Right-of-way dedication and construction of curb, gutter, and sidewalk
improvements as applicable on major street frontages.

Extension of facilities from the proposed Project to the nearest improved point of
connection if existing facilities are not adequate to serve the Project. This includes
right-of-way dedication for streets, water and sewer lines, and construction of these
facilities.

For roads, this means dedication of right-of-way and construction of two travel lanes
to the nearest improved road (half of a four-lane collector or arterial and
construction of the entire travel width of two-lane roads). As adjacent properties
develop, each developer shall be responsible for construction of curb, gutter, and
parking lane improvements and for reimbursement to the original Developer of their
fair share of the travel-width improvements.

Construction of oversized sewer and water lines or easement allowing for parallel
lines to nearest point of connection. First-in developers will have to install off-site
oversized primary facilities to the nearest point of connection to serve a larger area
than their own project. An Agreement will be required between the subdivider and
the County Service Area for future reimbursement to the subdivider for the extra
cost of trunk line construction.

Dedication and improvement of drainways, recreation corridors, and open space.
Dedication of public facilities sites.

Dedication of improvement of bike lanes.

Dedication of right-of-way for outside travel lanes, median islands, and intersection
improvements.

Construction of required berms and walls.

13. Other Plans and Maps

Attached are Figures 3, 6, and 7. out of the Millerton Specific Plan which illustrate the
relationship of Tract 5771 to Unit Allocation Area H to the circulation, road profiles, and
other standards and requirements of the MSP.
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14. Figures to Operational Statement

Figure 1:
Figure 2:
Figure 3:
Figure 4:
Figure 4A:
Figure 5:
Figure 5A:
Figure 6:
Figure 7:
Figure 8:

Area Map

Tract No. 5771 Map

Residential Development Allocation Areas

Neighborhood Entry Treatment

Neighborhood Entry Plan

Fencing Standards and Design

Additional Fencing Standards

Land Use and Circulation Element Maps from Specific Plan
Circulation Element and Bikeways

Road Profile for Residential and Collector Streets

CF. FairwayCrest. OperationalStatement. Tract5771. Final 10.11.06
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FIGURE 1 - VICINITY MAP - MILLERTON NEW TOWN
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FIGURE 2 - TRACT MAP
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AFFECTED LOTS
PENDING TENTATIVE TRACT 5393
LOT 281 =3.85 AC (R-1B ZONING)
LOT 282 =9.37 AC (RE ZONING)
LOT 283 =7.97 AC (R-2 ZONING)
LOT 284 =27.28 AC (R-| ZONING)
LOT 286 =40.01 AC (R-! ZONING)

APN 300-540-92 = 17,16 (R-)B ZONING)

TOTAL ACRES = {05.73

REVISED LOTS
PROPOSED TENTATIVE MAF. 577 |

LOTS 1-79 =27.12 AC (R-14 R-2 ZONING)

LOT 80 =3.75.AC (R- 1B ZONING)
LOT 81=26.32 AC (R-1 ZONING)
LOT 82 =10.14 AC (R-! ZONING)

LOT 83 =12.00 AC (RE, R-1 & R-2 ZONING)

LOT 84 =9.27 AC (R-1 ZONING)

REMAINDER = 17,13 AC (R-I.B ZONING)
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FIGURE 3 - RESIDENTIAL DEVELOPMENT
ALLOCATION AREAS
MILLERTON NEW TOWN SPECIFIC PLAN
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FIGURE 4
NEIGHBORHOOD ENTRY TREATMENT
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AFFECTED LOTS
PENDING TENTATIVE TRACT 5393
LOT 281 =3.85 AC (R-1B ZONING)
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TRACT NO. 5771
FAIRWAY CREST
FRESNO_COUNTY
THE CLARKSFIELD COMPANY INC.
VESTING TENTATIVE TRACT NO. 5771
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FIGURE 4A
NEIGHBORHOOD ENTRY PLAN
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FIGURE 5

Fencing Standards

Wi Fence +6 High 2x10 Cap Rail w/
» Panel / 6x6 Wd. Post / +6-6" @ Wd. Cap /2x4 Side Rails .
P
£ e =
6’_6"
< ‘ n —
8o.c. L -
X
- 64'0.c.
Typ.
Type A: Perireter Fencing

Perimeter fencing shall be six (6) feet in height. Perimeter fencing shall be constructed along Marina/ Saubrice Drive
and along northem perimeter of the project area.

Pilaster /Wmught Iron Fery 6x6 Wd. Post

/ +6'-6" @ Wd. Cap
..
—7 yi ﬁ*
1 ] T T L
6-6" r e
51 <,
5 —E— T L
8'o.c.
%
Typ. 64' o.c. [
Typ. ]
Type A Alternate: Perimeter Fencing

Perimeter fencing shall be six (6) feet in height. Perimeter fencing shall be constructed along Marina/ Saubrice Drive
and along northem perimeter of the project area.

CF.FairwayCrest.Figure5.FencingStandards
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FIGURE 5A

Fencing Standards
76" High 2x10 Cap Rail w/
‘Wood Fence Panel / 4x4 Wood Post / 2x4 Side Rails
. / )
7 i A
61_0"
s e 4
L 8'o.c. L
k| Typ. 1

Type B: Residential Yard Fencing (Viewable From Public Street)
Interior residential front facing (backyard) fencing (toward public stre

ets) shall be six (6) feet in height. This
fence shall be constructed of redwood, cedar, or comparable material.

+6' Wood Fence Panel 4x4 Wood Post +6' H. 2x8 Cap Rail
| / /
| |
I
60"
F
e
L 8 o.c. l,
1 Ty-p_ 9

Type B: Residential Yard Fencing (Interior)

Interior residential front facing (backyard) fencing (toward public streets) shall be six (6) fect in height. This
fence shall be constructed of redwood, cedar, or comparable material.

- Wrought Iron Fence
+3'-6" Wood Post
= . A
FUPTIN = o

J b
l 4'o.c. l
L Typ. 32 o.c. [
1 Typ. K|

Type C; Low Omamental Iron Fencing
Low Fencing shall be constructed at all open-ended culs-de-sac leadin

g t0 open space corridors. Low Fencing
may also be used in conjunction with neighborhood entries,

CF.FairwayCrest Figure5A FencingStandards
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FIGURE 6 - LAND USE &
CIRCULATION ELEMENTS
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FIGURE 7 - CIRCULATION ELEMENT AND BIKEWAYS
MILLERTON NEW TOWN SPECIFIC PLAN
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FIGURE 8
LOCAL RESIDENTIAL & COLLECTOR
STREET STANDARDS
MILLERTON SPECIFIC PLAN
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County of Fresno

DEPARTMENT OF PUBLIC WORKS AND PLANNING

ALAN WEAVER
DIRECTOR
EVALUATION OF ENVIRONMENTAL IMPACTS
APPLICANT: The Clarksfield Company, Inc.
APPLICATION NOS: Initial Study Application No. 5709, Classified Conditional Use

Permit Application No. 3193, Site Plan Review Application No.
7787 and Vesting Tentative Tract Map Application No. 5771

DESCRIPTION: Allow a planned residential development consisting of 79 single-
family residential lots and a 10.14-acre remainder lot totaling
approximately 37.24-acres in the R-1(c) (Single-Family
Residential, 6,000 square-foot minimum parcel size), R-2(c) (Low
Density Multiple Family Residential, 6,600 square-foot minimum
parcel size) Districts.

LOCATION: The subject property is located south of Marina Drive within the
Millerton New Town Specific Plan between the Brighton Crest
Subdivision and the Friant-Kem Canal, approximately 2.5 miles
east of the unincorporated community of Friant. (APN: 300-541-
43, and 44).

DISCUSSION:

An Environmental Impact Report (EIR) and Mitigation Measures & Monitoring Program Matrix
was certified as having been prepared and considered by the decision-making body in
accordance with the California Environmental Quality Act (CEQA) when the Millerton Specific
Plan was adopted in December 1979. Several additional environmental studies have been
prepared since the 1979 certification; the most recent being in December 2004.

This Initial Study has been prepared in part to determine if the existing EIR is adequate for the
proposed project pursuant to Section 21166 of the Public Resources Code, which states that no
subsequent or supplemental EIR shall be required for a project pursuant to Section 21000 et
seq. of the Public Resources Code unless one or more of the following events has occurred:

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

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

(c) New information which was not known and could not have been known at the time the
environmental impact report was certified as complete, becomes available.

The subject project was routed to reviewing agencies initially in June of 2006 and again on
February 9, 2011 with acknowledgement of the previously-adopted EIR and Specific Plan.
Comments received at the completion of the routing cycle did not reveal any significant project-
related impacts that could not be mitigated. Based on staff's review of comments received, it

~ DEVELOPMENT SERVICES DIVISION
2220 Tulare Street, Sixth Floor/ Fresno, ( 1055 7 600-4022 / 600-4540 / FAX 600-4200
Equal Employm EXHIBIT 7, PAGE 1  * Disabled Employer
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related impacts that could not be mitigated. Based on staff's review of comments received, it
has been determined that the provisions of Section 15162 will be utilized in preparing the
environmental document.

This Initial Study has been prepared pursuant to Section 15162 of the CEQA Guidelines, to
determine if the existing EIR is adequate for the proposed project, or whether any of the three
events noted above have taken place necessitating preparation of a new or supplemental EIR.

The Lead Agency may then determine if a subsequent Negative Declaration is appropriate. A
determination to prepare a Mitigation Negative Declaration has been made based upon the fact
that mitigation measures were identified in the Initial Study.

Based upon the comments received, which indicated that no significant impacts would occur, if
the project is approved, a mitigated negative declaration has been prepared.

I AESTHETICS

A. Would the project have a substantial adverse effect on a scenic vista:

B. Would the project subsfantially damage scenic resources, including but not
limited to trees, rock outcroppings, and historic buildings within a state scenic
highway;

C. Would the project substantially degrade the existing visual character or quality of

the site and its surroundings

FINDING: LESS THAN SIGNIFICANT IMPACT

The project proposes to create 79 single family residential lots and a 10.14-acre
remainder lot within the Millerton New Town Specific Plan which has been
designated for urban development since 1979. Surrounding the subject project
area are the following: vacant land proposed for residential development located
to the north, south and west. Residential development (Brighton Crest) to the
east. Views and vistas of the foothill surroundings will not be adversely affected
by the proposed residential development due to the location of the proposed
subdivision. The proposal is located south of Millerton Road within a planned
community which will include residential, commercial, public facility, and open
space uses. The proposal also includes open space buffers surrounding
wetlands, streams, and rock outcroppings limiting impacts on scenic vistas or
other visual resources to less than significant.

The project area comprises a distinct major open space element south of
Millerton Lake. Visual impact concerns arise from modification and urbanization
of the small valley and rolling terrain which make up the town site, sensitivity of
proposed development to hillside, ridgeline, and other on-site visual values, and
development as it relates to the natural environment. According to the 1979
Environmental Impact Report (EIR) for Millerton Specific Plan, the New Town
would have a significant impact on the visual character of the Millerton Area in
that the development would consume open space and change the visual
character of the area. To lessen such impacts, the proposal includes open space
buffers surrounding wetlands, streams, and rock outcroppings limiting impacts on
scenic vistas or other visual resources. In addition, the project will adhere to

Evaluation c a -Page 2
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Mitigation Measure No. 11, listed in the Millerton Specific Plan, Mitigation
Measures and Monitoring Program Matrix in relation to location of building sites
on the property, submittal of landscaping plan, grading and erosion control,
scenic road ways, and park development to maintain visual quality of the site and
its surroundings.

Would the project create a new source of substantial light or glare which would
adversely affect day or nighttime views in the area?

FINDING: LESS THAN SIGNIFICANT IMPACT

The project would generate new sources of light and glare in the form of
residential lighting (exterior and interior), pole mounted street lighting, and
vehicular headlights. However, the increase in light and glare is not considered
significant because the type of light generated is expected to be similar to that of
existing residential development to the west and southeast, and projects within
the vicinity. According to the applicant’s operational statement, lighting and glare
impacts will be minimized through careful selection and placement of lighting
standards and illumination levels. In addition, all lighting fixtures will direct light
downward to minimize area glare and light spillover. To mitigate light and glare
impacts on the adjacent properties, the following mitigation measure will be
incorporated into the project:

*Mitigation Measure

1. All outdoor lighting shall be hooded and directed so as not to shine
toward public roads or the surrounding properties.

1. AGRICULTURAL RESOURCES

A.

Would the project convert prime or unique farmlands or farmland of statewide
importance to non-agricultural use;

Would the project conflict with existing agricultural zoning or Williamson Act
contracts; or

Would the project involve other environmental changes which, due to their
location or nature, could result in conversion of farmland to non-agricultural use?

FINDING: NO IMPACT

The proposal will be developed within the boundaries of the Millerton New Town
Specific Plan, which does not contain any productive agricultural land nor is
subject to a Williamson Act Contract. According to the Important Farmland Map,
the entire Millerton New Town Specific Plan is designated as “Grazing Land” and
currently contains a golf course, single family residential units, and vacant land.
Therefore, this proposal will not convert prime agricultural land into non-
agricultural use.

118 AIR QUALITY

Evaluation ¢ -Page 3
EXHIBIT 7, PAGE 3



Would the project conflict with or obstruct implementation of the applicable air
quality plan?

Would the project isolate any air quality standard or contribute to an existing or
projected air quality violation;

Would the project result in a cumulatively considerable net increase of any

criteria pollutant for which the project region is non-attainment under a federal or
state ambient air quality standard; or

Would the project expose sensitive receptors to substantial pollutant
concentrations?

FINDING: LESS THAN SIGNIFICANT IMPACT

The proposal may contribute to the overall decline in air quality due to the
increase in traffic to the Millerton New Town Specific Plan area. The proposal
will require compliance with the San Joaquin Valley Air Pollution Control District
(Air District) Regulation VIl (fugitive PM10 Prohibitions) and Rules 4101
(Nuisance), Rule 4103 (Open Burning), Rule 4601 (Architectural Coatings), Rule
4641 (Cutback, Slow Cure, and Emulsified Asphalt, Paving and Maintenance
Operations), Rule 4901 (Wood Burning Fireplaces and Wood Burning Heaters),
and Rule 4902 (Residential Water Heaters). Pursuant to District Rule 9510, an
Indirect Source Review (ISR) was required due to the proposal exceeding 50-
lots. The ISR was applied for and was approved by the District on January 31,
2008.

In addition to Air District's Rules and Regulations, the applicant must adhere to
the Millerton New Town Special Plan, Mitigation Measures and Monitoring
Program Matrix, Climate and Air Quality Mitigation Measures Nos. 17.a - m.

Would the project create objectionable odors affecting a substantial number of
people?

FINDING:  NO IMPACT

As proposed, the single family residential development will not create
objectionable odors.

Iv. BIOLOGICAL RESOURCES

A

Would the project have a substantial adverse effect, either directly or through
habitat modifications, on any candidate, sensitive, or special-status species?

Would the project have a substantial adverse effect on any riparian habitat or
other sensitive natural community identified in local or regional plans, policies
regulations, or by California Department of Fish and Game or United States
Department of Fish and Wildlife?

Evaluatior EXHIBIT 7, PAGE 4 5 - Page 4



FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION
INCORPORATED

The proposed 37.24-acre site is located within an area of wildlife and wetlands
which were previously identified in the Environmental Impact Report (EIR)
certified for the Millerton New Town Specific Plan Area and the subsequent 2004
EIR Addendum. Both California Department of Fish and Game and United
States Department of Fish and Wildlife reviewed the proposal and Specific Plan
Mitigation Measures and Monitoring Program Matrix. The Department indicated
that there is an absence of recent surveys and avoidance should be achieved
where possible. However, when avoidance is not possible the applicant shall
consult with the agencies. The Department indicated that the applicant shall
adhere to the mitigation measures listed in the Vegetation and Wildlife Section in
relation to the preservation of oaks, participation in the formation of a Open
Space and Natural Resource Plan, and development of a Wetland and Open
Space Mitigation and Management Plan and Monitoring Program. In addition to
Mitigation Measures No. 16.a-I of the Specific Plan, DFG provided an additional
mitigation measure to be included requiring additional focused biological surveys
be conducted if necessary and at the appropriate timing by a qualified
biologist/botanists to determine if additional species are occurring on the project
not addressed in previous Biotic Evaluations prepared for the Millerton New
Town Specific Plan area. The Department noted that California Tiger
Salamander (CTS) was not listed under either the State or Federal Endangered
Species Acts when the environmental documentation was prepared for this
project. The Department indicated that the proposed site has the potential for
CTS breeding and that upland habitat has been identified in the area. The
project will pursue burrow avoidance and will consult with the appropriate
agencies should avoidance not be possible. Furthermore, the project has the
potential to impact the San Joaquin Kit Fox, Bald Eagle, Golden Eagle, and
White-Tailed Kite; the threatened San Joaquin Valley Orcutt Grass and
Succulent Owl’s Clover; and the threatened Vernal Pool Fairy Shrimp and the
vernal pool tadpole shrimp.

The following mitigation measures have been included to address potential
disturbance to federally and state listed species prior to site development:

* Mitigation Measure

1. The applicant shall comply with State and Federal Endangered Species
Act and shall avoid any protected species. Where avoidance s not
possible the applicant shall consult with the appropriate Responsible
Trustee Agencies and if deemed necessary by said agencies the
applicant shall complete and submit a Biological Assessment and

‘resulting Biological Opinion, as well as an Incidental Take Permit or
Consistency Determination from which shall include Mitigation and
Avoidance Measures for plants and animals as acceptable to the
California Department of Fish and Game and the United States Fish and
Wildlife Service examples of said measures are but are not limited to:

a) Nesting Birds: If appropriate and unavoidable, the construction
activities or tree removal must occur during the breeding season
(February through Mid-September); surveys for active nests should be

Evaluation of B ¢y i 7, pAGE s 2985



conducted by a qualified biologist no more than 15 days prior to the start
of construction. A minimum no-disturbance buffer of 250 feet (or an
agreed to distance) should be delineated around active nests until the
breading season has ended or until a qualified biologist has determined
that the birds have fledged and are no longer reliant upon the nest or
parental care for survival. Should a nest of a listed species or a fully
protected species such as the Swainson’s hawk, white-tailed kite, bald
eagle, or golden eagle, be discovered, all work shall be postponed until
after consultation with the appropriate Responsible Agency.

b) Streams and Wetlands: If appropriate and unavoidable, all
Jurisdictional watercourses shall be protected with a no-disturbance buffer
of at least 250 feet (or an agreed to distance) as measured from the top
of each bank or the outer canopy of riparian vegetation, whichever is
greater.

c¢) California Tiger Salamander (CTS): If appropriate and unavoidable,
prior to construction activities, the applicant shall apply for an Incidental
Take Permit (ITP) or if applicable a Consistency Determination with the
Califomnia Department of Fish & Game. A Habitat Conservation Plan shall
be prepared and identify measures to avoid and minimize the take of
State-listed species and fully mitigate the impact of that take such as:
delineation of construction sites; take avoidance measures tailored to the
affected species; preconstruction notification of the Department;
employee education programs; reporting procedures when an animal is
killed, injured or trapped; compliance inspections and reports; acquisition
and transfer of habitat management lands; and associated funding
(including money for document processing and for initial protection (e.g.,
fencing, posting, clean-up), and endowments for management of the
lands in perpetuity).

d) Burrowing Owil: If appropriate and unavoidable, no disturbance should
occur within 160 feet (or an agreed to distance) of occupied burrows
during the non-breeding season of September 1 through January 31 or
within 250 feet (or an agreed to distance) during the breeding season of
February 1 through August 31. Avoidance also may require that a
minimum of 6.5 contiguous acres (or an agreed to amount) of foraging
habitat be preserved with occupied burrow sites for each pair of breeding
burrowing owls (with or without dependent young) or single unpaired
resident bird.

e) Listed Plant Species: If State, Federally, and California Rare Plant-
Rank listed plant species are discovered and unavoidable, the applicant
where applicable shall consult with the appropriate Responsible Agency
to discuss potential “take” under CESA. This may result in preparation of
a focused biological survey conducted by a qualified botanist during the
appropriate floristic period(s) in order to adequately assess the potential
project related impacts to special status plant species.

C. Would the project have a substantial adverse effect on federally protected
wetlands as defined by Section 404 of the Clean Water Act through direct
removal, filling, hydrological interruption or other means?

Evaluation of Page 6
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FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION
INCORPORATED

The Army Corps of Engineers reviewed the project and stated the study area is
under the authority of Section 404 of the Clean Water Act which regulates the
discharge of dredged, excavated, or fill material in wetlands, streams, rivers, and
other U.S. waters. The U.S. Army Corps of Engineers indicated that the proposal
is subject to 404 permitting, including any required wetland delineation and
verifications, permitting, and avoidance and mitigation requirements of the US
Army Corps of Engineers. The 404 permit will be required prior to ground
disturbance, and will be included as a mitigation measure to the project.

* Mitigation Measure

2. The proposal shall comply with the Clean Water Act, including any
required wetland delineation and verifications, permitting and avoidance
and mitigation requirements of the U.S. Army Corps of Engineers.

Would the project interfere substantially with the movement of any native resident
or migratory fish or wildlife species or with established native resident or
migratory wildlife corridors, or impede the use of native wildlife nursery sites?

Would the project conflict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy or ordinance?

FINDING: LESS THAN SIGNIFICANT IMPACT

The subject site has numerous wetlands, drainages and vemal pools which will
likely be negatively affected over the long-term by surface water runoff during
rain events. Any avoidance and minimization measures, as well as
compensation, will be incorporated in accordance with the required 404 Permit,
and per compliance with the Clean Water Act.

Would the project Conflict with the provisions of an adopted Habitat Conservation
Plan, Natural Community Conservation Plan, or other approved local, regional, or
state habitat conservation plan?

FINDING: LESS THAN SIGNIFICANT IMPACT

Per the policies of the Millerton Specific Plan, Section E, Habitat Conservation,
the Millerton Open Space and Natural Resource Plan (OSNRP) has been
established for the area to protect sensitive resources by establishing key habitat
areas, open and continuous wildlife corridors ridge top and view protection,
native plants, landscapes, and lighting restrictions on hill tops to mitigate glare.
Furthermore the project will pursue avoidance where possible and will initiate
consultation with the appropriate Responsible Trustee Agencies if necessary. In
addition, a Settlement Agreement has also been reached between the applicant,
California Department of Fish and Game (F&G) Fresno County and various
entities which according to F&G when implemented will protect fish, wildlife or
plants in the project area. See Section IV.A & B. -

Evaluation of E age 7
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V. CULTURAL RESOURCES

A

Would the project cause a substantial adverse change in the significant of a
historical resource as defined in Section 15064.5?

Would the project cause of substantial adverse change in the significance of an
archeological resource pursuant to Section 15064.5?

Would the project directly or indirectly destroy a unique paleontological resource
or site or unique geologic feature?

Would the project disturb any human remains, including those interred outside of
formal cemeteries?

FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION
INCORPORATED

The proposal also includes the creation of water service lines that may unearth
cultural resources during construction. If this occurs, in accordance with
Mitigation Measures 12.b and 12.d of the Mitigation Measures and Monitoring
Program Matrix all work shall be halted in the area of the find and an archeologist
shall be called to evaluate the findings and make any necessary mitigation
recommendations. A mitigation measure reflecting this request is incorporated
into the project. The mitigation measure will reduce potential impacts to cultural
resources to a level of insignificance.

* Mitigation Measure

1. In the event that cultural resources are unearthed during grading or
construction activity, all work shall be halted in the area of the find, and an
archeologist shall be called to evaluate the findings and make any
necessary mitigation recommendations. If human remains are unearthed
during construction, no further disturbance is to occur until the Fresno
County Coroner has made the necessary findings as to origin and
disposition. If such remains are Native American, the Coroner must notify
the Native American Commission within 24 hours.

VI. GEOLOGY AND SOILS

A

Would the project expose people or structures to potential substantial adverse
effects, including risk of loss, injury or death involving:

1. Rupture of a known earthquake?

2. Strong seismic ground shaking?

3. Seismic-related ground failure, including liquefaction?
4. Landslides?

FINDING: NO IMPACT

Evaluation o pypipir 7 pageg - Page 8
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The site is not located within a fault zone or area of known landslides.
Would the project result in substantial erosion or loss of topsoil?

FINDING: LESS THAN SIGNIFICANT IMPACT

The project site could result in changes in absorption rates, drainage patterns
and the rate and amount of surface run-off, in the form of drainage from building
roofs and new paved parking and circulation areas. These effects are not
considered significant with adherence to the Grading and Drainage Sections of
the County Ordinance Code and the Millerton New Town Specific Plan, Mitigation
Measures and Monitoring Program Matrix No. 13.g — requiring the applicant to
provide a detailed erosion and drainage control program for the project to control
erosion, siltation, sedimentation and drainage.

Would the project result on- or off-site landslide, lateral spreading, subsidence,
liguefaction or collapse?

Would the project be located on expansive soils creating substantial risks to life
or property?

FINDING: NO IMPACT

During the analysis, it has been determined that the soils are suitable for
residential development, and that landslides, lateral spreading, subsidence,
liquefaction, collapse, and loss of life will not occur. The Millerton New Town
Specific Plan and the Fresno County Important Farmland Map did not identify
potential soil problems.

Would the project have soils incapable of adequately supporting the use of septic
tanks or alternative disposal systems where sewers are not available for
wastewater disposal?

FINDING:  NO IMPACT

Sewer and water services will be provided by Fresno County — County Service
Area No. 34. No septic systems or alternative disposal systems will be utilized.

Vil. GREENHOUSE GAS EMISSIONS

A.

Would the project generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the environment; or

Would the project conflict with applicable plan, policy or regulation adopted for
the purpose of reducing the emissions of greenhouse gases?

FINDING: NO IMPACT
Comments received on the proposed residential development from the Air

District expressed no concerns supporting the determination that the project will
generate greenhouse gas emissions, either directly or indirectly, that may have a
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VIl

significant impact on the environment. The site is located within an area of
similar by-right residential development and is designated for residential land use
in the Millerton Specific Plan; therefore, is not in conflict with applicable plan,
policy or regulation. The residential designation of the Subject parcels has
existed since 1979. (See - lll. Air Quality)

HAZARDS AND HAZARDOUS MATERIALS

A

Would the project create a significant public hazard through routine transport,
use or disposal of hazardous materials?

Would the project create a significant hazard involving accidental release of
hazardous materials into the environment?

Would the project emit hazardous materials within ¥ mile of a school?
Would the project be located on a hazardous materials site?
FINDING: NO IMPACT

The project will not be using or emitting hazardous materials. The subject site is
not located on a former hazardous materials site and, thus, the project will not be
subject to hazardous materials regulations.

Would a project located within an airport land use plan or, absent such a plan,
within two miles of a public airport or public use airport, result in a safety hazard
for people residing or working in the project area?

Would a project located within the vicinity of a private airstrip result in a safety
hazard for people residing or working in the project area?

FINDING: NO IMPACT

The project site is not within an airport land use plan or in the vicinity of a public
or private airport. Additionally, the proposal will not include any visible buildings
or structures.

Impair implementation of or physically interfere with an adopted emergency
response plan or emergency evacuation plan?

FINDING: NO IMPACT

The project will not impair the implementation of or physically interfere with an
adopted emergency response plan.

Expose people or structures to a significant risk of loss, injury or death involving
wildland fires, including where wildlands are adjacent to urbanized areas or
where residences are intermixed with wildlands?

FINDING: NO IMPACT

luati -
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The project site is located within a State Responsibility Area (SRA). The adopted
Millerton New Town Specific Plan includes several standards to reduce fire
protection impacts. The applicant shall adhere to all previously approved
mitigation measures listed in the program matrix (6.a-e), as well as all applicable
SRA setback requirements.

V. HYDROLOGY AND WATER QUALITY

A.

Would the project violate any water quality standards or waste discharge
requirements or otherwise degrade water quality?

FINDING: NO IMPACT

This proposal will be served with a tertiary level wastewater treatment facility,
County Service Area No. 34 (CSA No. 34) which operates under Wastewater
Discharge Requirements and Water Reclamation Requirements issued by the
California Regional Water Quality Control Board (Water Board). This proposal
was routed to the Regional Water Quality Control Board (Water Board), who
reviewed the project and indicated the applicant shall obtain a Section 401 Water
Quality Certification from the Water Board and Section 404 Clean Water Act to
ensure that discharges will not violate water quality standards or disturb
Jjurisdictional wetlands due to construction activity. Any avoidance and
minimization measures will be incorporated in accordance with the required
permits.

Would the project substantially deplete groundwater supplies or interfere
substantially with groundwater recharge so that there would be a net deficit in
aquifer volume or a lowering of the local groundwater table?

FINDING:  NO IMPACT

The proposal will be served with surface water from Millerton Lake to be
delivered through CSA No. 34 under an Agreement between the Applicant,
Fresno County, the Deer Creek and Tule River Authority. This was approved by
Fresno County Board of Supervisors in December 1999 for the withdrawal of
water from Millerton Lake, the conveyance of the raw water to the treatment
plant, and treatment of the water supply for domestic use for the applications. In
accordance with the Specific Plan the applicant has incorporated water
conservation measures such as dual water meters, tiered water rates, drought
tolerant landscape provisions, and the use of reclaimed water for irrigation
purposes.

The Resources Division of the Fresno County Department of Public Works and
Planning reviewed the project and expressed no concerns with the proposal
provided that prior to recordation of final map a separate zone of benefits and
financing is finalized, and tiered water rates for potable and landscape irrigation
purposes is established. Water and wastewater infrastructure (including
capacily) necessary to serve the development will be required to be constructed
and operational, and information to obtainfamend a water system permit will be
required to be submitted and any necessary permitting requirements completed

Evaluation ¢ - Page 11
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prior to issuance of building permits. These requirements will be included asa
condition of approval of the project.

The County Water/Geology Unit and the California Department of Water
Resources were routed the proposal and issued a statement indicating that
based on the supply and estimated water usage the will not deplete groundwater
supplies or interfere with groundwater recharge.

Would the project substantially alter existing drainage patterns, including
alteration of the course of a stream or river, in a manner which would result in
substantial erosion or siltation on or off site?

Would the project substantially alter existing drainage patterns, including
alteration of the course of a stream or river, in a manner which would result in
flooding on or off-site?

Would the project create or contribute runoff which would exceed the capacity of
existing or planned storm water drainage systems or provide substantial
additional sources of poliuted runoff?

FINDING: LESS THAN SIGNIFICANT IMPACT

The project may cause changes in absorption rates, drainage patterns, and an
increase in the rate and amount of surface runoff. This potential impact would
result from construction and paving activities, which would compact and over
cover the solil, thereby reducing the area available for infiltration of storm water.
Potential runoff effects are considered significant because the project will be
required to adhere to the County Grading and Drainage Ordinance, Building
Code, and permit requirements.

The Army Corps of Engineers reviewed the project and stated the study area is
under the authority of Section 404 of the Clean Water Act which regulates the
discharge of dredged, excavated, or fill material in wetlands, streams, rivers, and
other U.S. waters. The U.S. Army Corps of Engineers indicated that the proposal
is subject to 404 permitting, including any required wetland delineation and
verifications, permitting, and avoidance and mitigation requirements of the US
Army Corps of Engineers. The 404 permit will be required prior to ground
disturbance, and will be included in the project notes section of the Planning
Commission’s Staff Report.

The California Regional Water Quality Control Board reviewed the project and
Stated since the project will disturb one acre or more, compliance with the
NPDES General Permit No. CAS000002 for discharges of storm water
associated with construction activity will be require for potential discharges to
surface waters, including ephemeral and intermittent drainages. Prior to
construction, the District shall submit a Notice of Intent (NOI) to comply with the
permit, a site map, and appropriate fee to the State Water Resource Control
Board and a Storm Water Pollution Prevention Plan (SWPPP) shall be prepared.
This will be included as a project note to the project.

Would the project otherwise substantially degrade water quality?
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FINDING: LESS THAN SIGNIFICANT IMPACT

Per the analysis in Section VIII.A, impacts to water quality will be less than
significant with attainment of a Section 401 Water Quality Certification from the
Water Board.

Would the project place housing within a 100-year floodplain?

Would the project place structures within a 100-year flood hazard area that would
impede or redirect flood flows?

Would the project expose persons or structures to levee or dam failure?
Would the project inundation by seiche, tsunami or mudflow?
FINDING: NO IMPACT

The site is not within a 100-year flood plain or hazard area, no levee or dam is
upstream of the site and no inundation hazards were identified in the anaiysis.

X. LAND USE AND PLANNING

A

Will the project physically divide an established community?
FINDING: NO IMPACT

This project site is located approximately eight miles north of the incorporated
City of Clovis and will not physically divide an established community.

Will the project conflict with any land use plan, policy or regulation of an agency
with jurisdiction over the project?

FINDING: NO IMPACT

The project area consists of multiple zoned districts including R-1-B(c) (Single-

_Family Residential, 12,500 square-foot minimum parcel size, Conditional), R-1(c)

(Single-Family Residential, 6,000 square-foot minimum parcel size, Conditional),
R-2(c) (Low Density Multiple Family Residential, 6,600 square-foot minimum
parcel size), C-M(c) (Commercial and Light Manufacturing), C-1(c)
(Neighborhood Shopping Center), R-E(c) (Recreational District, two-acre
minimum parcel size) Districts within the plan area. According to the submitted
tract map the proposal complies with the Millerton New Town Specific Plan land
use designations.

Will the project conflict with any applicable Habitat Conservation Plan or Natural
Community Conservation Plan?

FINDING: NO IMPACT
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No habitat conservation plan or natural community conservation plan are present
on the subject property.

Xl. MINERAL RESOURCES

A

B.

Would the project result in the loss of availability of a known mineral resource?

Would the project result in the loss of availability of a locally-important mineral
resource recovery site designated on a general plan?

FINDING: NO IMPACT
The project site is not located in a mineral resource zone, as identified in the

General Plan. The proposal will not extract and excavate minerals and would not
result in the loss of a locally-important mineral resource recovery sitfe.

Xil. NOISE

A

Would the project result in exposure of people to severe noise levels?
FINDING: NO IMPACT

The proposed subdivision project was reviewed by the Department of Community
Health, Environmental Health Section. No potential impacts related to exposure
fo severe noise levels were identified. The proposed subdivision is not located
within the vicinity of any noise-generating land uses including any arterials or
expressways.

Would the project result in ground borne vibration?

Would the project cause a substantial permanent increase in ambient noise
levels in the project vicinity?

Would the project result in a substantial temporary or periodic increase in
ambient noise levels?

FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION
INCORPORATED

The project would result in an increase in noise level due to the construction of
home sites. Noise impacts associated with construction are expected to be
temporary and will be subject to the County Noise Ordinance, which is enforced
by the County Department of Community Health.

A mitigation measure is included limiting noise-generating construction activities
to the hours of 7:00 a.m. to 6:00 p.m. Monday through Friday and 7:00 a.m. to
5:00 p.m. Saturday and Sunday. Construction noise is considered exempt from
compliance with the Fresno County Noise Ordinance provided construction
activity occurs between these hours.

* Mitigation Measure
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1. To mitigate potential noise impacts noise-generating construction
activities shall be limited to the hours of 7:00 a.m. to 6:00 p.m. Monday
through Friday and 7:00 a.m. to 5:00 p.m. Saturday and Sunday.

Would the project expose people to excessive noise levels associated with a
location near an airport, or a private airstrip?

For a project within the vicinity of a private airstrip, would the project expose
people residing or working in the project area to excessive noise levels?

FINDING: NO IMPACT

The site is not in the vicinity of an airport and is not impacted by airport noise.

Xill.  POPULATION AND HOUSING

A

Would the project induce substantial population growth either directly or
indirectly?

Would the project displace substantial numbers of existing housing?

Would the project displace substantial numbers of people, necessitating the
construction of housing elsewhere?

FINDING: NO IMPACT

This proposal would result in the construction of 79 single-family residential lots
on approximately 37.24-acres of vacant land within the Millerton New Town
Specific Plan. The proposal will neither displace existing housing nor necessitate
additional housing construction at another location.

XIV. PUBLIC SERVICES

A.

Would the project result in physical impacts associated with the provision of new
public services in the following areas:

i) Fire protection

FINDING: LESS THAN SIGNIFICANT IMPACT

The project area is located within the State Responsibility Area therefore,
Ssubject to the California Code of Regulations ( CCR), Title 24, Part 2,
known as the California Building Code (CBC).

According to the approved Millerton New Town Specific Plan, Mitigation
Measures and Monitoring Program Matrix, the applicant must adhere to
all Fire Protection Mitigation Measures (Nos. 6.a, b, ¢, d, and e) in order
reduce fire protection impacts.

ii) Police protection
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FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION
INCORPORATED

General Plan Policy PF-G.2, states that the County shall strive to
maintain a staffing ratio of two sworn officers per 1,000 residents served.
A condition has, therefore, been included requiring creation of a
Community Facilities District or other appropriate funding mechanism to
provide for police protection at a ratio of two sworn officers per 1,000
residents. This is also in accordance with the approved Millerton New
Town Specific Plan, Mitigation Measures and Monitoring Program Matrix
(No. 5.c). The applicant has agreed to the following mitigation measure:

* Mitigation Measure

1. Prior to recordation of a final map, a funding mechanism shall be
established through a community facilities district or districts under
the Mello-Roos Community Facilities Act of 1982, or other
appropriate funding mechanism to be determined by the County,
to support cost for Sheriff's protection services to achieve a ratio
of 2.0 sworn officers per 1,000 residents for the affected
properties. In addition, the project proponents shall pay for any
cost associated with the establishment of the referenced funding
mechanism.

iii) Schools

FINDING: LESS THAN SIGNIFICANT IMPACT

In accordance with the approved Millerton New Town Specific Plan,
Mitigation Measures and Monitoring Program Matrix, the applicant must
adhere to Mitigation Measures (Nos. 7.a, b, and c) in order reduce any
physical impacts associated with schools.

iv) Parks
1)) Other public facilities?

FINDING: LESS THAN SIGNIFICANT IMPACT

In accordance with the approved Millerfon New Town Specific Plan,
Mitigation Measures and Monitoring Program Matrix, the applicant must
adhere to Mitigation Measure No. 9 in order reduce park and recreation
impacts.
XV. RECREATION
A Would the project increase the use of existing neighborhood and regional parks?
B. Would the project require expansion of recreational facilities?

FINDING: LESS THAN SIGNIFICANT IMPACT
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Per the analysis in Section Xlll.A.iv, impacts to parks and recreational facilities
will be less than significant with adherence to Mitigation Measure No. 9 in
Millerton New Town Specific Plan, Mitigation Measures and Monitoring Program
Matrix.

XVL. TRANSPORTATION/CIRCULATION

A

B.

Would the project result in increased vehicle or traffic congestion?
Would the project exceed the established level of service standards?

FINDING: LESS THAN SIGNIFICANT IMPACT

The Design Division of the Department of Public Works and Planning reviewed
the proposed project and a Transportation Impact Analysis related to proposed
development at the Millerton Specific Plan Area (October 1998). The Design
Division indicated with adherence to the adopted Millerton New Town Specific
Plan, Mitigation Measures and Monitoring Program Matrix Nos. 2.a - k will reduce
any impacts to a less than significant level as it relates to increase traffic, service
standards, traffic hazards, and emergency access.

The California Department of Transportation (Caltrans) also reviewed the project
and indicated the project will impact state facilities related to traffic therefore,
shall enter into a Traffic Mitigation Agreement for the proposed project. This will
be included as a mitigation measure. The agency had no additional comments to
offer.

* Mitigation Measure

1. Prior to issuance of Building Permits, the applicant shall enter into a
Traffic Mitigation Agreement with Caltrans in the amount of $1 7,700.00
for this project’s impacts to future traffic to state facilities and to
accommodate funding for future improvements; fare share amounts as
related to the Traffic Mitigation Agreement shall be determined prior to
recordation of a Final Map.

Would the project result in a change in air traffic patterns?

FINDING: NO IMPACT

The project will not change air traffic patterns.

Would the project substantially increase traffic hazards due to design features?

FINDING: LESS THAN SIGNIFICANT IMPACT

With the above mentioned mitigation measures, impacts related to traffic hazards
due to design features are considered less than significant.

Would the project result in inadequate emergency access?

FINDING: NO IMPACT
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XVil.

F.

G.

- Adequate emergency access will be provided via Marina Drive through the
Brighton Crest Subdivision.

Would the project result in inadequate parking capacity?
FINDING: NO IMPACT
The project will provide adequate off-street parking for the proposed use.

Would the project conflict with adopted plans, policies or programs supporting
alternative transportation?

FINDING: NO IMPACT

The project will not conflict with any adopted transportation plans or policies
supporting alternative transportation.

UTILITIES AND SERVICE SYSTEMS

A

B.

o

Would the project exceed wastewater treatment requirements?

Would the project require construction of new water or wastewater treatment
facilities?

FINDING: LESS THAN SIGNIFICANT IMPACT

The applicant will be utilizing the Millerton New Town Wastewater Treatment

Plant in accordance with Mitigation Measures (No. 3. a-p) of the Millerton New
Town Specific Plan.

Would the project require construction of new storm water drainage facilities?

FINDING: LESS THAN SIGNIFICANT IMPACT

Per the analysis in Section VIII.E the project will not require construction of a new
storm water drainage facility.

Have sufficient water supplies available to service the project from existing
entitlements and resources, or are new or expanded entitlements needed?

FINDING: NO IMPACT
Per the analysis in Section VIII.B the project will be served with surface water

from Millerton Lake via CSA No. 34 per an Agreement executed in 1999 for the
Millerton New Town.

Would the project result in a determination of inadequate wastewater treatment
capacity to serve project demand?

FINDING: NO IMPACT
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The applicant will be utilizing the Millerton New Town Wastewater Treatment
Plant. Resources Division of the Department of Public Works and Planning
reviewed the project and indicated they will assess the surface water treatment
capacity and wastewater treatment capacity at the appropriate time to verify
whether sufficient capacity is available to serve the project.

Would the project be served by a landfill with sufficient permitted capacity?

Would the project comply with federal, state and local statutes and regulations
related to solid waste?

FINDING: LESS THAN SIGNIFICANT IMPACT

The applicant will be required to adhere to the provisions set forth by the
Regional Water Quality Control Board and Title 22 of the California Code of
Regulations.

XVill. MANDATORY FINDINGS OF SIGNIFICANCE

A.

Does the project have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species, cause a fish or
wildlife population to drop below self-sustaining levels, threaten to eliminate a
plant or animal community, reduce the number or restrict the range of a rare or
endangered plant or animal, or eliminate important examples of the major
periods of California prehistory or history?

FINDING: LESS THAN SIGNIFICANT IMPACT

The proposed site is located within an area of wildlife and wetlands which were
previously indentified in the Environmental Impact Report certified for the
Millerton New Town Specific Plan Area. As indicated in the above analysis, the
applicant shall adhere to all mitigation measures listed in the Monitoring Program
Matrix and submit a Biological Assessment in compliance with the Endangered
Species Act.

Does the project have impacts that are individually limited, but cumulatively
considerable?

FINDING: NO IMPACT

The applicant will be required to adhere to the permitting requiremenfs and rules
and regulations set forth by the Regional Water Quality Control Board and the
San Joaquin Valley Air Pollution Control District.

Does the project have environmental impacts which will cause substantial
adverse effects on human beings, either directly or indirectly?

FINDING:  NO IMPACT

No substantial adverse impacts on human beings were identified in the analysis.
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CONCLUSION / SUMMARY

Based upon the Initial Study prepared for Vesting Tentative Tract Map No. 5771, Classified
Conditional Use Permit Application No. 3193, and Site Plan Review Application No. 7787, Staff
has concluded that the project will not have a significant effect on the environment. No potential
impacts were identified related to agricultural resources, hazards and hazardous materials, land
use planning, mineral resources, and recreation. Impacts related to aesthetics, geology and
soils, traffic, and utilities have been determined to be less than significant. Impacts related to
biological resources, cultural resources, noise, and public services have been determined to be
less than significant with adherence to the proposed mitigation measure.

Potential impacts relating to air quality have been determined to be less than significant with
adherence to the provisions set forth by the San Joaquin Valley Air Pollution Control District.
Impacts to water quality have been determined to be less than significant with adherence to the
provisions set forth by the Regional Water Quality Control Board and Title 22 of the California
Code of Regulations.

A Mitigated Negative Declaration is recommended and is subject to approval by the decision-
making body. The Initial Study is available for review at 2220 Tulare Street, Ste. “A”, Fresno,
CA.

G:\4360Devs&PIMPROJSECWROJDOCS\TT\5771\IS WU.doc
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ATTACHMENT B
| E@IEII\?/‘E

THE CLARKSFIELD COMPANY, INC, <& Wt 06 2019
FRESNO COUNTY
DEPT. OF
PUBLICWORKS & PLANN!NG
735 West Alluvial Avenue, Suite 103 Telephone: (559)437-1990
Fresno, California 93711 Facsimile: (559)437-1992

E-Mail: ben@ewellgroup.com

March 5, 2019
Atten: Ejaz Ahmad

County of Fresno

Department of Public Works and Planning
2220 Tulare Street, 6t Floor

Fresno, California 93721

Subject: Extension of Life of Tract Map 5771

Mr. Ahmad,

Please consider this letter and the enclosed forms and fees as a request to extend the lifeof
Vesting Tract Map (TM) 5771. This extension is being requested for the following reasons:

e The Applicant participated in the approximate $1,000,000 plus expansion of the existing
Water Treatment Plant which is needed to serve this and other Tracts.

e Additional infrastructure may require expansion including storage and spray areasfor
treated wastewater. The extent of expansion is uncertain, and our engineer is exploring
actual needs with County staff. Actual expansion will then proceed.

e We have completed an extensive Cultural Resource Survey and have proposed
adjustments to avoid these sites.

e Applicant has met and participated with Fresno County and all other Millerton Specific
Plan landowners on revisions to the adopted Millerton Infrastructure Plan for water,

wastewater and reclaimed water services.

Sincerely,

A. Ben Ewell
President

O:\Word Docs\Clarksfield Company, inc\Tract 5771\MNT_Map Life for TTM 5771\2019\Extention request 3.5.19.docx
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