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ACRONYMS AND ABBREVIATIONS

AB Assembly Bill

ABAG Association of Bay Area Governments
ARB California Air Resources Board

ASF Age Sensitivity Factors

ATCM California airborne toxics control measures
BA Biological Assessment

BAAQMD Bay Area Air Quality Management District
BMPs best management practices

CAA Clean Air Act

CAAQS California ambient air quality standards
CAP clean air plans or climate action plan

CCR California Code of Regulations

CDFG California Department of Fish and Game
CFC chlorofluorocarbon

CH, methane

Co, carbon dioxide

COe carbon dioxide equivalent

CSD Marinwood Community Services District
DPS distinct population segment

EPA U.S. Environmental Protection Agency
ESA federal Endangered Species Act

FMMP Farmland Mapping and Monitoring Program
GHG greenhouse gas

GWP global warming potential

HCFC hydro-chlorofluorocarbon

HCP habitation conservation plan

JARPA Joint Aquatic Resources Permit Application
Ib/day pounds per day

LGVSD Los Gallinas Valley Sanitary District

MCFD Marin County Fire Department

MEI maximally exposed individual

MMT million metric tons

MMWD Marin Municipal Water District

mph miles per hour

MT/yr metric tons per year

N,O nitrous oxide

NAAQS national ambient air quality standards
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1 INTRODUCTION AND PROJECT HISTORY

Marin County is the lead agency, pursuant to the State Guidelines for the California Environmental Quality Act
(CEQA Guidelines Section 15050) for the preparation of a Supplemental Environmental Impact Report (SEIR) to
the 1996 EIR for the Lucasfilm, Ltd. Grady Ranch/Big Rock Ranch Master Plan, certified in 1996 (1996 Master
Plan FEIR). This SupptessentSEIR has been prepared by the County of Marin in accordance with CEQA, the State
of California CEQA Guidelines, and the Marin County Environmental Impact Review Guidelines. The 1996
Master Plan FEIR (SCH #95033021) evaluated the effects of the development of approximately 108 acres (52
acres on Grady Ranch and 56 acres on Big Rock Ranch).

1.1 PROJECT BACKGROUND

In 1991, Lucasfilm, Ltd. submitted an application to Marin County of a Countywide Plan Amendment, a rezoning,
and a Master Plan approval for the 1,039-acre Grady Ranch. The applicant also prepared a conceptual plan for
the adjacent 1,117-acre Big Rock Ranch. In July 1991, County Planning Department staff determined a Program
EIR was required for both the proposed Grady Ranch and Big Rock Ranch projects. In 1991, a Notice of
Preparation was issued to affected Federal, State, and local public agencies and to all known interested parties
to begin the scoping of environmental issues for the EIR. A public scoping session was conducted on December
19, 1991 to identify environmental issues and provide additional opportunity for the public to participate in the
development of the scope of the EIR. The Grady Ranch and Big Rock Ranch Draft EIR was circulated for public
review for a 45-day period between August 4, 1992 and September 21, 1992. A public hearing was conducted by
the Marin County Planning Commission on August 24, 1992, and testimony was received on the adequacy of the
1992 Draft EIR. In September 1992, after the close of the public review period for the 1992 Draft EIR, the project
applicant formally notified the County of changes to the project that would require a supplemental or
subsequent Draft EIR to address the project revisions. Consequently, the project applicant requested, and the
County agreed, to suspend all processing of the project applications and 1992 Draft EIR pending revisions to the
project design.

In October 1994, the project applicant submitted a letter to the Marin County Community Development Agency
requesting that the County proceed with its Master Plan application, as modified. Lucasfilm, Ltd. submitted an
application to Marin County for a Master Plan and Use Permit approval for digital film and multi-media facilities
and related uses on the Grady, Big Rock, Loma Alta, and McGuire Ranches. On the basis of the previous 1992
Draft EIR and the project redesign, County staff determined that a new Master Plan Program EIR should be
prepared. The 1996 Lucasfilm Ltd. Grady Ranch/Big Rock Ranch Master Plan EIR evaluated a full range of
impacts, including geology and soils, hydrology and drainage, biological resources, visual and aesthetic quality,
archaeological and historical resources, transportation and circulation, and public services and, where
significant, proposed measures to mitigate these impacts. The 1996 Master Plan FEIR was certified by the Marin
County Board of Supervisors (Ordinance 3237 and Resolution 96-151). As mentioned above, the Master Plan
Project was planned as a phased project, and the Master Plan Program EIR analyzed both the Big Rock Ranch
and Grady Ranch portions of the project. The Grady Ranch Precise Development Plan (PDP) constitutes a second
phase of the implementation program of the Grady Ranch/Big Rock Ranch Master Plan and Use Permit approved
by the Marin County Board of Supervisors on October 29, 1996.

1.2 ENVIRONMENTAL REVIEW OF THE PROPOSED PROJECT

As discussed above, the Grady Ranch PDP details a second phase of the implementation of the Grady Ranch/Big
Rock Ranch Master Plan and Use Permit, analyzed in the 1996 Master Plan FEIR and approved by the Marin
County Board of Supervisors on October 1996. Since the approval of the Master Plan, construction of the
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Introduction and Project History Ascent Environmental, Inc.

multimedia facility and accessory buildings has occurred on Big Rock Ranch and conservation easements have
been established. The PDP includes several changes to the previous project description for Grady Ranch,
including a decrease in the proposed Main Building size, decreases in the anticipated grading and subsequent
cut and fill amounts, and an increase in the number of proposed bridges over on-site creeks. The changes to the
proposed project description that are relevant to environmental review are listed in Table 2-2 of the Project
Description. In addition, the development of the Precise Development Plan has incorporated several of the
mitigation measures included in the 1996 Master Plan FEIR, including the payment of traffic mitigation fees for
roadway improvements, a fee dedication of part of Grady Ranch (in addition to the agricultural conservation
easement), and the development of a Stream Conservation Area restoration and enhancement plan.

Because of the changes to the Grady Ranch project, environmental analysis is required under CEQA. The County
has determined that a supplement to the 1996 Master Plan EIR is warranted. Pursuant to Section 15163 of the
State CEQA Guidelines, the Lead Agency may choose to prepare a supplement to the EIR rather than a
subsequent EIR if: 1) any of the conditions described in Section 15162 would require the preparation of a
subsequent EIR, and 2) only minor additions or changes would be necessary to make the previous EIR
adequately apply to the project in the changed situation. The following are conditions contained in CEQA
Guidelines Section 15162 that would apply to the preparation of a Subsequent EIR:

(2) Substantial changes are proposed in the project which will require major revisions of the
previous EIR or negative declaration due to the involvement of new significant environmental
effects or a substantial increase in the severity of previously identified significant effects;

(2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or Negative Declaration due to
the involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects; or

(3) New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous EIR was certified as
complete or the Negative Declaration was adopted, shows any of the following:

(A) The project will have one or more significant effects not discussed in the previous EIR or
Negative Declaration;

(B) Significant effects previously examined will be substantially more severe than shown in
the previous EIR;

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

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

This SEIR Supptementte-the-1006-Master-Plan-FER-w ilunderge underwent the same kind of notice and public
review as is given to a draft EIR under section 15087 per Guidelines Section 15163(c). A supplement to an EIR
need contain only the information necessary to make the previous EIR adequate for the project as revised
(Guidelines Section 15163(b)).
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Upon review of the proposed project, the County has determined that the proposed project is consistent with
the criteria for preparation of a supplemental EIR as defined above. This determination is based on the analysis
included in Chapter 3, Environmental Checklist, of this SEIRSupplessent. The Environmental Checklist evaluates
the CEQA checklist categories in terms of any “changed condition” (i.e. changed circumstances, project changes,
or new information of substantial importance) that may result in a different environmental impact significance
conclusion from the certified Master Plan Final EIR. As discussed in Chapter 3, the changes to the Grady Ranch
PDP, in combination with other changed conditions would not result in new or more severe significant effects in
the following areas: Aesthetics, Agriculture and Forestry Resources, Energy and Natural Resources, Geology and
Soils, Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use and Planning, Mineral
Resources, Noise, Population and Housing, Public Services, Recreation, Transportation/Traffic, and Utilities. The
changed conditions would result in new potentially significant impacts or an increase in the severity of
previously identified significant impacts related to Air Quality, Biological Resources, Cultural Resources, and
Greenhouse Gas Emissions. New mitigation measures, identified through environmental review, included in this
SEIRSupptement would reduce the magnitude of these impacts to less-than-significant levels.

The Draft SEIR to the 1996 Master Plan FEIR witbe was submitted to the State Clearinghouse and made
available to all applicable federal and State regulatory agencies and other interested parties on October 27,
2011. The public review period begiasbegan on October 27, 2011 and endeds on December 13, 2011.

Additionally, the County Planning Commission held a public hearing on the Draft SEIR on December 12, 2011.
Following the close of the comment period, written responses were prepared to all comments received. Those
comments and the responses are included in Section 4 of this document. Further, the Final SEIR contains the
text of the Draft SEIR as revised to reflect staff-initiated text changes and responses to comments received on
the Draft SEIR. The revisions to the Draft SEIR text are denoted by double strikeouts for deletions and double
underlining for additions.

This Final SEIR to the 1996 Master Plan FEIR will be submitted to the State Clearinghouse and made available to
all applicable federal and State regulatory agencies and other interested parties on January 23, 2012. The public
review period begins on January 23, 2012 and ends on February 6, 2012. Per Marin County Environmental
Impact Review Guidelines, the review of a Final EIR shall exclusively focus on the adeguacy of the responses to
comments on the Draft EIR. Written comments received on the Final SEIR responses to comments within the
review period deadline shall be considered, together with any written or oral response from staff or the EIR
preparer, at the time action is taken to certify the SEIR by the Planning Commission.

During the public review period, comments and questions on this Final SEIRS«pptement to the 1996 Master Plan
FEIR should be submitted to:

Rachel Warner

Marin County Community Development Agency
Planning Division

3501 Civic Center Drive, Room 308

San Rafael, CA 94903

Additionally, as noted in the Notice of Availability for the Final SEIR, comments can be sent via email to
envplanning@marincounty.org or faxed to the Community Development Agency Office at (415) 499-7880. The

SEIRSupptement evaluates the potential impacts of the revised Grady Ranch Project at a project-specific level
and affords the public with opportunity to comment on the potential environmental effects of the proposed
project. This SEIRSupplessent to the 1996 Master Plan FEIR focuses on any new potentially significant impacts
and/or increases in the severity of impacts previously analyzed in the 1996 Master Plan FEIR. The changes to the
project are described in Chapter 2, Project Description.
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The prior EIR is available for review during the hours of 8:00am to 4:00pm, Monday thru Thursday and 8:00 a.m.
to 12:00 p.m. on Friday, at the Marin County Community Development Agency at 3501 Civic Center Drive, Room
308, San Rafael, CA 94903 and at the Community Development Agency’s website at
http://www.co.marin.ca.us/depts/CD/main/comdev/eir.cfm

hitpo v comarin-caustdepts/Ch/maintindexefm. All documents/volumes comprising the Certified EIR can
be obtained for review on request (at the counter or by appointment).
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2 PROJECT DESCRIPTION

2.1 PROJECT OVERVIEW

The proposed Grady Ranch Precise Development Plan (PDP) details a second phase of the implementation of the
Lucasfilm Ltd. Grady Ranch/Big Rock Ranch Master Plan and Use Permit approved by the Marin County Board of
Supervisors on October 29, 1996. Lucasfilm Ltd. is an entertainment company with offices and facilities in Marin
County. The company’s headquarters are located at Skywalker Ranch, approximately four miles west of the
Grady Ranch PDP site. The previously proposed Master Plan included a project site that was comprised of the
Grady, Big Rock, McGuire, and Loma Alta ranches. The Master Plan Project was planned as a phased project that
included two office building complexes (one each on Grady and Big Rock Ranch), development of housing for
employees and overnight guests, and the preservation of 95 percent of the property as open space under an
agricultural conservation easement with public trail access and public open space. Since the approval of the
Master Plan, construction of the multimedia facility and accessory buildings has occurred on Big Rock Ranch, and
conservation easements have been established. There was also a fee dedication of part of Grady Ranch, in
addition to the agricultural conservation easement. Fee title dedication of 800 acres of open space was offered
to, and accepted by, the Marin County Open Space District.

The 239-acre Grady Ranch PDP would include construction of the Main Building, Gate House Building, and Main
Entry Road; realignment of Lucas Valley Road at the main entrance to the project; improvement of West Fire
Road; replacement of the fire access road to the east side of Grady Creek (East Fire Road); realignment of the
Upper Fire Road around the Main Building; nine bridges; and other related improvements, such as water tanks
(see Site Plan in Exhibit below under Project Characteristics). On-site grading would include excavation of the
underground parking beneath the Main Building and the Wine Cave and use of excavated materials for
constructing a knoll on the east end of the property and for creek restoration. The Grady Ranch PDP proposes
the restoration and enhancement of Miller Creek, Grady Creek, Landmark Creek and other tributaries located on
the property. Restoration and enhancement plans would include elevating and reconnecting the Miller Creek
stream channel to its active floodplain and improving the habitat functions and values of the Stream
Conservation Area (SCA). The project would incorporate Low Impact Development (LID) practices to manage
stormwater through a natural system that would be coordinated with SCA restoration and enhancement.
Development would be located-ea52-aeres within the 52-acre development area. The remaining parcel area of
187 acres around the 52-acre development area would be preserved as private open space. The following
project description is derived primarily from the project application materials submitted to Marin County.
Additional information was obtained from the 1995 Master Plan FEIR, a November 2010 site visit, and available
technical reports, which are referenced in the text.

2.2 PROJECT LOCATION

The 239-acre project site is located on the north side of Lucas Valley Road in the £as-Gallinas-and Lucas Valley
area approximately eight miles northwest of the City of San Rafael in Marin County (see Exhibit 2-1). The project
site is four miles west of U.S. Highway 101. Access to the project site is provided by Lucas Valley Road, which
extends from the U.S. Highway 101/Lucas Valley Road interchange for approximately 10 miles to its western
terminus at Nicasio Valley Road. The entrance to Big Rock Ranch is approximately 1.6 miles west of the main
entrance at Grady Ranch and the entrance to Skywalker Ranch is an additional 2.4 miles to the west. The Grady
Ranch PDP consists of three parcels (Assessor Parcel Numbers 164-310-15, 17, and 19).
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2.3  EXISTING SETTING
2.3.1  GENERAL SETTING

Directly east of Grady Ranch is the Monahan Property, the Lucas Valley Estates residential development and
lands of the Marin County Open Space District. Farther east of Lucas Valley Estates is additional residential
development. West of Grady Ranch are Big Rock Ranch and Skywalker Ranches (the former Bull Tail Ranch). The
area south of Lucas Valley Road is mostly undeveloped, with a few individual residential properties. Grady, Big
Rock, and Bull Tail ranches historically were used for grazing until part of Bull Tail Ranch was developed by
Lucasfilm into Skywalker Ranch with film and sound production facilities (Marin County Community
Development Agency 1996). Historic use of the project site also included a tree farm and a homestead that has
been removed. Some remnants of the homestead remain, such as plantings, and retaining wall and drainage
remnants.

Elevations on the project site range from approximately 230 to 530 feet above mean sea level (Marin County
Community Development Agency, 1996). The majority of the property consists of hillsides with slopes of 30
percent or steeper. Slopes adjacent to Miller and Grady Creek are generally less than five percent. Within the
proposed development area, elevations range from approximately 230 to 340 feet. The project site is currently
undeveloped, and there are no existing dwelling units or buildings. The existing zoning is RMP (Residential —
Multiple Planned District), and the existing General Plan designation is Planned Residential.

Most of the area within and surrounding Grady Ranch is currently open space, except for a low-density
residential neighborhood adjacent to the ranch on the east. Mixed oak/bay woodlands exist within shaded,
incised drainageways, commonly referred to as Grady and Landmark stream conservation areasS&As. Non-native
annual grassland with a native grassland component dominates the exposed ridgelines and open slopes. A
number of maintained dirt roads exist within the project area. Similar topographical conditions and vegetation
communities occur to the north of the Grady Ranch property along the south-facing slope of Big Rock Ridge.
Dense mixed oak/bay woodland dominates the area south of the project area on the north-facing slope of Lucas
Valley. Developed land uses in this area consist of the Lucasfilm facilities, ranches, rural residential development,
and the previously mentioned low-density residential neighborhood.

2.3.2  AESTHETICS SETTING

Grady Ranch is undeveloped except for a transmission line and fire access road that traverse the site from Big

Rock-Ranek Ridge to the valley floor. A second access fire road runs between the fire access and a secondary

entrance to Lucas Valley Road, approximately a half mile west of the main entrance, paralleling Miller Creek. The
moderate to steeply slopes hillsides of Big Rock Ridge are covered with a combination of grassland, scrub, and

chaparral. Woodland trees are concentrated around ridge spurs, ravines, and along stream channels. Existing
short-range views to the east over and across the project site consist of trees located on the eastern edge of the
Grady Ranch property, grassland, thick tree stands adjacent to Miller Creek and its tributaries, and the natural
topography of the Grady Ranch site. Existing long-range views across the Grady Ranch site include additional
hills and topography on the western portion of the project site, including views of undeveloped ridgelines in the
distance.

2.3.3  AIR QUALITY SETTING

The project site is located within the San Francisco Bay Air Basin, and is within the jurisdiction of the Bay Area Air
Quality Management District. Located on the west (and upwind) edge of the air basin, Marin County’s air quality
is greatly influenced by the Pacific Ocean. The prevailing wind direction is westerly, which carries pollutants
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generated in Marin County to other portions of the Bay Area. The Air Quality Management District operates a
network of air monitoring sites in the Bay Area. The District’s closest monitoring station is located several miles
east of the project site in San Rafael.

2.3.4 BIOLOGICAL RESOURCES SETTING

The 1996 Master Plan FEIR considered 25 special-status animal and 35 special-status plant species with potential
to occur on the project site, based on the presence of suitable habitat for those species. No fish species were
addressed in the analysis. The 1996 Master Plan FEIR reported that no special-status species were known to
occur on the project site. The 1996 Master Plan FEIR concluded that populations of two special-status plant
species occur on Grady Ranch, outside of proposed development area. Since the 1996 Master Plan FEIR was
certified, the Central California Coast distinct population segment (DPS) of steelhead was listed as threatened
under the federal Endangered Species Act. The Grady project site occurs within the range of the Central
California Coast steelhead DPS, and a steelhead has been documented on the site. One sub-adult steelhead was
documented in a perennial pool along the upper reaches of Grady Creek, although =Hewexver the quality of
spawning habitat in Grady Creek is marginal. Miller Creek provides more suitable spawning habitat, although no
perennial pools were observed in Miller Creek on the project site. In addition, based on recent studies, golden
eagles have been documented on the Grady Ranch project site, and another 11 animal species have a moderate
to high potential to occur there.

Oak-California bay woodland is distributed on hillside slopes and along drainages on the Grady Ranch site. In
general, oak woodlands are not considered or tracked as a sensitive habitat by CDFG’s California Natural
Diversity Database. Hewever=e0ak woodlands are considered sensitive and receive protection in several local
jurisdictions (e.g., counties, cities) in California due to their high biological, heritage, and aesthetic value, and
threats to oak woodlands statewide from development and sudden oak disease. Oak woodlands receive special
consideration for conservation in the Marin Countywide Plan and the County Native Tree Preservation and
Protection Ordinance, which include policies to protect oak trees and woodlands. Valley or purple needlegrass
grassland is a native grassland type present on the project site. Native grasslands are considered sensitive
habitats in California.

The Marin Countywide Plan, Natural Systems and Agricultural Element (Marin County 2007), establishes and
defines a SCA as a “setback from the bank of a natural watercourse, which is intended to protect the active
channel, water quality and flood control functions, and associated fish and wildlife habitat values along
streams.” The Countywide Plan includes standards for defining SCAs and establishing development setbacks for
different stream types (perennial, intermittent, ephemeral), County-designated environmental corridor types,
and parcel sizes; the Countywide Plan also includes several specific implementation policies to protect streams
and riparian zones.

2.3.5 GEOLOGY AND SEISMICITY SETTING

The entire San Francisco Bay Area is located in the seismically active region where the Pacific and North
American tectonic plates meet. The Pacific Plate consists of most of the Pacific Ocean floor and California
coastline, and the North American plate includes the North American continent and parts of the Atlantic Ocean
floor. The San Andreas fault forms the primary boundary between the plates, and many smaller faults, including
the Hayward, Calaveras, and Greenville faults, branch from and join the northwest trending San Andreas fault
zone. Historically, the most damaging earthquakes in California have occurred along the San Andreas fault zone,
and damaging earthquakes also have occurred on other active faults in the region which belong to the San
Andreas fault system. No active faults are known to be present on the project site, but active and possibly active
faults in the vicinity include the active San Andreas fault zone (located about eight miles southwest of the site),
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the possibly active Healdsburg-Rodgers Creek fault (located about 11 miles northeast of the project site), and
the active Hayward and Calaveras faults (located six and nine miles east of the site, respectively).

The project site is located in the Northern California Coast Ranges of California. The eastern portion of the
valley floor at Grady Ranch is relatively flat and consists of the meandering, steep-sided creek bed, flat
meadows, and low gentle slopes. The remainder of the site topography is characterized by moderately sloping
land along the creeks and drainageways, transitioning to generally moderately steep to steep hillsides.
Landslides typically occur as a result of natural on-going erosional processes on steep or undermined slopes with
weak slope materials or unfavorable geological structural conditions. Due to the geologic instability of the
underlying Franciscan mélange and its susceptibility to landsliding, as well as that of the fractional sandstone,
slope instability represents the major existing geologic hazard on Grady Ranch. Landslides can occur naturally
and also are human-induced. They result from the often complex interaction of the underlying rock units, soil-
water relationships, construction of fire access roads, and other activities, such as alterations on drainage
patterns.

The USDA Soil Survey for Marin County indicates that the project area has four native soil types: Blucher-Cole
complex, two to five percent slopes; Los Osos-Bonnydoon complex, 30 to 50 percent slopes; Saurin-Bonnydoon
complex, 50 to 75 percent slopes; and Tocaloma-Saurin association, extremely steep.

2.3.6 HYDROLOGY SETTING

Grady Ranch is located in the upper reaches of the 5,100-acre (eight-square-mile) Miller Creek Watershed. The
portion of the Miller Creek watershed that lies upstream of its most downstream point on the Grady Ranch
property is 1,786 acres. Miller Creek leaves the Grady Ranch property at the southeastern corner of the ranch
and continues through the adjacent te=the Monahan Property. Surface runoff on the project site primarily flows
into two intermittent streams that function as major tributaries to Miller Creek. Miller Creek is a major stream in
Marin County and flows east through the Las Gallinas Valley for six miles to San Pablo Bay. Upstream (west) of
the Monahan bridge, the Miller Creek watershed drains5288 1,786 acres primarily north of Lucas Valley Road,
and a smaller sub-basin south of the road. Natural hydrological sources for the project area include direct
precipitation and surface run-off from adjacent lands. Small areas (less than 0.05 acre) of riparian, seasonal
freshwater emergent, and perennial freshwater wetlands have formed on gravel bars within the bed of Miller
Creek. Seasonal wetlands in the project area are located in a vegetated depression that collects flows from an
unnamed ephemeral drainage during the rainy season (WRA, Inc. 2009).

Miller Creek is the principal source of recharge to the local groundwater system. The water table rises to the

level of the creek bed during the winter. In spring, groundwater drains into the creek, sustaining low stream
flow into early summer. The vertical drop at the bridge at Grady Fire Road (an approximately vertical 9-foot

drop in the creek-bed elevation) creates a stair-step in the creek-bed profile where groundwater discharge

generates a small volume of stream flow that typically continues to the downstream property line. Also, Miller
Creek upstream of the Grady Fire Road bridge goes dry relatively early in the summer because the water table
rapidly declines to the groundwater level below the bridge which has been depressed.

Miller Creek, Grady Creek, Landmark Creek, Loma Alta Creek and several smaller drainageways throughout
Grady Ranch are steeply incised and show signs of heavy erosion along their banks. This process of down-cutting
and erosion is likely due to logging and grazing activities in the watershed over the last century. Both activities
can promote soil compaction, reduced vegetative cover and increased soil instability in upland areas, which in
turn promote higher, more powerful flows through adjacent stream channels, stream bank slumping, and
channel scouring. Streams affected by scouring and slumping provide poor habitat for aquatic and riparian
vegetation and associated wildlife species such as salmonids and other fish species. Evidence of these erosive
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processes are most apparent in lower reaches of Grady Creek and just downstream of Grady Bridge in Miller
Creek where the creek channel bed is 11 feet lower than the channel bed upstream of the bridge (WRA, 2008d).

2.3.7 NOISE SETTING

The existing noise environment in the project area is primarily influenced by transportation noise from vehicle
traffic on the local roadway system (e.g., Lucas Valley Road). Other noise sources that contribute to the existing
noise environment, but to a much lesser extent, include the nearby residential areas (e.g., golf carts, landscape
maintenance activities, dogs barking, people talking) and cyclists pass-bys.

An ambient noise survey was conducted on February 21, 2011. Short-term measurements were taken at two
locations. The short-term measurement data reflects a fairly quiet noise environment, which is typical of rural
areas affected by intermittent traffic noise.

2.3.8 TRAFFIC SETTING

The Grady Ranch site is located on the north side of Lucas Valley Road in the Las Gallinas Valley. Regional
highway access is provided by the Highway 101/Lucas Valley Road interchange. Highway 101 is a major north-
south freeway providing eight travel lanes (four in each direction). Lucas Valley Road is an east-west arterial
roadway providing two travel lanes (one in each direction)_(see Exhibit 2-1). Las Gallinas Avenue is a north-south
arterial that provides between four (two in each direction) and two (one in each direction) travel lanes. Miller
Creek Road is a north-south arterial that provides access through an area of residential development in
Marinwood. Mt. Lassen Road is a north-south collector road that provides access to an area of residential
development in the Upper Lucas Valley.

2.4 PROJECT BACKGROUND

In 1991, Lucasfilm, Ltd. submitted an application to Marin County of a Countywide Plan Amendment, a rezoning,
and a Master Plan approval for the 1,039-acre Grady Ranch. The applicant also prepared a conceptual plan for
the adjacent 1,117-acre Big Rock Ranch. In July 1991, County Planning Department staff determined a Program
EIR was required for the proposed Grady Ranch project. In 1991, a Notice of Preparation was issued to affected
Federal, State, and local public agencies and to all known interested parties to begin the scoping of
environmental issues for the EIR. A public scoping session was conducted on December 19, 1991 to identify
environmental issues and provide additional opportunity for the public to participate in the development of the
scope of the EIR.

The Grady Ranch Draft EIR was circulated for public review for a 45-day period between August 4, 1992 and
September 21, 1992. A public hearing was conducted by the Marin County Planning Commission on August 24,
1992, and testimony was received on the adequacy of the 1992 Draft EIR. In September 1992, after the close of
the public review period for the 1992 Draft EIR, the project applicant formally notified the County of changes to
the project that would require a supplemental or subsequent Draft EIR to address the project revisions.
Consequently, the project applicant requested, and the County agreed, to suspend all processing of the project
applications and 1992 Draft EIR pending revisions to the project design.

In October 1994, the project applicant submitted a letter to the Marin County Community Development Agency
requesting that the County proceed with its Master Plan application, as modified. Lucasfilm, Ltd. submitted an
application to Marin County for a Master Plan and Use Permit approval for digital film and multi-media facilities
and related uses on the Grady, Big Rock, Loma Alta, and McGuire Ranches. On the basis of the previous 1992
Draft EIR and the project redesign, County staff determined that a new Master Plan Program EIR should be
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prepared. The 1996 Lucasfilm Ltd. Grady Ranch/Big Rock Ranch Master Plan EIR evaluated a full range of
impacts, including geology and soils, hydrology and drainage, biological resources, visual and aesthetic quality,
archaeological and historical resources, transportation and circulation, and public services and, where
significant, proposed measures to mitigate these impacts. The Master Plan FEIR was certified by the Marin
County Board of Supervisors (Ordinance 3237 and Resolution 96-151). As mentioned above, the Master Plan
Project was planned as a phased project, and the Master Plan Program EIR analyzed both the Big Rock Ranch
and Grady Ranch portions of the project. The Grady Ranch PDP constitutes a second phase of the
implementation program of the Grady Ranch/Big Rock Ranch Master Plan and Use Permit approved by the
Marin County Board of Supervisors on October 29, 1996.

2.5 PROJECT OBJECTIVES

The 1996 Master Plan FEIR did not include overall project-specific objectives. It included a list of criteria for the
Lucasfilm facilities such as location, size, topography, and site availability. The following objectives are new and
have been developed to address the Grady Ranch PDP. The project is proposed to meet the following
objectives:

4 Implement the Grady Ranch development project consistent with the Marin County Board of Supervisors
Ordinance 3237 and Resolution 96-151 including numerous public benefits identified in these approval
documents including but not limited to, mitigation of existing site watercourse erosion and landslide
impacts, restoration and enhancement of habitat value along streams, implementation of long-term site
habitat restoration and watershed management measures, mitigation of area-wide cumulative traffic
impacts, enhancement of public services, job development and open space deed restrictions.

4 Develop a world class facility devoted to digital image and film production.

Provide ecological- and watershed-wide mitigated design and site construction that follows current
standards for erosion control and habitat restoration and which meet the purpose and intent of the Master
Plan EIR mitigations while following highest and best management practices.

4 Ensure that site development and building construction:
J is sensitive to the property’s unique scenic resources and open space character of the area;

J results in restoration, preservation and conservation of natural resources in development areas and
land deeded for conservation purposes; and

Z balances the 1996 Master Plan approval allowing up to 456,100 square feet of building floor area for up
to 340 employees and overnight guests (the primary use of the buildings to be office and digital film
production) with the public’s desire to preserve and protect over 800 acres of dedicated open space.

2.6 PROJECT CHARACTERISTICS

As stated above, the second phase of the Master Plan Project includes the Grady Ranch PDP. The PDP proposes
construction and operation of the Main Building, Gate House Building, and Main Entry Road, as well as roadway
improvements, bridges, and other related improvements (see Exhibit 2-2). These elements of the project are
discussed below. It is expected that the Grady Ranch Project would employ a similar number of people as
described in the Master Plan EIR. The Master Plan FEIR listed the following number of employees and guests at
Grady Ranch per use: residential accommodations, 6; main building, 319; day care/recreation building, 10; and
gate house building, 5. The project applicant has indicated that the number of employees and guests under the
Grady Ranch PDP (340) would be similar to, and would not exceed, what was proposed under the Master Plan.

This would be the maximum number of guests and employees on the project site. It is expected that typical day-
to-day operations would be less than this maximum. Business hours of the site administration would be
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expected to adhere to a typical Monday through Friday work schedule from 9 a.m. to 5 p.m. However, the
hours and activities occurring onsite during film production would vary depending on the needs of the film
production schedule at the time. As with any business operation, occasional employee hours may extend past
this time on an individual basis. As noted above, there would be residential accommodations in the Main
Building. A small number of employees could be available around the clock for guest services. Potential
exceptions to these business hours for more than a few people at a time would be rare, because of the costs of
extending employee hours past the typical workday for a production. Typical existing operating hours for

Skywalker and Big Rock Ranches, including for film production work, fall within the 9 a.m. to 5 p.m. work
schedule

2.6.1  MAIN BUILDING

The Main Building would house facilities to be used primarily for advanced, digital technology-based
entertainment production. The building would have three stories over underground parking. The parking level
would include spaces for 202 cars and 24 bicycles, storage areas, mechanical rooms, a receiving/storage area,
and a service dock (see Exhibit 2-3).

The first level of the Main Building would include the entrance lobby, reception/security, offices, a general store,
kitchen and dining areas, screening rooms, costume storage, make-up/dressing rooms, a set shop, equipment
storage area, and stages, including an outdoor stage (see Exhibit 2-4). The production stages at the rear of the
Main Building would vary from 25 to 55 feet in height. These production stages would be used at times for the
production of sequences that require techniques possible only in such a large space. Costume storage, make-up
rooms, and dressing rooms would be located adjacent to the production stages at the rear of the building. A set
shop, equipment storage, and an outdoor stage would be located on the west side of the building, adjacent to

the production stages. The outdoor stage would include both safety/security and work light features.
Approximately seven work light fixtures are planned for this outside area. The outdoor stage would not be a
sound stage or a concert stage. Rather, the outdoor stage would be used for digital motion and still
photography for the production of television shows, motion pictures, and related entertainment media. For the
past decade, LucasFilm, Inc. has used outdoor stage facilities primarily for motion and still photography of
miniature model sets, and of props and actors situated in front of “green screen” scrims (i.e. fabric screen wall).
These activities can be accommodated in a compact area, as reflected in the relatively small size of the outdoor
stage, which would measure approximately 150 feet wide by 50 feet deep. Such facilities are used on a very
infrequent basis; for example, it is estimated that LucasFilm, Inc. has used such facilities for the filming of only
one motion picture in the past five years. Amplified sound would not be included in the use of the outdoor
stage. Pursuant to Marin County Code section 6.70, any amplified sound or loud noises that could be heard at a
distance of 50 yards from the building would require approval of a separate permit by the Community
Development Director.

An entrance lobby with an administration office and attached reception/security office would be located at the
main entrance of the building on the first floor level. A main lobby with glazed roof, open to the second and
third floors, with four offices on each side, would lead to the restaurant, store, and wine tasting room, as well as
to the open courtyard. Office suites and screening rooms would surround the open courtyard. Production suites
would be located on the second floor level (see Exhibit 2-5). There would be 15 to 20 guest suites, a pilates/yoga
room and a fitness center located on the third floor level (see Exhibit 2-6).

The “footprint” on the ground would be 123,145 square feet including the outdoor stage and loading dock area
between the stage and the building. The total area of building area would be 269,701 square feet, distributed
among the uses as indicated in Table 2-1.
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Table 2-1: Grady Ranch Precise Development Plan-
Project Elements and Building Square Footage
Project Element Square Footage
Parking
Vehicular Parking 72,375
Cycle Racks 337
Subtotal — Parking 72,712
Unenclosed Open Space
Subtotal — Unenclosed Open Space 6,504
Occupied Areas
Stage A 31,710
Stage B 12,647
Outdoor Stage 6,947
Set Shop 2,400
Stage Alley 5,485
Equipment Storage 6,427
Services 1,805
Mech / Electric 8,332
Kitchen 1,151
Speakers 817
Proj. 476
Screen Rooms 27,918
Control Room 2,073
Media Room 2,625
Make-Up/Dressing 1,913
Costume 2,125
Office Uses 12,547
Guest Rooms 11,228
Guest Balconies 4,304
Restaurants 4,381
Fitness 4,803
General Store 3,151
Restrooms 3,084
Lobby 4,166
Main Lobby 1,335
Subtotal — Occupied Areas 190,485
Circulation
Circulation 27,960
Total Area 269,701
Source: Grady Ranch Precise Development Plan, application materials, [September 8, 2010]
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The Main Building would be built up to a maximum height of 85 feet. This would consist of the main portion of
the building that would be built up to 51 feet from the floor of the first level to the top of the wall above the
third level. The height of the building would extend an additional 34 feet to the highest point at the top of the
towers. The building would be situated partially underground to minimize the aboveground mass. The visible
height of the building would vary according to both the building dimensions and the interrelationship of the
building with the surrounding topography outside the structure. The east, west, and south elevations would
appear as a predominantly three-story building with architectural features, such as stone walls, cast stone
detailing, glass ceilings, and a tower. The north elevation would include the back of the proposed Main Building
and would appear as a predominantly one-story building with two towers overhead.

2.6.2 GATE HOUSE

The Gate House would be located on the Main Entry Road beyond the bridge over Miller Creek and would be
used to manage arrivals and departures. The Gate House would &e=also be used as headquarters for onsite fire
service, maintenance, and security. The Gate House would comprise 900 square feet of floor area in one story
and would include an extended roof under which entering vehicles would pass. The maximum height of this
building would be 25 feet from the surrounding finish grade.

2.6.3 AGRICULTURAL USES

The proposed PDP would not include any agricultural uses. Grape vines would be planted on the terraced
retaining walls west of the Main Building and would be solely for aesthetic purposes. The Master Plan and the
Master Plan FEIR included potential agricultural use for the proposed grape vines, but under the Grady Ranch
PDP, the grapes would not be harvested. Cattle grazing would not occur on the project site.

2.6.4 WINE CAVE

A wine cave would be constructed at the southern end of the ridge to the west of the Main Building with an
entrance at the southern end of the terraced vineyards. A second entrance would be located off the driveway
for the future archival storage building on the opposite side of the ridge. The proposed retaining wall in the
vicinity of the wine cave entrance would be 20 feet high. The interior size of the wine cave would be 3,920
square feet. The wine cave would be used for the storage of wine from grapes planted on other Lucasfilm
properties (e.g., on Skywalker Ranch). The wine would arrive in barrels via truck following harvest on the
Skywalker property each year for storage and aging. Wine would be stored in barrels for later distribution to
bottling facilities. Delivery and distribution of wine barrels would occur occasionally, and it is estimated that
eight trucks per year would visit the site for activity pertaining to the wine cave. The wine cave would also be
used for the storage of olive oil and/or other agricultural products from other Lucasfilm properties. No

production of agricultural products would occur on-site. In addition to storage of agricultural products,

periodically, the wine cave may be used to host wine tastings. As indicated in Table 2-2 below, the wine cave
was not part of the proposed Master Plan.

2.6.5 ROAD IMPROVEMENTS

A recommended mitigation in the Lucasfilm Ltd. Big Rock Ranch/Grady Ranch Master Plan EIR (Mitigation
Measure 5.7-7) was to realign a portion of Lucas Valley Road near the project site entrance. As part of the PDP,
an approximately 1,200-linear-foot section of Lucas Valley Road would be realigned to eliminate two sharp
curves and improve sight distances near the main entrance to the project. The realigned Lucas Valley Road
would cross over a realigned tributary of Miller Creek instead of placing the tributary in a culvert, as approved in
the Lucasfilm Ltd. Grady Ranch/Big Rock Ranch Master Plan.

Marin County
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Proposed Project Floor Plan - Parking Level
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Exhibit 2-4

Proposed Project Floor Plan - First Level

Marin County
Grady Ranch Precise Development Plan

2-15

Final Supplement to the 1996 Master Plan FEIR






Ascent Environmental

Project Description

LEGEND

Circulation
1 Administration Offices
BOH
Public Spaces
1 Guest Support
Balcony
1 Stages
=1 Production Areas

D

SET. SHOP

EQUIPMENT
STORAGE

| I i i |
- I PRODUCTION PRODUCTION
- SUITE SUITE
== ] . [
: ] LE; CONTROY
- ROOM
= e ] L
- ' A C
| . .- PRODUC'{IUN. L] L] L] N b
s e LY Al % i b D | o 1
F W == - I B ! T
I (<1 ] l ! I i i i " l " lcoumo-" 1
P J [a— 3 ROCM
y .: e i E - S Tes
. L] - L = g L ] L] L
1 1 [ i | stact o |
| | PRODUCTION | | |
SUITE
‘ ‘ L N e el e— —— ‘ - ‘ - "
| | | | |
I | | _I ' . |
0 25 50
[ gy ey S—
Scale in Feet
CA10010070.01 DOS
Source: Adapted from Urban Design Group 2009
Exhibit 2-5 Proposed Project Floor Plan - Second Level
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Exhibit 2-6 Proposed Project Floor Plan - Third Level
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A Main Entry Road would be constructed from Lucas Valley Road, over Miller Creek to the Gate House and then
to the Main Building. Just past the Gate House, a new section of the West Fire Road would be constructed to
connect to the existing alignment of the fire road. From that point, the West Fire Road would for the most part
remain in its current alignment. Four existing unimproved crossings of Miller Creek and its tributaries would be
replaced by bridges. The West Fire Road would connect with Lucas Valley Road approximately one half mile west
of the Main Entry Road. In the Master Plan drawings, this road was realigned to the south to provide access to
the future Ancillary Building. Per Master Plan Condition of Approval #17, the alignment of the West Fire Road
has been modified to remain in its existing alignment to eliminate the loss of numerous specimen trees. West
Fire Road would be improved as a gravel road.

Just past the Gate House on the east side of the Main Entry Road, the East Fire Road would be constructed to
provide access to the property on the east side of Grady Creek. The original East Fire Road is continually washed
out by winter storms and must be replaced. The East Fire Road would cross over the restored and enhanced
Grady Creek on a new bridge.

The Service Road off of the Main Entry Road would provide access to the garage ya+é-and stages. The Upper Fire
Road would be realigned around the west side of the Main Building and then connect to the existing alighnment
above the Main Building. This Upper Fire Road would also provide access to the back of the building and the new

water tanks on the hillside above, and would connect to the existing fire road which accesses Big Rock Ridge.

The project would include the construction of nine bridges for crossing the creeks and tributaries on the project
site_(see Exhibit 2-2 for bridge locations on the Proposed Project Site Plan). The bridges would include eight clear
span bridges and one bridge with a center abutment. Bridge 1 would cross tributary S-4 on the realigned Lucas
Valley Road. Bridge 2 would cross Miller Creek on the main entry road leading to the Main Building and would
include the construction of two abutments. Bridge 3 would cross Grady Creek to the east of the main entry road
on East Fire Road so that emergency vehicles do not travel through the creek. Bridge 4 would cross the
proposed realigned tributary on the main entry road leading to the Main Building. Bridges 5 and 7 would cross
&8 two unnamed=teibutary tributaries on West Fire Road. Bridge 6 would cross Landmark Creek on the West Fire
road. Bridge 8 would cross Miller Creek at the western end of West Fire Road. Bridge 9 would cross the G-2
tributary and would be a maintenance bridge located adjacent to the Main Building on Upper Fire Road.

In addition to the road improvements described above, Lucasfilm Ltd. paid its “fair share” of traffic mitigation
fee per the Lucasfilm Ltd. Master Plan and Use Permit Conditions of Approval. As required, prior to the issuance
of the first building permit for either Big Rock Ranch or Grady Ranch, Lucasfilm Ltd. paid its “fair share” to the
Main County Department of Public Works on September 21, 2000 for improvements to the following locations:
Northgate Activity Center Plan; Miller Creek/Lucas Valley; Los Gamos/Lucas Valley; southbound ramps/Lucas
Valley; northbound ramps/Smith Ranch; Lucas Valley/Mt. Lassen; Lucas Valley/Las Galinas; and Miller Creek/U.S.
Highway 101.

2.6.6  WATER TANKS

Two water tanks would be constructed onsite. The water tanks would be private tanks that would be designed,

owned, constructed, and maintained by Skywalker Properties. One 40,000-gallon and one 400,000-gallon tank
would be located at the end of the fire road north of the Main Building. As discussed below, water service for

Grady Ranch would be provided by the Marin Municipal Water District from extensions of the 12-inch water
main located along Lucas Valley Road. The 400,000-gallon water tank is proposed to provide adequate storage
for fire flows. The 40,000-gallon tank would be filled with rainwater runoff from the roof of the main building.

Marin County
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The collected rainwater would be used only for water applications where the use of non-potable water is
acceptable. Construction of the water tanks would include grading of the existing ground and the placement of
three-tiered retaining walls.

2.6.7 GRADING

Grading would be required for construction of the Main Building (including underground parking); Main Entry
Road; West, East and Upper Fire Roads; nine bridges, realignment of Lucas Valley Road, water tanks, and the
eastern knoll over gesthermatlexchange geoexchange units. The major excavation would occur at the Main
Building site. Exhibit 2-7 depicts the proposed grading plan for the project.

Grading would involve approximately 240,000 cubic yards of cut and 240,000 cubic yards of fill. The fill would
include approximately 68,000 cubic yards that would be used as material for stream restoration activities.
Compaction of 0-5% of the volume of cut material when used as fill could result in little or no off-haul_(+/-
12,000 cubic yards). Most of the excavation would occur during the construction of the Main Building, Service
Road, and Upper Fire Road. In the Grady Ranch PDP, the amount of excavation on the west side of the Main
Building would be reduced from the Grady Ranch/Big Rock Ranch Master Plan with the construction of terraced
retaining walls, reducing the volume of cut material and the extent of hillside disturbance. The material
generated from the excavation for the Main Building area would be used to elevate the creek channel to
reestablish natural geomorphology of the currently incised sections of Miller, Grady and Landmark Creeks. The
cut material (including boulders) plus the trees that would be removed due to grading would be used to repair
the damage to these creeks (see Checklist Item 2d for a discussion of trees to be removed). The additional cut
material would be placed to extend the knoll ridge on the eastern side of Grady Creek for the purposes of
covering geethermalheatexeh: SRE geoexchange units for the Main Building and providing visual screening of
the Main Building for nearby residences to the east. The knoll ridge fill area would be approximately five acres
and would be higher than the existing grade, ranging from just a few feet up to approximately 37 feet above the
existing grade. After completion, the knoll ridge fill area would start at approximately 240 feet above mean sea
level at the southern portion and increase in height to approximately=342 327 feet above mean sea level at the
northern portion. The East Fire Road would be located across the knoll with grades ranging from a steeper grade
of up to 18.3% leading from the Main Entry Road to a 3.3% grade at the northern end of the knoll where the
existing terrain is higher.
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2.6.8 REESTABLISHMENT OF CREEK CHANNEL MORPHOLOGY PLUS STREAM
CONSERVATION AREA (SCA) RESTORATION AND ENHANCEMENT

The deeply incised channel of Miller Creek has lowered the base level of the tributary creeks that join Miller
Creek. The incision of Miller Creek has caused incision and widening to occur up the tributary creeks as well.
This has resulted in making upstream fish passage very difficult or impossible. In addition, an eroded stream
channel can result in directing runoff quickly downstream and drawing down meadow water tables, resulting in
drier conditions for riparian community vegetation. Little habitat exists for riparian species when the water table
has dropped below the root zone (Brown and Hecht 2009). The restoration treatments in the SCA Restoration
and Enhancement Plan are intended to reduce sediment delivered to San Francisco Bay; enhance the stability of
Miller Creek and the network of tributary creeks; expand the habitat accessible to steelhead; increase aquifer
storage thereby increasing spring and summer baseflows; enhance the vigor, extent, and resilience of riparian
vegetation; and maintain channel functions and form during episodic events. Exhibit 2-8 depicts the Stream
Conservation Area Restoration and Enhancement Plan.

As part of this project, the streamflow, bedload and suspended sediment have been measured at six different
gaging stations within Grady Ranch during water years 2010 and 2011. These measurements, coupled with data
from other project analyses as well as regional literature, were used to quantify the magnitude of sediment
transport within the upper Miller Creek watershed. Total sediment transport (suspended- and bedload-
sediment) under existing conditions at Grady Ranch is higher than optimal, because of excessive bed and/or
bank erosion, with bedload-sediment comprising between 40 and 75 percent of the total sediment load. The
various Miller Creek reaches downstream from Grady Ranch are also experiencing high sediment inputs from
the upper Miller Creek watershed (Balance Hydrologics, Inc. 2011).

The Restoration and Enhancement Plan (Plan) would extend for approximately 1.5 miles of the creek channel
and would include boulder weirs and step-pool sequences, intended to provide stability to the stream system.
Reintroduction of woody debris into the system would add additional channel complexity and, where added as
secure structures, would help dissipate flow energy and increase bank stability. The added roughness of the
woody debris, along with the boulder weirs, would also provide flow attenuation to downstream reaches. The
Plan would include raising the base level of Miller Creek and portions of its tributaries in the lower portions to
eliminate the fish passage barriers within Miller and Grady Creeks and to allow for additional groundwater
storage within the alluvial aquifer. This element is intended to allow for the creation of an inset floodplain
without the need to remove much alluvial bank material (see Exhibits 2-9 and 2-10). The raising of the base level
of Miller and Grady Creeks would result in fill depths up to eight feet. This re-activated floodplain would allow
storm flows to spread out and slow, providing flood attenuation benefits to the downstream reaches. In
addition, the raised stream bed would provide a more intact and contiguous valley floor. The Plan would also
include laying back stream banks and expanding floodplain terraces in selected segments of the stream to
provide additional overbank areas for flood attenuation and, with associated plantings, to provide additional
stability of the bank material (Brown and Hecht 2009).

Specific design criteria are incorporated into the design of the restoration to minimize the risk of failure. In the
unlikely event of a complete failure or bypass of a boulder structure during a very-high-flow event, some scour

of the fill material may occur with effects similar in kind to those prevailing under current conditions. Effects of
partial failure would be more limited.

Periodic inspections by a qualified professional (hydraulic engineer/geomorphologist) would be conducted to
ensure that key design elements of the restoration project are intact and functioning as designed. These would
be conducted annually prior to the rainy season and following runoff events equal to or larger than the five-year
frequency storm. If the inspection discovers any area of potential weakness or potential loss of integrity of the
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SCA Restoration and Enhancement Plan
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Exhibit 2-9 Schematic Restoration of Miller Creek
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restored stream features, Marin County Department of Public Works (DPW) and all applicable federal, state, and
regional agencies would be notified in a timely manner with proposed actions to be implemented to prevent
erosion and/or failure of key grade control features. Following this notification and an opportunity for comment
from Marin County DPW, the proposed preventative actions would be implemented.

2.6.9 STORMWATER CONTROL

LID practices are incorporated in the Grady Ranch PDP to manage stormwater quantity and quality while
controlling erosion and sediment. Various source control and site design measures would be used to limit the
potential pollutants mobilized by rain events. Treatment controls would include stormwater basins designed as
created wetlands that would capture runoff, slow down releases to the creeks, recharge groundwater sources and
improve water quality. Bioretention areas and swales would reduce peak flows, remove pollutants, and promote
runoff infiltration from project roadways not adjacent to the Main Building. Roof runoff would be collected from
rainwater leaders and stored for later irrigation use, reducing the project’s demand for municipal water, while
reducing the hydrologic impact of the project’s impervious surface. All treatment controls would be designed to
address water quality, hydromodification control and flood control.

In the approved Lucasfilm Ltd. Grady Ranch/Big Rock Ranch Master Plan, the tributary to the northwest of the
Main Building was planned to be undergrounded in a storm drain pipe running beneath the building with an
outfall to Grady Creek. In the Grady Ranch PDP, this tributary would be realigned west of the building in an
enhanced natural channel. The tributary creek would flow down this open channel and under a new bridge for the
Main Entry Road and into Grady Creek. An overflow pipe would be installed adjacent to the channel under the
Upper Fire Road and Service Road and would discharge to Grady Creek at approximately the same location as the
realigned channel. The overflow pipe would be designed to carry at least a 100-year storm and would only convey
flows in very large storm events.

2.6.10 LANDSCAPE PLANS

Planting plans in the PDP emphasize the use of native vegetation for much of the development site, except for
non-invasive ornamental plantings at key locations. Planting of native species along the creeks would enhance
habitat functions and values of the SCA (including within the creek channels). The appropriate native species
would be planted in areas where the bottom of the creek channels would be raised to create functioning
floodplains; where the eroded, vertical creek banks would be laid back to provide the opportunity for vegetation
to grow; and in connection with proposed LID practices to control stormwater, including seasonal wetland species
in the stormwater basin. Tree replacement and native grassland restoration are also proposed. Use of ornamental
plants would be limited and would only be used adjacent to the Main Building and on the Lucas Valley Road side
of the main entrance to the project. The proposed landscape plans take into account the vegetation/fuels
management requirements for the site as required by the Marinwood Fire Department and the Marin County Fire
Department.

2.6.11 OPEN SPACE

In accordance with the Master Plan Conditions of Approval, 800 acres of Grady Ranch outside of the PDP area
were dedicated to, and accepted by the Marin County Open Space District as public open space. Within the PDP
area, 187 acres around the 52-acre development area would be preserved as private open space. Thus, 95
percent of Grady Ranch would remain in open space. It should be noted that as part of Phase | of the
implementation of the Grady Ranch/Big Rock Ranch Master Plan, 561 acres of the Loma Alta Ranch, 674 acres of
the McGuire Ranch, and 1,061 acres of Big Rock Ranch were protected as open space with conservation
easements.
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2.6.12 PUBLIC SERVICES AND OFF-SITE IMPROVEMENTS

The proposed onsite utility improvements are depicted on Exhibit 2-11, and the proposed off-site improvements

are depicted on Exhibit 2-12. The proposed realignment of Lucas Valley Road is depicted on Exhibit 2-7. The
proposed bridge adjacent to Lucas Valley Road would cross a small intermittent drainage tributary to Miller Creek.
Lucas Valley Road in this area is founded on thin fill over Franciscan Complex bedrock. The fill is underlain by
intact bedrock, which is also exposed along the banks of the drainage and along the banks of Miller Creek. There
are no landslide areas within this stream area (amec Geomatrix 2008). Additional information from the
geotechnical firm indicates there is no evidence of instability of the road or drainage bank in this area. The
proposed bridge abutment that would launch from the existing Lucas Valley Road would be designed to be
founded in stable bedrock and provide stability to the drainage banks. Alternatively, the road could cross the
small drainage on engineered fill over a large culvert with concrete headwalls. Typical construction techniques
would provide stability and erosion protection to the road and drainage banks during construction. All work
would be subject to encroachment permit review, a building permit for bridge construction, creek or grading
permits, conditions, inspections, and testing prior to acceptance by the County.

WASTEWATER SERVICE

The development area of Grady Ranch would be annexed into the Las Gallinas Valley Sanitary District (LGVSD) for
sanitary sewer service. The Main Building sewage would be collected within a wet well, located east of the Main
Building outside of the stream conservation area, and transported via a 4-inch force main to the intersection of
the Main Entry Road / Lucas Valley Road. A new gravity sanitary sewer line would connect the wet well at the
Main Entry to the site to existing LGVSD facilities located at the intersection of Lucas Valley Road and Westgate
Drive.

WATER SERVICE

As provided for in the approved Master Plan, water service for Grady Ranch would be supplied by the Marin
Municipal Water District (MMWD). The project would be annexed into the MMWD, and the project applicant

would enter into a pipeline extension agreement with MMWD. MMWD expects that it would install two water

services to the edge of the project site; one domestic water service and one irrigation water service. The length of
the extension and the details of the size of the pipeline/s have not been specifically defined. The 12-inch water

main=xettd may be extended east along Lucas Valley Road to the project entrance from its current terminus
adjacent to Westgate Drive, a distance of approximately 1,800 to 1,900 feet. The length and diameter of pipeline
extensions have &as-not been determined.

The three water lines (8-inch fire, 3-inch irrigation and 4-inch domestic)aasstd could cross Lucas Valley Road
attached to the walls of a 6-foot diameter reinforced concrete pipe tunnel. The tunnel would terminate to the
east of the Main Entry Road on the Grady Ranch property and pipes would be constructed in a trench after this
point. A private pump station would be built in an underground vault on the project site. The pump station would

be needed to convey water from the terminus of the proposed Lucas Valley Road pipeline extension to proposed
on-site improvements. While some of the lower elevation portions of the project site could be served via gravity
flow, the proposed building floor elevations would be too high to be served by gravity-flow from the end of the
pipeline extension or from any existing MMWOD facilities. The pump station would be needed to move water

uphill to the private water storage tanks. = MMWD would supply water for fixe-suppressien; domestic usey and
irrigation, all of which would have separate plumbing within the project. It is intended that #e the code-required

fire flows would be met through the use of the onsite 400,000 gallon tank located on the hill behind the Main
building. If some or all of the required flow can be provided by the MMWD system, this tank may be reduced or
eliminated. Captured rain water runoff from the roof of the main building would be pumped up to the smaller
40,000 gallon tank for irrigation use.
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TELEPHONE/ELECTRICITY/FIBER OPTICS

The electric, telephone and fiber optic data utilities currently on overhead lines along Lucas Valley Road would
be undergrounded along the property frontage as part of this project. Please see Exhibit 2-12 for the location of
utilities to be placed underground. These utilities would be extended from existing facilities in Lucas Valley Road
to the Main Building in a joint trench along the Main Entry Road. The length of the undergrounded electricity
and telephone lines would be approximately 3,600 feet along Lucas Valley Road. Overhead utility lines at the
eastern edge of the project site that extend to the Monahan property would remain, and the utility lines that
extend to the west towards the proposed main entry road would be placed underground up to the main entry
road. Overhead utility lines to the west of the western gate and between the western gate and the proposed
main entry road onto the project site would remain. Electricity for the project would be provided by PG&E from
existing 12 KV service in Lucas Valley Road.

FIRE PROTECTION SERVICE

The entire 52-acre developed project site would be annexed into the Marinwood Community Services District
(MCSD) for fire protection services around the building areas from the Marinwood Fire Department. Fire
protection for the State Responsibility Areas (all other acreage/wildland on the property) would be provided by
the Marin County Fire Department. The Skywalker Ranch Fire Brigade would supplement the fire protection
provided by the MCSD and the Marin County Fire Department, and the Fire Brigade would handle fire
prevention coordination with the agencies. Paramedic service would be provided by the City of San Rafael Fire
Department as part of Paramedic Service Area B.

2.6.13 GEOEXCHANGE SYSTEM

A geoexchange system and heat pump would be used for heating and cooling the building. The geoexchange
system uses a system of coiled pipes buried in the earth and a heat pump to alter the indoor air temperature.
Rather than burning fuel to heat the building, the geoexchange system circulates fluid through the coils which
are warmed by the relatively constant temperature of the earth. This warmed fluid is carried to the
geoexchange system heat pump that uses electrically-driven compressors and heat exchangers in a vapor
compression cycle to concentrate the energy, warm the air in the compressor, and release it inside the building.
Duct fans then distribute the warmed air to various rooms. In summer, the process is reversed in order to cool
the building air. Excess heat is drawn from the building’s indoor air, expelled to the cooler fluid in the looped
pipes, and absorbed by the earth.

Geoexchange coils would be buried under at least six feet (6 ft) of fill, southeast of the building. Piping from the

building to the coil field would follow the route of the trench provided for the East Fire Road. The spacing and
quantity of coils would be dependent on the thermal conductivity of the soil material. Coils would be located
outside of the Stream Conservation area, and a 100-foot setback from the stream would be required during all
construction and operation activities.

2.7  ANTICIPATED CONSTRUCTION ACTIVITIES

Project construction is anticipated to occur over a period of approximately two and a half years and would
include the use of heavy construction equipment for site grading activities (e.g., dozers, graders, and backhoes,
as necessary). Construction would occur in phases and is expected to include the following stages: tree
protection, utility supply and site set up; initial sitework (grading, bridge construction, creek upgrades, and Lucas
Valley Road realignment); sitework; terraced retaining walls; wine cave; and building construction. As explained

Marin County
Grady Ranch Precise Development Plan 2-35 Final Supplement to the 1996 Master Plan FEIR



Project Description Ascent Environmental, Inc.

above, the material generated from the excavation of the Main Building area would be used to elevate the creek
bed. Additional cut material would be placed to extend the knoll ridge on the eastern side of Grady Creek for
the purposes of covering g - aage geoexchange units for the Main Building and providing
visual screening of the Main Building for nearby residences to the east. Phase 1 of the creek restoration would
focus on Miller Creek downstream of Grady Ranch bridge and would include Grady Creek and tributary S-4.
Phase 2 of the creek restoration would focus on Miller Creek upstream of Grady Bridge and the tributaries that
enter Miller Creek upstream from the bridge. The material that would be required for the stream restoration
would be excavated in the reverse order of how it would be needed. Thus, all excavated material for the
streams would need to be stockpiled. The upland areas on the property would be built up first and then the fill
would be placed in the creek beds.

Parking for construction workers would be provided onsite. All site personnel and visitors would be restricted to
parking in the designated areas. In general, construction activities would be limited by Marin County Ordinance
No. 3431 to the hours between 7 a.m. and 6 p.m. Monday through Friday and 9 a.m. to 5 p.m. on Saturday. In
addition, some construction hours would be confined by mitigation measures identified in the 1996 Master Plan
FEIR. For example, Mitigation Measure 5.9-1 addressed potential noise impacts by limiting the use of grading
and impact tool use (such as pile driving) for the Main Building and easternmost berm on Grady Ranch to
Monday through Friday, 8 a.m. to 5 p.m. unless the applicant can show that activity would not generate
excessive noise levels in nearby residences or unless permission is granted by the affected homeowners. No
construction would be permitted on Sunday, or holidays. A detailed traffic control plan would be submitted
prior to commencement of construction by the general contractor. Demolition of the existing Grady Bridge and
remnant wall would occur as part of project construction.

2.8 CHANGES TO THE PREVIOUSLY-APPROVED MASTER PLAN

As discussed above, the Grady Ranch PDP details a second phase of the implementation of the Grady Ranch/Big
Rock Ranch Master Plan and Use Permit, analyzed in the 1996 Master Plan FEIR and approved by the Marin
County Board of Supervisors on October 1996. The PDP includes several changes to the project description,
including a decrease in the proposed Main Building size, decreases in the anticipated grading and subsequent
cut and fill amounts, and an increase in the number of proposed bridges. The changes to the proposed project
description that are relevant to environmental review are listed in Table 2-2.

Table 2-2: Changes from the Previous Master Plan
to the Proposed Grady Ranch Precise Development Plan

Project Element Previous Master Plan Proposed Precise Development Plan
Bridges Four bridges proposed. Vehicles Eight clear span bridges and one bridge with a center
would continue to drive through abutment proposed. Vehicles would not travel through creeks
creeks and tributaries or tributaries.
Bridges No bridges across Grady Creek Bridge 3 spans Grady Creek so emergency vehicles do not
travel through creek
Creeks Loma Alta Creek conveyed under Loma Alta Creek (Tributary S-4 in the Grady Ranch PDP) to be
Lucas Valley Road by culvert bridged and creek would retain a natural bottom
Creeks and Tributary to Grady Creek near Main |Tributary to Grady Creek to be realigned along west side of
tributaries Building to be enclosed within building and natural bottom to be retained and enhanced
culvert along north side of building
Creeks Creek channel beds remain at Creek channel beds raised to historic levels with approximately
existing elevations 68,000 cubic yards of material from onsite excavation.
Creeks and No stabilization of the S-4 tributary |The S-4 tributary is realigned in a stable, open channel
tributaries proposed
Marin County
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Table 2-2: Changes from the Previous Master Plan
to the Proposed Grady Ranch Precise Development Plan

Project Element

Previous Master Plan

Proposed Precise Development Plan

Day Care/
Recreation Building

Construction of Day
Care/Recreation building

No Day Care/Recreation Building is proposed. Day Care
facilities would be offered at existing Skywalker ranch.
Recreation facilities to be included in Main Building.

Drainage No stormwater basins and Stormwater control basins included for the building and road
bioretention swales runoff and bioretention swales linked to paved roadways.
Fencing Metal deer fencing to encompass  |Fencing removed from the back property line to maintain
development area wildlife access along Landmark Creek and north-south
movement
Grading 377,000 cubic yards of cut Up to approximately 240,000 cubic yards of cut
379,000 cubic yards of fill Up to approximately 240,000 cubic yards of fill

Grading Material

2,000 cubic yards of net import

May vary from less than 2,000 up to approximately 12,000
cubic yards export/off-haul depending on stream restoration
work

Grade control

Board and post weirs proposed for
grade control to help stabilize bank
erosion

Boulder weirs would be installed for grade control

Main Building

Main Building footprint is 190,000
square feet

Main Building footprint is 123,145 square feet

Main Guest Building

Main Guest Accommodations
Building proposed as seven
detached accessory cottages

No separate guest accommodations proposed. Guest
accommodations incorporated into Main Building

Public Services

Applicant offered fee ownership of
800 acres to Marin County Open
Space District

800 acres was dedicated to, and accepted by, the Marin
County Open Space District

Public Services

New MMWD pump station to be
constructed near Creekside tank

The pump station would be constructed south of existing Lucas

Valley Road. The pump station would be designed, owned,
constructed, and maintained by the project applicant.

Public Services

Overhead electric and
telephone/data service

Overhead lines to be undergrounded between eastern
property line and western gate.

Public Services

A portion of the 40-foot wide PG&E
easement to be realigned, involving
two utility poles and their
associated wire.

Onsite PG&E easement to remain in place

Roadways and
Circulation

Realignment of Lucas Valley Road
to improve sight distance

Realignment revised to include eastbound acceleration lane

Roadways and
Circulation

Access to Upper Fire Road along
east side of Main Building. MMWD
easement required for access to
water tank

Access to Upper Fire Road via Service Road and new portion of
Upper Fire Road west of Main Building. No MMWD easement
required.

Roadways and
Circulation

No improvement of East Fire Road
included

Improvement of East Fire Road and addition of bridge over
Grady Creek to improve fire emergency access

Roadways and
Circulation

West Fire Road required extensive
grading and the loss of numerous
specimen-sized trees

West Fire Road would be realigned to follow existing ranch
road, minimizing grading and tree removal

Stream Conservation
Area (SCA)

SCA measured from creek
centerline

SCA measured from top of bank
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Table 2-2: Changes from the Previous Master Plan
to the Proposed Grady Ranch Precise Development Plan
Project Element Previous Master Plan Proposed Precise Development Plan

SCA No raising of baselevel of creeks to |SCA Restoration and Enhancement Plan would raise the
address reduced groundwater baselevel in Miller Creek to provide for continuity of
storage in aquifer due to incision. |groundwater flow as it moves from the tributaries to the main

valley. Additional cut material would provide the opportunity
to expand restoration plans and address incision on a more
comprehensive level.

SCA Install boulder cascades SCA Restoration and Enhancement Plan would raise the bed of
immediately downstream of the Miller Creek upstream of the new Grady Bridge and would
existing Grady Bridge and removal |include boulder weirs
of debris upstream of the new
Grady Bridge.

See Exhibit 2-13, which includes the
1996 Master Plan preliminary
grading plan, for a comparison of
the previous grading plan with the
proposed site plan (Exhibit 2-2) and
the proposed grading plan (Exhibit
2-7).

SCA Utility line located within the Grady [Main Building and utility line shifted to the west, outside of
Creek SCA Grady Creek SCA

SCA Grading would occur within 50 feet |Neither grading nor utility lines would occur within 50 feet of

of top of bank on east side of Grady
Creek

top of bank on east side of Grady Creek

Energy Conservation/
Sustainable Features

None identified. Compliance with
Title 24 of the California
Administrative Code for energy
conservation required

Geo-exchange system; solar thermal panels; photovoltaic solar
panels; low-flow plumbing fixtures; variable frequency drives;
heat recovery water heaters; airside economizers; alternate
garage exhaust system; automatic daylighting controls; high
efficiency fixtures; time clock; dark-sky friendly practices;
occupancy sensors; rainwater harvesting for recharging
aquifer; stormwater runoff renovation for recharging aquifer

Trees A total of 2,374 trees to be A total of approximately 411 trees to be removed, or adversely
removed affected sufficiently (a portion of their driplines could be
located within the limit of grading) to requireiag removal
Trees Trees to be planted in valley No trees planted in valley floor/meadow area between Miller
floor/meadow area between Miller |Creek and Lucas Valley Road.
Creek and Lucas Valley Road.
Trees Extensive grading and loss of trees |West Fire Road would be kept in existing alignment to reduce
for new alignment of West Fire environmental impacts, including loss of specimen-sized trees
Road and location of ancillary
building
Water Tanks 120,000-gallon above-ground water |400,000-gallon above-ground water tank for fire protection, 58
tank, 32 feet diameter and 20 feet |feet diameter, 22 feet in height at elevation 400 and 40,000-
in height at elevation 500 gallon above-ground water tank for-demestie irrigation use, 22
feet diameter, 15 feet in height at elevation 400
Wine Cave A wine cave was not part of the Wine cave is proposed for storage of wine from grapes on

Master Plan

other Lucasfilm properties

Grady Ranch Precise Development Plan
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Ascent Environmental, Inc. Project Description

2.9 PROPOSED PROJECT OPERATIONS

Operation of the proposed project would include digital production and interactive entertainment/education
office facilities. These operations would be different from, but complimentary to, those already existing at
Skywalker Ranch and Big Rock Ranch. The Main Building would be used for advanced, digital technology-based
film production and production stages for the filming of sequences that require production techniques possible
only in such a large space.

Special events on the project site are expected to be few in number and infrequent due to the confidential
nature of the production work onsite. There would be no public access allowed at Grady Ranch, similar to the
policy at Skywalker and Big Rock Ranches. No film screenings with large audiences would occur because the
facility would not include a large screening room. Employee visits from other facilities would generally not be
allowed unless there is a specific business reason. These groups would be kept small, generally less than 10
people at a time and coordinated only during regular business hours on Monday through Friday. At this time, it
is anticipated that two “Open House” events would occur upon completion of the project. One open house for
construction and development personnel would include up to 300 people during a Saturday day. Additional
open houses would occur for company employees for up to 300 people at a time during a Saturday day.

2.10 FUTURE PHASES OF MASTER PLAN IMPLEMENTATION

There are three groupings of additional buildings in the approved Master Plan for Grady Ranch that are not
included in the proposed PDP. These ten buildings were originally envisioned for use as a day care
center/recreation facility, guest accommodations consisting of a main building and seven cottages, and an
archival storage building. HewewverThe current PDP proposal now includes recreational facilities and guest
accommodations kawebeesr incorporated in the Main Building at Grady Ranch and child care facilities are
available at Big Rock Ranch. As such, the approved square footage of buildings, which may be constructed in a
future phase, would be used only for archival storage. These buildings would not be used as production space.
Water and parking demands would be limiting factors to the development of future phases.

2.11 REQUIRED DISCRETIONARY ACTIONS

Project approval requires Marin County as the lead agency to approve the project, issue required permits, or
affirm compliance with agency requirements. Described below is the environmental review process for the
project and the discretionary actions sought by the project applicant for the project.

2.11.1 LEAD AGENCY

Marin County is the lead agency for the proposed project. A lead agency, as defined in Section 15367 of the
State CEQA Guidelines, is “the public agency that has the principal responsibility for carrying out or approving a
project.” In this case, the applicant has requested that the County approve a PDP. The County would also be
responsible for issuing a grading permit for site excavation and grading activities, building permits for the
construction of aboveground facilities on the site, and an encroachment permit for work in the county road
right-of-way.
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2.11.2 RESPONSIBLE AGENCIES

A number of other agencies would have discretionary approvals related to the proposed project. Responsible
and Trustee agencies include:

4 California Department of Fish and Game (CDFG). The CDFG is responsible for activities that would disrupt
the natural flow or alter the channel, bed, or bank of streams or their tributaries under Section 1601 and
1603 of the California Fish and Game Code. The project would require a California Fish and Game Code
Streambed Alteration Agreement from the California Department of Fish and Game.

4 State Water Resources Control Board, Division of Water Rights. The Division of Water Rights regulates water
entitlements and reviews dam’s effects on downstream flows, including effects on riparian habitat, aquatic
life, and water rights of downstream property owners.

4 Regional Water Quality Control Board. The project would require permits related to the control of nonpoint
source runoff, pursuant to the National Pollutant Discharge Elimination System requirements (Section 401
Water Quality Certification).

4 Las Galinas Valley Sanitary District (LGVSD). The project would require annexation of the developable
portion of Grady Ranch into the LGVSD to obtain sanitary sewer service.

4 Marin Municipal Water District (MMWD). The project would require annexation of the developable portion
of Grady Ranch into the MMWD to obtain water service.

4 Marinwood Community Services District (MCSD). The project would require annexation of Grady Ranch into
the MCSD to obtain structural fire protection.

4 Marin County Local Agency Formation Commission. The project would require LAFCO approval for
annexation into the LGVSD, MMWD, and MCSD.

Bay Area Air Quality Management District (BAAQMD). The BAAQMD has jurisdiction over regional air quality
issues, and could require Authority to Construct and Permission to Operate permits for any stationary sources
proposed as part of the project.

2.11.3 INTERESTED AGENCIES

The following federal agencies may have jurisdiction over a portion the project:

4 U.S. Army Corps of Engineers. The USACE has jurisdiction for regulation of the filling of wetlands under
Section 404 of the Clean Water Act. If the USACE determines that the project site’s wetlands are under
USACE jurisdiction, a permit would be required.

4 National Marine Fisheries Service and U.S. Fish and Wildlife Service. The U.S. Fish and Wildlife Service
(USFWS) and the National Oceanic and Atmospheric Administration’s National Marine Fisheries Service
(NMFS) administer the federal Endangered Species Act (ESA) and have authority over projects that may
result in take of a species listed as threatened or endangered under the ESA. If a project is likely to result in
take of a federally listed species either an incidental take permit under ESA Section 10(a) or a federal
interagency consultation under ESA Section 7 is required before the take may occur. Such a permit typically
requires various types of mitigation to compensate for or to minimize a take. Because of the presence of
steelhead in Grady Creek and the documented anadromy (i.e., migration-connectivity with the ocean) of
Miller Creek, ESA Section 7 consultation by the U.S. Army Corps of Engineers (USACE) with USFWS and NMFS
will be required as part of USACE’s review and permitting for impacts to waters of the U.S. (including
wetlands). USACE will initiate ESA Section 7 Consultation with USFWS and NMFS, based on the May 2011
Joint Aquatic Resources Permit Application (JARPA) submitted to USACE.
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3  ENVIRONMENTAL CHECKLIST FOR
SUPPLEMENTAL ENVIRONMENTAL REVIEW

3.1 EXPLANATION OF CHECKLIST EVALUATION CATEGORIES

The environmental impact analysis in this Supplement to the Master Plan Final EIR (1996 Master Plan FEIR or
1996 FEIR) is presented in the format of an environmental checklist and supporting evaluation. The analysis has
been updated to evaluate potential changes in the environmental impacts of the proposed Precise Development
Plan for the Grady Ranch project compared to those described in the 1996 Master Plan EIR.

This checklist and analysis are not a traditional CEQA “Initial Study” checklist and analysis. The purpose of this
checklist is to evaluate the categories in terms of any “changed condition” (i.e. changed circumstances, project
changes, or new information of substantial importance) that may result in a different environmental impact
significance conclusion from the project Master Plan certified Final EIR. The row titles of the checklist include
the full range of environmental topics, as presented in Appendix G of the State CEQA Guidelines. The column
titles of the checklist have been modified from the Appendix G presentation to help answer the questions to be
addressed pursuant to CEQA Section 21166 and State CEQA Guidelines Section 15162, 15163, 15164, and 15168.
A “no” answer does not necessarily mean that here are no potential impacts relative to the environmental
category, but that there is no change in the condition or status of the impact since it was analyzed and
addressed with mitigations in the Master Plan EIR. For instance, the environmental categories might be
answered with a “no” in the checklist because the proposed Grady Ranch Precise Development Plan does not
introduce changes that would result in a modification to the environmental impact significance conclusions of
the prior environmental document. The purpose of each column of the checklist is described below. The
checklist categories are presented in alphabetical order.

3.1.1  WHERE IMPACT WAS ANALYZED IN THE 1996 MASTER PLAN FEIR

This column provides a cross-reference to the pages of the prior environmental documents where information
and analysis may be found relative to the environmental issue listed under each topic.

3.1.2 DO PROPOSED CHANGES INVOLVE NEW OR SUBSTANTIALLY MORE SEVERE
SIGNIFICANT IMPACTS?

Pursuant to Section 15162(a)(1) of the State CEQA Guidelines, this column indicates whether the changes
represented by the current project will result in new significant impacts that have not already been considered
by the prior environmental review or a substantial increase in the severity of a previously identified impact.

3.1.3 DO ANY NEW CIRCUMSTANCES INVOLVE NEW OR SUBSTANTIALLY MORE
SEVERE SIGNIFICANT IMPACTS?

Pursuant to Section 15162(a)(2) of the CEQA Guidelines, this column indicates whether there have been changes
to the project site or the vicinity (circumstances under which the project is undertaken) that have occurred
subsequent to the prior environmental documents, which would result in the current project having new
significant environmental impacts that were not considered in the prior environmental documents or that
substantially increase the severity of a previously identified impact.
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3.1.4  ANY SUBSTANTIALLY IMPORTANT NEW INFORMATION REQUIRING NEW
ANALYSIS OR VERIFICATION?

Pursuant to Section 15162(a)(3)(A-D) of the State CEQA Guidelines, this column indicates whether new
information of substantial importance that was not known and could not have been known with the exercise of
reasonable diligence at the time the previous environmental documents were certified as complete is available
requiring an update to the analysis of the previous environmental documents to verify that the environmental
conclusions and mitigations remain valid. If the new information shows that: (A) the project will have one or
more significant effects not discussed in the prior environmental documents; or (B) that significant effects
previously examined will be substantially more severe than shown in the prior environmental documents; or (C)
that mitigation measures or alternatives previously found not to be feasible would in fact be feasible and would
substantially reduce one or more significant effects of the project, but the project proponents decline to adopt
the mitigation measure or alternative; or (D) that mitigation measures or alternatives which are considerably
different from those analyzed in the prior environmental documents would substantially reduce one or more
significant effects on the environment, but the project proponents decline to adopt the mitigation measure or
alternative, the question would be answered ‘Yes’ requiring the preparation of a subsequent EIR or supplement
to the EIR. However, if the additional analysis completed as part of this Environmental Checklist Review finds
that the conclusions of the prior environmental documents remain the same and no new significant impacts are
identified, or identified environmental impacts are not found to be substantially more severe, the question
would be answered ‘Yes, but no significant impact would occur’ and no additional EIR documentation
(supplement to the EIR or subsequent EIR) would be required.

3.1.5 DO 1996 MASTER PLAN FEIR MITIGATION MEASURES ADDRESS/RESOLVE
IMPACTS?

Pursuant to Section 15162(a)(3) of the CEQA Guidelines, this column indicates whether the prior environmental
documents provide mitigation measures to address effects in the related impact category. In some cases, the
mitigation measures have already been implemented. A “yes” response will be provided in either instance. If
“N/A” is indicated, this Environmental Checklist Review concludes that the impact does not occur with this
project and, therefore, no mitigation measures are needed.

3.2 DISCUSSION AND MITIGATION SECTIONS
3.2.1 DISCUSSION

A discussion of the elements of the checklist is provided under each environmental category to clarify the
answers. The discussion provides information about the particular environmental issue, how the project relates
to the issue, and the status of any mitigation that may be required or that has already been implemented.

3.2.2  MITIGATION MEASURES

Applicable mitigation measures from the prior environmental review that apply to the project are presented
under each environmental category. New mitigation measures are included, if needed. The text of the
mitigation measures from the 1996 FEIR are included in the “Mitigation Measures” section of each checklist
item. These measures are followed by “1996 FEIR”, with either a “U” for unchanged measures or “R” for revised
measures. New mitigation measures are followed by “N” to indicate they are new measures included in this
checklist.
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3.2.3 CONCLUSIONS

A discussion of the specific conclusion for each topical section relating to the need for additional environmental
documentation is contained at the end of each separate section.

3.2.4  ALTERNATIVES

This section includes a brief summary of the conclusions of the alternatives analysis from the 1996 FEIR. The
conclusions are compared to the current Grady Ranch Precise Development Plan to determine if the conclusions
from the previous EIR would change. For purposes of this analysis, Alternative 4 (Grady Ranch Development
Only) is not included because the alternative assumed that development would occur only on Grady Ranch with
no development permitted on Big Rock Ranch. This alternative is moot, because Big Rock Ranch has been
developed. The remaining three alternatives analyzed in the 1996 FEIR include the following:

4 Alternative 1: No Project Alternative. No development would occur and there would be no changes to
existing conditions.

4 Alternative 2: Current Zoning Alternative. The site would be developed residentially, consistent with
residential density maximums of the current zoning.

4 Alternative 3: Previous Proposed Project Alternative. The project site would be developed as proposed in
the previous application that was evaluated in the 1992 EIR. The previous alternative included a main office
building complex in approximately 396,900 square feet of floor area in two buildings; a main guest
accommodations building and seven detached accessory cottages; a day care/recreation building; a gate
house building; an ancillary building to accommodate possible expansion; and a dam and reservoir across
Miller Creek with an 100 acre-foot capacity

The 1996 FEIR also includes a discussion of potential alternative locations. A total of 16 alternative sites were
considered as a location for the Master Plan Project. However, as discussed in the previous EIR, all were found
infeasible for various reasons.

3.3 SUMMARY FINDINGS OF CHECKLIST

A summary of findings and overall conclusions of the PDP Project environmental checklist and requirements for
further environmental documentation pursuant to CEQA Guidelines Sections 15163, and 15168 are provided
following the checklist items. As explained above, the checklist items are listed in alphabetical order.
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Environmental Issue Area

Where ImpactWas
Analyzed in 1996
Master Plan FEIR.

Do Proposed
Changes Involve
New or
Substantially
More Severe
Significant
Impacts?

Do Any New
Circumstances
Involve New or

Substantially More
Severe Significant
Impacts?

Any Substantially
Important New
Information
Requiring New
Analysis or
Verification?

1. Aesthetics. Would the Project:

Do 1996 Master
Plan FEIR
Mitigation
Measures

Address/Resolve
Impacts?

a. Have a substantial adverse effect on a |Not analyzed No No No N/A
scenic vista?
b. Substantially damage scenic Not analyzed No No No N/A
resources, including but not limited
to, trees, rock outcroppings, and
historic buildings within a state scenic
highway?
c. Substantially degrade the existing 1996 FEIR; No No Yes, but new |Yes
visual character or quality of the site  |Impacts 5.5-1, or more
and its surroundings? 5.5-2, 5.5-4,5,5- severe
5, and 5.5-8; significant
pages 5.5-26 effects would
through 5.5-35 not occur.
d. Create a new source of substantial 1996 FEIR; No No No Yes
light or glare which would adversely |Impact 5.5-3,
affect day or nighttime views in the page 5.5-28
area?
DISCUSSION
a,b) The 1996 Master Plan FEIR did not specifically address scenic vistas or scenic resources from a state
scenic highway. There are no designated State Scenic Highways or National Scenic Byways within Marin
County (Marin County 2007). Therefore, there would be no impact due to an effect on a scenic vista or
substantial damage to scenic resources.
c) The 1996 EIR identified a less-than-significant impact as a result of changes of views onto the project site

from Lucas Valley Road. The previous EIR identified a potentially significant visual resources impact
because of the visibility of potential water storage tanks to be constructed on the project site.
Mitigation Measure 5.5-8 would reduce this impact to a less-than-significant level.

Since the time that the previous EIR was prepared, additional residential units have been constructed
adjacent to the southeastern portion of the project site, resulting in a change in circumstances relevant
to visual impact analysis (i.e., the introduction of private viewers next to the project site). These homes
are separated from the project site with a chain link fence, and there are existing trees sparsely lining
the fence line on the Grady Ranch property side and in the yards of the homes. Existing short-range
views to the east over and across the project site consist of trees located on the eastern edge of the
Grady Ranch property, grassland, thick tree stands adjacent to Miller Creek and its tributaries, and the
natural topography of the Grady Ranch site, including the existing knoll in the southern portion of the
site. Existing long-range views from the_adjacent residences looking to the west east-across the Grady
Ranch site include additional hills and topography on the western portion of the project site, including
views of undeveloped ridgelines in the distance. Case law has been mixed in determining whether
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private views are valid for evaluation in CEQA environmental review; however, recognizing that multiple
residences are now present next to the project site, the potential for altering multiple private viewers
warrants consideration.

Most of the development proposed in the Grady Ranch Precise Development Plan would be similar to
the previously proposed project. el i j

The Main Building would be smaller and located in the same place as approved under the Master Plan.
The potential change in views onto and across the project site due to grading on the site and the

proposed berm east of Grady Creek was identified as a less-than-significant impact in the 1996 Master
Plan FEIR.

The Countywide Plan primarily provides for the protection of scenic resources through the use of the
Ridge and Upland Greenbelt designation (Marin County November 2007, page 4.12-12). The project site
is located in an area designated as a Ridge and Upland Greenbelt. Countywide Plan Policy DES-4.1
addresses the preservation of visual quality by protecting the scenic quality and views of the natural
environment, including ridgelines and upland greenbelts, hillsides, water, and trees, from adverse
impacts related to development. The Countywide Plan includes Implementing Programs DES-4.d and 4.e
that address the protection of Ridge and Upland Greenbelt areas. Implementing Program DES-4.d
requires the implementation of Development Code standards that require development proposed on or
near visually prominent ridgelines to be clustered below the ridgeline on the least visually prominent
portion of the site. Implementing Program DES-4.e requires the employment of a variety of strategies to
protect views of Ridge and Upland Greenbelt areas including, among other things: indentifying any
unmapped ridgelines of countywide significance; rezoning Ridge and Upland Greenbelt lands to the
Planned District category and adjacent buffer areas to a transitional district, thereby subjecting them to
County Design Review Requirements that include hillside protection; and requiring buildings in Ridge
and Upland Greenbelt areas to be screened from view by wooded areas, rock outcrops, or topographical
features.

The most prominent building on the Grady Ranch site would be the Main Building, which would be built
up to a maximum height of 85 feet. The Main Building would be screened from view from roadways and
adjacent residences by the existing vegetation, existing topography, and the knoll on the southeastern
portion of the site. It would be well below the surrounding ridgelines, so it would not alter the
appearance or visibility of ridgelines from surrounding viewpoints.

One change to the project includes a proposed increase in the amount of fill at the knoll located on the
southeastern edge of the project site. As shown in Table AES-1, the proposed knoll grading would result
in a maximum height that is 37 feet above the existing grade. In the proposed PDP, the middle of the
knoll would be approximately 12 feet higher above existing grade than the previously proposed project.
New residences are located southeast of the knoll, creating new private views across the project site
that did not exist when the Master Plan FEIR was prepared. There are four to five residences located on
Lucas Valley Road and Westgate Drive that currently have views to the west across the project site. Of
those homes, the one to two southernmost residences’ western long-range views would be altered by
the increased height of the knoll.

The Grady Ranch PDP would not alter the view of the surrounding ridgelines from Lucas Valley Road,
similar to the 1996 FEIR conclusion. Also similar to the Master Plan project, the knoll would repeat the
visual elements of the existing landscape and, after grass covering is established, the color and texture
of the knoll would be designed to match the surrounding vegetation. Private views toward the west
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from nearby residences near the project site would be altered by the fill on the knoll, with some views of
distant ridgelines replaced by the view of the ridgeline of the more near-ground knoll on the project site.
Once the knoll is completed and revegetated, the residences would retain ridgeline views that consist of
vegetated hillside without the presence of structures. While the Countywide Plan includes a policy and
implementing programs to protect the views of Ridge and Upland Greenbelt areas, the Plan does not
specifically include goals and policies recognizing the protection of private views of those ridgelines. The
project would not include construction on a ridgeline, consistent with Implementing Program DES-4.d.
The project would screen buildings on the project site with vegetation and topographical features,
consistent with Implementing Program DES-4.e. Because the project would be consistent with
Countywide Plan policies and programs addressing Ridge and Upland Greenbelt areas and because the
project elements would be similar to what was previously analyzed in the 1996 FEIR, this would remain a
less-than-significant impact.

Table AES-1: Changes to the Proposed Knoll Grading Heights

Existing Height 1996 Master Plan PDP
Approximate maximum height at the | 275 feet elevation Approx. 301 feet 313 feet elevation (approx. 12 feet
middle of the knoll elevation higher than Master Plan)
Approximate maximum height at the 300 - 310 feet Approx. 300 310 - 327 feet elevation (approx. 10
northern end of the knoll elevation to 27 feet higher than Master Plan)

Source: Grady Ranch Precise Development Plan, November 21, 2008; Lucasfilm Ltd. Grady Ranch/Big Rock Ranch Master Plan Final
Environmental Impact Report, June 1996.

Potential aesthetics impacts of the proposed water tank would be similar to the previously proposed
project. The Master Plan proposed a 120,000-gallon above-ground water tank, 32 feet diameter and 20
feet in height, at elevation 500 feet. The Grady Ranch PDP includes two water tanks. A 400,000-gallon
above-ground water tank for fire protection would be 58 feet diameter, 22 feet in height, at elevation
400 feet. A 40,000-gallon above-ground water tank for-desaestie irrigation use would be 22 feet
diameter, 15 feet in height, at elevation 400 feet. Based on tank locations, topography, and existing
vegetation, the visibility of the water tanks proposed in the PDP would not be substantially different
than the tank described in the Master Plan. Implementation of Mitigation Measure 5.5-8 would
continue to reduce this impact to a less-than-significant level and the proposed PDP would not result in
a new significant impact or a substantial increase in the severity of the previously-identified impact.

d) Potential nighttime lighting impacts may be reduced because the project no longer includes outdoor
tennis courts, which were identified as potentially illuminating the surrounding trees and the spur ridge
immediately behind the previously proposed courts location. Other sources of light would be similar to
the approved Master Plan, and no additional significant impact, or an increase in the severity of a
previously-identified impact, would occur. The 1996 EIR did not specifically address potential impacts
caused by glare. Similar to the previously-described elements of the Grady Ranch project, the Precise
Development Plan does not include architectural elements that would create new sources of glare.

MITIGATION MEASURES

Mitigation Measure 5.5-3 would continue to reduce potential impacts resulting from new sources of light to a
less-than-significant level because it would restrict lighting types and lighting operations to reduce visual
impacts. Mitigation Measure 5.5-8 would reduce potential impacts from the Grady Ranch water tanks to a less-
than-significant level by requiring the applicant to follow design criteria as developed by the Marin Municipal
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Water District. The text of these mitigation measures is included below. Mitigation Measure 5.5-8 has been
revised to delete reference to Big Rock Ranch project because it has been developed.

1996 FEIR Mitigation Measures

5.5-3

5.5-8

The following mitigations would be required to be incorporated into the Precise Development Plan as
a condition of Master Plan approval to lessen visual impacts:

All other native tree species should be replaced at a ratio of 3 to 1.

Outdoor night lighting should be focused downward and/or shielded. Roadway and pavement
surfaces should be selected to minimize upward reflected light.

All outdoor lighting should be turned off after 11:00 p.m. if not in use unless needed for safety and
security. Safety and security lighting (except street lighting) can usually be at lower levels when the
area is not at use.

Lighting elements should be recessed within their fixtures to prevent glare.

A lighting design should attempt to conceal lights to avoid glare. When concealing lights, avoid placing
lights too close to an object to avoid reflected glare.

Lighting should be selected to avoid high-angle, high-candela distribution.

Lighting fixtures should be selected that can be shielded, if a potential problem exists, after
installation.

Outside parking areas should be designed to ensure that car headlights do not interfere with the
surrounding areas, either by orientation or screening.

As light trespass effects are subjective and site-specific, quantifiable criteria (such as controlling the
amount of luminescence or restricting certain angles of lighting) usually cannot be developedrmert.
For this reason, a specialist in lighting design should be consulted to determine light source locations,
light intensities, and types of light sources for both outdoor and indoor locations on Grady and-Big
Reek-Ranches. Lighting should be adequate for safety and security, but should minimize calling
attention to the project. [1996 FEIR-R]

The following mitigations would be required to lessen visual impacts:

For the Grady Ranch tanks, the applicant would be required to follow design criteria developed by the

applicant’s professionals and reviewed for approval by the Department of Public Works (DPW) and
Community Development Agency staff. g i}

N ho MANA) Aovialan ava

The final design of the water tanks and pump stations as developed by theMMAD-and-the applicant
would be required to either hide the tank from view, or to borrow or repeat the form, line, color, and
texture of the surrounding area.

For the-Big-Roek-Raneh Grady Ranch tanks, the applicant would be required to submit a color scheme
for the tank to the Marin County Community Development Agency staff as a part of the Precise
Development Plan. The color scheme would be required to minimize color contrasts with the
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Ra#e#ta% The color of the tank should match the color of the surroundmg area, but in sllghtly
darker tones to minimize shadow effects. Plantings would be required to minimize the viewpoints in
which the tank is visible and to break up the line and form of the tank. Trail use views should be
interrupted with foreground trees.

CONCLUSION

Proposed changes to the Grady Ranch PDP after the 1996 Master Plan FEIR was certified would not result in new
significant impacts or substantially more severe impacts related to aesthetics. The development of residences
next to the project site since the Master Plan EIR is a change in circumstances and the increase in the knoll
height proposed in the PDP is a change in the project. In combination, these changed conditions would lead to
replacement of existing ridgeline views toward the west from some of the residences near the southeast portion
of the project site with more near-ground ridgeline views of the proposed knoll. Once the knoll is completed
and revegetated, the residences would retain ridgeline views that consist of vegetated hillside without the
presence of structures. Consequently, although views would change, they would not result in impacts that are
new or substantially more severe significant impacts.

ALTERNATIVES

The 1996 FEIR stated that under Alternative 1 (No Project), the existing visual character of the project site would
remain unchanged, and no impacts to visual resources would occur. Under Alternative 2 (Current Zoning
Alternative), visual impacts would be significantly greater than the proposed project because it would introduce
a more urbanized use to the project site. Under Alternative 3 (Previous-Proposed Project Alternative), visual
impacts would be greater than the proposed project because of the construction of a reservoir that would be
visible traveling east on Lucas Valley Road.

These comparisons of the impacts of the alternatives to the previously proposed Master Plan would be similar
when applied to the Grady Ranch PDP, because the elements of the proposed project that would result in
potential visual impacts would be similar to the elements in the 1996 FEIR, including the introduction of
nighttime lighting, the construction of water storage tanks, and project site grading changes.
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DoProposed | ., mYNew Do 1996 Master
Changes Involve C|rcun.15tanoes AnyNe\./v Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzed in 1996 SignificantImpacts| Requiring New
Master Plan FEIR. Impa.cts or or Substantially Analysis or Measures
Substantially More o Address/Resolve
Severe Impacts? More Severe Verification? Impacts?
Impacts?
2. Agriculture and Forestry Resources. Would the project:
a. Convert Prime Farmland, Unique 1996 FEIR; No No No N/A
Farmland, or Farmland of Statewide Section 5.4,
Importance (Farmland), as shown on pages 5.4-8
the maps prepared pursuant to the through 5.4-12
Farmland Mapping and Monitoring
Program of the California Resources
Agency, to non-agricultural use?
b. Conflict with existing zoning for 1996 FEIR; No No No N/A
agricultural use, or a Williamson Act Section 5.4,
contract? page 5.4- 12
c. Conflict with existing zoning for, or Not analyzed No No Yes, but new N/A
cause rezoning of, forest land (as or more
defined in Public Resources Code severe
section 12220(g)), timberland (as significant
defined by Public Resources Code effects would
section 4526), or timberland zoned not occur
Timberland Production (as defined by
Government Code section 51104(g))?
d. Resultin the loss of forest land or Not analyzed No No Yes, but new No
conversion of forest land to non- or more
forest land? severe
significant
effects would
not occur
e. Involve other changes in the existing | Refer to a. and | Refer to a. and | Refer to a. and | Refer to a. and | Refer to a. and
environment which, due to their d. above d. above d. above d. above d. above
location or nature, could result in
conversion of Farmland, to non-
agricultural use or conversion of
forest land to non-forest use?

DISCUSSION

The proposed PDP does not include any agricultural uses. Grape vines would be planted on the terraced
retaining walls west of the Main Building, but solely for aesthetic purposes.

The Grady Ranch site contains 216 acres of grazing land and 20 acres as Farmland of Local Importance as defined
by California Department of Conservation. The 20 acres of Farmland of Local Importance is located along the
southeastern boundary of the site near Lucas Valley Road (see Exhibit 5.4-3, p. 5.4-9 of the 1996 Master Plan
FEIR). No changes to the Farmland Mapping and Monitoring Program (FMMP) maps of the Grady Ranch site
have occurred since the Master Plan EIR analysis.
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The wooded portion of the site would meet the definition of forest land under Public Resources Code section
12220(g), because it contains at least 10 percent native tree cover and allows for management of one or more
forest resources. Questions regarding effects to forest land have been added to the Appendix G checklist in the
State CEQA Guidelines, since the completion of the Master Plan EIR.

a, b)

The Grady Ranch site contains 216 acres of grazing land and 20 acres as Farmland of Local Importance as
defined by California Department of Conservation. The property is zoned as RMP (Residential Multiple
Planned), which allows for a maximum of 137 residential units (Nichols-Berman 1996), and it is not
under a Williamson Act Contract (CWP Interactive Map Application 2011). No agricultural uses are
proposed in the PDP. Development proposed within the portion of the site mapped as Farmland of Local
Importance is located primarily south of Miller Creek (see Exhibit 5.4-3, p. 5.4-9 of the 1996 Master Plan
FEIR) and would, therefore, be minimally affected by proposed road and creek restoration work.
Because the site is not designated or zoned for agricultural use, implementation of the proposed project
would not withdraw the site’s acreage from the County’s existing or planned supply of agricultural land
and would not conflict with existing zoning. The previous discussion in the 1996 Master Plan FEIR is still
applicable and implementation of the PDP would not alter the previous conclusion.

Forest resources were not directly addressed in the previous EIR. Questions about forest impacts were
added to the Appendix G Checklist after the Master Plan EIR preparation (i.e., in 2010 with amendments
pursuant to SB 97, Statues of 2007). The Grady Ranch is not zoned as forest land or timberland. The
Grady Ranch site is zoned as RMP (Residential Multiple Planned). Therefore, no impact on land zoned
for forest uses or timberland would occur with implementation of the proposed development plan.

Under Public Resources Code section 12220(g), forest land is defined as “land that can support 10-
percent native tree cover of any species, including hardwoods, under natural conditions, and that allows
for management of one or more forest resources, including timber, aesthetics, fish and wildlife,
biodiversity, water quality, recreation, and other public benefits.” The wooded portion of the site would
meet the definition of forest land under Public Resources Code Section 12220(g). because the
development area of the site contains at least 10 percent native tree cover and management of one or
more forest resources is allowable, including for aesthetics, fish and wildlife, biodiversity, water quality,
and other public benefits. Allowance for management of the forest land resources is demonstrated by
the proposal in the PDP to manage portions of the wooded areas for open space, buffers, and stream
restoration, which create some of the benefits noted in the statutory definition.

The proposed PDP would result in the loss of substantially fewer trees on the project site than the
previously proposed Master Plan. Implementation of the Master Plan would have required removal of
2,374 trees (4-inches or more of tree trunk diameter) on the Grady Ranch site. The number of trees that
would be removed for the proposed project has been reduced to approximately 411 trees in the PDP.
Of those 411 impacted trees, 306 are native trees larger than 12 inches DBH. Some trees would require
removal and replacement and some trees would remain in place, but could be affected by project
grading. Of the 411 trees, 266 are located within the planned limit of disturbance and would need to be
removed to accommodate the project. One hundred eight (108) of the potentially affected trees have a
portion of their dripline located within the limit of grading and would probably require removal. While
removal of these trees would not be certain, they would nonetheless be mitigated, even if they are
retained (Tree Replacement Report, 2008, page 2). The remaining 37 trees are located within 1.5 times
the width of their dripline from the limit of grading, indicated that some impacts from grading could be
expected. These trees would be examined individually to determine if any of them would require
removal. Similar to the previously proposed project, construction within the development area would
result in the loss of oak woodland and the potential conversion of forest land to a non-forest land use.
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Although impacts related to tree removal was not addressed under Agricultural Resources in the 1996
Master Plan FEIR, it was addressed under Biological Resources, Impact and Mitigation Measure 5.3-2
and is essentially the same physical consequence as the topic raised in the new Appendix G forest land
guestion. Implementation of Mitigation Measure 5.3-2 would reduce the project’s impacts related to
tree removal. The changes to the proposed project would reduce the severity of this impact, and the
previous conclusion related to loss of trees is still applicable.

MITIGATION MEASURES

No additional mitigation measures would be necessary. Implementation of Mitigation Measure 5.3-2 from the
1996 Master Plan FEIR would continue to reduce potential impacts due to the loss of trees to less-than-
significant levels. Mitigation Measure 5.3-2 requires that, where feasible, trees near the limits of anticipated
grading should be preserved and protected. In addition, it required grading on Grady Ranch to accommodate
existing trees and it required detailed guidelines to control possible damage to trees to be preserved. Finally,
Mitigation Measure 5.3-2 required a tree replacement program to provide for replacement of native trees with
trunk diameters exceeding 12 inches removed by proposed development. The text of Mitigation Measures
5.3-2 is included below.

1996 FEIR Mitigation Measures

5.3-2 The following mitigation measures would address tree loss:

5.3-2(a) Where feasible from an engineering and geotechnical standpoint and warranted based on the good
to excellent health and structure of the tree, trees near the limits of anticipated grading should be
preserved and protected. An engineering survey for trees with trunk diameters of four inches or
Sreater (measured at four and one-half feet above grade) should be performed prior to preparation
of the Precise Development Plan, and trunk locations within 50 feet of the limits of grading should
be mapped. Individual specimen-sized trees should be preserved through the use of retaining walls,
short oversteepened slopes, and other methods. Protection of larger native trees with trunk
diameters exceeding 24 inches should take precedence over smaller live oaks and California bay
which are abundant in the forest and woodland habitat.

5.3-2(b) Proposed grading to accommodate the Ancillary Building and associated access improvements on
Grady Ranch should be modified to protect the numerous specimen-sized trees to the east of the
building footprint. The existing grade in the vicinity of the trees should be retained to avoid tree loss.
This may require adjustment to the proposed building footprint and the alignment of the access
roads to the building.

5.3-2(c) Detailed guidelines should be prepared by a certified arborist to control possible damage to trees to
be preserved. The location of tree trunks to be retained within 50 feet of proposed grading should be
mapped by engineering survey, and the trees identified in the field through flagging or other obvious
marking method prior to any grading. Standards contained in the preservation guidelines should
include the following.

Y Grade changes within 1.5 times the width of the tree dripline should be avoided and any
encroachment closer than one-third the distance from the dripline to the trunk should be
prohibited. Restrictions on the limits of grading, adjustments to the final grade of cut and fill
slopes, and use of retaining walls should all be used to protect individual trees worthy of
preservation.
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Temporary fencing should be provided along the outermost edge of the dripline of each tree or
group of trees to be retained in the vicinity of grading to avoid compaction of the root zone and
mechanical damage to trunks and limbs.

Paving within the tree dripline should be prohibited or stringently minimized by using porous
materials such as gravel, loose boulders, cobbles, wood chips, or bark mulch where hardscape
improvements are necessary for access in the vicinity of trees.

Trenching within the tree dripline should be prohibited, with any required utility line within the
dripline installed by boring or drilling through the soil.

The amount of landscape irrigation within the tree dripline should be minimized by prohibiting
turf or any landscaping with high water requirements and limiting permanent irrigation
improvements to bubbler, drip, or subterranean systems.

Storage of construction equipment, materials, and stockpiled soils should be prohibited within
the tree dripline.

5.3-2(d) A tree replacement program should be prepared to provide for replacement of native trees with
trunk diameters exceeding 12 inches removed by proposed development. The tree replacement
program should be incorporated as a component of the Landscape and Vegetation Management
Plan, and implemented as part of site revegetation and landscaping. Provisions of the tree
replacement program should include the following:

)

Oaks should generally be replaced at a ratio of 5 to | (ratio of replacement trees to number of
trees removed) unless salvaged from the site or grown from a locally-collected seed source as
specified below.

All other native tree species should be replaced at a ratio of 3 to 1.

Species composition of plantings in the tree replacement program should be consistent with the
percentage of each tree species removed. If offsite nursery stock is used for replacement
plantings, the plants should preferably be seedlings with a container size of one-gallon or
smaller. Younger plant material tends to have a higher survival rate thaen older nursery stock
which has become established under ideal growing conditions associated with most nurseries.

Young trees and saplings (with trunk diameters of less than 12 inches) within the limits of
anticipated grading should qualify as replacement plantings if successfully salvaged and
transplanted as part of revegetation. Use of onsite salvage trees for replacement plantings
would serve to preserve younger trees and protect the genetic integrity of the native species.
Trees from a local source, particularly seedlings, typically have a higher success rate for re-
establishment than nursery stock due to their adaptation to local conditions. Due to the benefits
of using local plant material, salvage of young oaks should be encouraged by reducing the
required replacement ratio from 5 to 1 to 3 to 1 where onsite oaks are used as replacement
plantings.

A program to collect onsite seed and grow seedlings for use in the tree replacement program
should be considered as part of the tree replacement program. Seed would be collected onsite
in the fall months, planted in temporary containers, and maintained for a period of one or more
years until seedlings are ready for planting. As with the salvage plantings, oak seedlings grown
from an onsite seed source would be preferable to offsite nursery stock, and this program should
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be encouraged by reducing the required replacement ratio from 5 to | to 3 to 1 where seedlings
from onsite collection are used as replacement plantings.

Y If mature trees (with trunk diameters of 12 inches or greater) proposed for removal are
successfully salvaged and transplanted, no additional replacement mitigation should be
required.

Y Tree replacement plantings should be monitored as part of the Landscape and Vegetation
Management Plan for a minimum of five years. If mature salvaged trees die within this time
period, replacement plantings should be made at the respective 5 to 1 or 3 to 1 ratios. Any
onsite salvage, locally-collected and grown seedlings, or nursery stock plantings lost within this
monitoring period should be replaced at a 1 to 1 ratio on an annual basis. [1996 FEIR - U]

CONCLUSION

No changes in circumstances or revisions of the proposed project in the PDP would result in new or substantially
more severe significant environmental impacts, compared to the analysis presented in the Master Plan EIR.
While new questions were added to the Appendix G checklist related to forest resource effects since completion
of the EIR, the physical consequences leading to determination of a potentially significant forest conversion
impact were adequately addressed in the evaluation of tree removal in the 1996 Master Plan EIR.

ALTERNATIVES

The 1996 FEIR stated that under Alternative 1 (No Project), the adverse impact of tree removal would not occur.
Alternative 1 could result in the reestablishment of agricultural operations, which could result in a beneficial
impact because the reintroduction of grazing would reduce fire hazards on the project site. However, it would
also result in increased urban-rural conflicts. The 1996 FEIR concluded that implementation of Alternative 2
(Current Zoning Alternative) could result in a reduction in the magnitude of grading, and the likelihood of tree
removal could be less. Alternatives 2 and 3 could result in increased urban-rural conflict if agricultural uses were
continued on the open space areas.

These comparisons of the impacts of the alternatives to the previously proposed Master Plan would be similar
when applied to the Grady Ranch PDP, because the elements of the proposed project that would result in
potential agricultural and forestry resources impacts that would be similar to the elements in the 1996 FEIR,
including the removal of trees. However, the proposed project would result in the removal of fewer trees than
previously proposed for the Grady Ranch Project. The previous project included the removal of 2,374 trees. The
proposed project would result in the removal of up to approximately 411 trees. Therefore, Alternative 2 would
result in significant impacts that are greater in severity than the proposed Grady Ranch PDP, because it would
not decrease the amount of trees to be removed, but it could increase urban-rural conflicts by locating
agricultural uses adjacent to residential uses.
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Environmental Issue Area

Where ImpactWas
Analyzed in 1996
Master Plan FEIR.

Do Proposed
Changes Involve
New Significant
Impacts or
Substantially More
Severe Impacts?

AnyNew
Circumstances
Involving New
Significant Impacts
or Substantially
More Severe
Impacts?

AnyNew
Information
Requiring New
Analysis or
Verification?

3. Air Quality. Would the project:

Do 1996 Master
Plan FEIR
Mitigation
Measures

Address/Resolve
Impacts?

substantial number of people?

a. Conflict with or obstruct 1996 FEIR; No Yes Yes, but new No
implementation of the applicable air pages 5.8-3 — or more
quality plan? 5.8-5. severe
significant
effects would
not occur
b. Violate any air quality standard or 1996 FEIR; No Yes Yes, but new No
contribute substantially to an existing | pages 5.8-3 — or more
or projected air quality violation? 5.8-5. severe
significant
effects would
not occur
c. Resultin a cumulatively considerable 1996 FEIR; No Yes Yes=butnew No
net increase of any criteria pollutant pages 5.8-3 — ermore
for which the project region is non- 5.8-5. severe
attainment under an applicable significant
federal or state ambient air quality effectswould
standard (including releasing AotoeeHE
emissions which exceed quantitative
thresholds for ozone precursors)?
d. Expose sensitive receptors to 1996 FEIR; No Yes Yes No
substantial pollutant concentrations? | pages 5.8-3 —
5.8-5.
e. Create objectionable odors affecting a N/A No No Yes, but new N/A

or more
severe
significant
effects would
not occur

DISCUSSION

To address air resources impacts, the Precise Development Plan and project description-related materials
provided by the applicant were peer reviewed by two air guality staff members with a combined total of over 19
years of professional experience in sustainable design and engineering practices, air pollution chemistry,
meteorology, health risk assessments, and environmental policy. The staff members reviewed all project
description-related materials, consulted with staff from the Bay Area Air Quality Management District, and
provided the analysis discussion to answer the following Environmental Checklist questions.

The 1996 Master Plan FEIR analyzed air quality impacts of construction and operation of the proposed project,

and cumulative impacts of air pollutant emissions. Changes to the proposed project since the 1996
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environmental review would not result in new or increased severity of impacts, because the project site and
proposed land uses would be the same or substantially similar to those which were previously analyzed.

In 2010, however, the Bay Area Air Quality Management District (BAAQMD) adopted new thresholds of
significance for criteria air pollutants, precursors, and toxic air contaminants (TACs), and adopted new CEQA air
quality guidelines (BAAQMD 2010a). This constitutes new circumstances and new information requiring analysis
and verification that may result in new significant impacts, more severe significant impacts, new mitigation
measures that may be considered feasible, and/or new information that requires analysis. Therefore, a revised
analysis is presented here to evaluate the project’s impacts in the context of the current regulatory
environment. In addition, revised emissions modeling was conducted to account for changes in recommended
methodologies and emission factors since 1996, and to address additional thresholds for pollutants that were
not previously estimated.

BAAQMD is the regional air quality agency for the San Francisco Bay Area Air Basin (SFBAAB), which includes
Marin County. BAAQMD prepares plans in order to attain ambient air quality standards in the SFBAAB. More
specifically, BAAQMD prepares ozone attainment plans (OAP) for the national ambient air quality standards
(NAAQS) for ozone and clean air plans (CAP) for the California ambient air quality standards (CAAQS) both in
coordination with the Metropolitan Transportation Commission and the Association of Bay Area Governments
(ABAG). With respect to applicable air quality plans, BAAQMD prepared the Bay Area 2010 CAP to address
nonattainment of the national 1-hour ozone standard and nonattainment of the CAAQS in the SFBAAB.

As stated in the Appendix G Checklist, conflict with an applicable air quality plan is considered in determining
significant environmental effects. The BAAQMD established significance criteria intended to support attainment
of its air quality plans, so the criteria may be relied upon to make CEQA significance determinations. The
BAAQMD’s significance criteria have been updated since the 1996 Master Plan FEIR was prepared. Pursuant to
BAAQMD’s current CEQA Air Quality Guidelines (June 2010), the proposed project would result in a significant
air quality impact if:

4 Average daily construction emissions would exceed 54 pounds per day (Ib/day) of reactive organic gases
(ROG), oxides of nitrogen (NOy), or particulate matter less than 2.5 micrometers in diameter (PM,), or 82
Ib/day of particulate matter less than 10 micrometers in diameter (PMyg). The thresholds for PM;o and PM, 5
only apply to exhaust emissions;

4 The project would not implement BAAQMD Best Management Practices for fugitive dust during
construction;

4 Operational emissions would exceed 54 Ib/day or 10 tons per year (tpy) of ROG, NOy, or PM, s, or 82 Ib/day
or 15 tpy of PMyy;

4 The proposed residents would be exposed to, or if the project would cause an excess cancer risk level
exceeding 10 in one million or a Hazard Index greater than 1.0 at the maximally exposed individual (MEI); or

4 The project would result in an incremental increase of greater than 0.3 micrograms per cubic meter (ug/m3)
annual average PM, .

a) The proposed project would result in emissions of criteria air pollutants and precursors during
construction and operation.

Short-Term Construction-Related Emissions

Similar to the previously proposed project, construction of the project according to the proposed Grady
Ranch PDP would include the main building (with guest quarters, sound stage, and technical facilities),
gate house, excavation for the proposed parking garage, wine cave, roadway improvements, and stream
restoration. Construction activities are anticipated to last approximately three years. Because of the new
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information regarding significant criteria promulgated from the BAAQMD and because of changes to the
project, a new quantitative analysis of potential air emissions was conducted for the proposed project.

During construction of the proposed project, criteria air pollutant emissions would be temporarily and
intermittently generated from a variety of sources over the three year period. Project-related excavation
and site grading activities would generate fugitive particulate matter (PM) dust emissions. Fugitive PM
dust emissions are primarily associated with ground disturbance and material transport and vary as a
function of parameters such as soil silt content and moisture, wind speed, acreage of disturbance area,
and the intensity of activity performed with construction equipment. Exhaust emissions from diesel
equipment, material transport trips, and construction worker-commute trips also contribute to short-
term increases in PM emissions, but to a lesser extent. Exhaust emissions from these construction-
related mobile sources would also include ROG and NOy. In addition, the application of architectural
coatings (i.e., interior and exterior surface painting) would result in off-gas emissions of ROG.

According to BAAQMD, PMy is the pollutant of greatest concern with respect to construction-related
emissions. Construction-related emissions of criteria air pollutants and precursors were modeled in
accordance with BAAQMD-recommended methodologies using project specifications (e.g., volume to be
excavated, duration) described in the Project Description and construction schedule, and default
settings and parameters contained in the 2007 Urban Emissions Model Version 9.2.4 (URBEMIS) for
Marin County. Based on the modeling conducted, a summary of average daily construction emissions is
presented in Table AQ-1. Because the 1996 EIR did not address construction-related ROG, NOy, or PM, s,
these construction emissions constitute new information for the Grady Ranch Precise Development

Plan.
Table AQ-1: Summary of Average Daily Construction Emissions
. Pollutant Emissions (Ib/day)
Construction Phase (Year)
ROG NOx PMyo? PM2s51

Average Daily Emissions during Year 1 (2011) 8.2 60.9 3.4 3.1
Average Daily Emissions during Year 2 (2012) 11.4 57.9 3.4 3.1
Average Daily Emissions during Year 3 (2013) 47.4 33.9 2.3 2.1
Average Daily Emissions for Total Construction Period 17.7 54.0 3.1 29
BAAQMD Significance Thresholds (Ib/day) (Average Daily Emissions) 54 54 82 54

Notes: BAAQMD = Bay Area Air Quality Management District; Ib/day = pounds per day; ROG = reactive organic gases; NOx = oxides of nitrogen;
PM10 = particulate matter with aerodynamic diameter less than 10 microns; PMzs = particulate matter with aerodynamic diameter less than 2.5
microns.

Bold text indicates an exceedance of BAAQMD’s threshold.

1 BAAQMD’s construction-related thresholds for PM1o and PM2s only apply to exhaust emissions. Therefore, PM1o and PM2s emissions shown are
only those associated with construction-related exhaust (e.g., construction worker vehicles, material delivery trucks, heavy-duty construction
equipment). PM1o from fugitive dust would result in approximately 351 Ib/day and PM2s from fugitive dust would result in approximately 76
Ib/day.

Detailed assumptions and modeling output files are included in Appendix A.

Source: Ascent Environmental, Inc. 2011.

As shown in Table AQ-1, the average daily construction-related emissions would exceed BAAQMD's
thresholds of significance for construction-generated emissions of NOy during years 1 and 2, and when
averaged over the entire construction period, would still trigger the threshold. Therefore, the project’s
construction-related emissions could contribute to a violation of air quality standards, and could conflict
with air quality planning efforts. In addition, BAAQMD recommends inclusion of basic best practices to
control fugitive dust emissions during construction, whether or not construction-related emissions
would exceed applicable thresholds. The basic control measures are not included as part of the project
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description. For these reasons, this impact is considered significant. Implementation of Mitigation
Measure AQ-1a and AQ-1b (below) would reduce this potential impact to a less than significant level.

The 1996 Master Plan FEIR evaluated fugitive dust emissions from construction, and concluded that the
impact of construction-related dust emissions would be significant. The impact would be mitigated
through implementation of the 1996 Master Plan FEIR’s Mitigation Measure 5.8-1. The 1996 Master
Plan FEIR did not evaluate ROG, NOy, or PM, 5 from construction. However, BAAQMD now requires
evaluation of all four of these pollutants (i.e., ROG, NOx, PM,, and PM, ) during construction.

Long-Term Operation-Related Emissions

The operational emissions (i.e., area- and mobile-source emissions of ROG, NOy, PM1o, and PM,5)
associated with implementation of the proposed project were estimated using URBEMIS, as
recommended by BAAQMD, based on inputs from the Project Description and default model settings
where project-specific information was not available. Area-source emissions would include landscaping
activities, combustion of natural gas, and consumer products, and would occur at the project site.
Regional mobile-source emissions for the proposed project were estimated based on trip generation
rates provided in the traffic study prepared for the project (Parisi 2010), and default settings and
parameters contained in URBEMIS for Marin County. The project’s operational emissions are presented
in Table AQ-2.

Table AQ-2: Summary of Project-Generated Operational Emissions

Pollutant Emissions [Ib/day, (TPY)]
Source
ROG NOx PMzo PM2s
Area Sources 1.83(0.32) 1.82(0.33) 0.01(-) 0.01(-)
Mobile Sources 6.76 (1.14) 5.28 (1.12) 10.63 (1.94) 2.02 (0.37)
Total Operational Emissions 8.59 (1.46) 7.10 (1.45) 10.64 (1.94) 2.03 (0.37)
BAAQMD Operational Significance Thresholds 54 (10 TPY) 54 (10 TPY) 82 (15 TPY) 54 (10 TPY)

Notes:

BAAQMD = Bay Area Air Quality Management District; Ib/day = pounds per day; ROG = reactive organic gases; NOx = oxides of nitrogen; PMo =
particulate matter with aerodynamic diameter less than 10 microns; PM2s = particulate matter with aerodynamic diameter less than 2.5 microns;
TPY = tons per year; “-“ = less than 0.00.

Emissions are presented in Ib/day, followed by TPY in parentheses.

Emissions were modeled for operational year 2013 as the earliest assumed year of project operation.

See Appendix A for detailed model output and input assumptions.

Source: Ascent Environmental, Inc. 2011.

b)

As shown in Table AQ-2, the operational emissions associated with implementation of the proposed
project would not exceed the applicable BAAQMD-recommended thresholds of significance for ROG,
NOy, PM;q, or PM, . As a result, the project would not violate or contribute substantially to an existing
air quality violation or conflict with air quality planning in the SFBAAB. Although the previous EIR only
analyzed operational impacts related to traffic generation, the updated conclusion that operational
impacts would be less than significant is similar to the conclusion in the 1996 Master Plan FEIR. No new
or substantially more severe air quality impacts would occur for criteria air pollutants resulting from
operation of the proposed project, as defined by the PDP.

As discussed in a), above, project construction would result in an exceedance of BAAQMD’s significance
criteria for NOy (54 Ib/day). In addition, basic fugitive dust control measures are not incorporated into
the project description. For these reasons, project construction could result in or substantially
contribute to a violation of air quality standards related to NOy and fugitive dust.
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c)

d)

In the 1996 EIR, construction-related air quality impacts were identified as significant, and were reduced
to a less-than-significant level with implementation of Mitigation Measure 5.8-1. This analysis
confirmed that construction-related NOy and fugitive dust impacts are also considered significant.
Mitigation Measures AQ-1a and AQ-1b (below) would replace Mitigation Measure 5.8-1, and would
reduce this impact to a less-than-significant level. Therefore, this impact would be less than significant
with mitigation incorporated, similar to the impact conclusion identified in the 1996 Master Plan FEIR.

As discussed in a), above, project construction would result in an exceedance of BAAQMD’s significance
criteria for NOy (54 Ib/day). In addition, basic fugitive dust control measures are not incorporated into
the project description. For these reasons, project construction could result in a cumulatively
considerable net increase in ozone precursor or PM,, emissions.

In the 1996 EIR, cumulative traffic-generated air quality impacts were identified as less than significant.
Cumulative impacts on air quality associated with construction appear to be omitted from the
cumulative impact evaluation in the 1996 EIR.

In the air quality impact assessment for this Environmental Checklist Review, cumulative impacts of
operational emissions, which comprise traffic-related emissions and area sources, are also less than
significant. However, for construction-related emissions, this impact is considered significant. Mitigation
Measures AQ-1a and AQ-1b would reduce this impact to a less-than-significant level. Therefore, this
impact would be less than significant with mitigation incorporated. However, this would be a new
significant impact not previously discussed in the 1996 Master Plan FEIR.

The exposure of sensitive receptors to emissions of TACs from on-site sources during construction and
operation of the proposed project are discussed separately below. Toxic air contaminants were not
previously discussed in the 1996 Master Plan FEIR.

Short-Term Construction-Related Emissions

Construction-related activities associated with the proposed project would result in temporary diesel
PM exhaust and PM, 5 emissions from off-road, heavy-duty diesel equipment used for soil excavation,
site grading, building construction, and other related activities. BAAQMD provides a screening-level
methodology for exposure of receptors to construction-related health risks associated with
development. The methodology used to estimate health risk from construction emissions follows
standard modeling procedures and risk assessment practice, and calculations and modeling inputs were
based upon the most conservative information and assumptions available at the time of analysis to
ensure that health risks are not underestimated (BAAQMD 2010b).

The screening methodology uses the size of the project site under construction and the distance to
sensitive receptors. The project would involve construction of 269,701 square feet of commercial land
uses in a 52-acre development area. The nearest receptors are residences located approximately 50
meters from the nearest construction activities that would occur at the knoll, and approximately 225
meters from the main building construction site.

According to BAAQMD'’s screening tables, adapted below in Table AQ-3, the project would not meet the
screening criteria of a minimum of 200 meters set back distance of receptors from construction
activities. BAAQMD'’s screening-level method is based on extremely conservative assumptions. Actual
health risks associated with the proposed project would be much less; especially since most of the
construction activity would occur beyond the screening distance (approximately 225 meters) from the
nearest receptor. For these reasons, BAAQMD recommended a qualitative approach to this analysis, as
provided below (Vintze, Pers. Comm., 2011).
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In addition, in January 2001, the U.S. Environmental Protection Agency (EPA) promulgated a Final Rule
to make emission standards more stringent for model year 2007 heavy-duty diesel engines and all
subsequent model years. These emission standards represent a 90 percent reduction in NOy emissions,
72 percent reduction in non-methane hydrocarbon emissions, and 90 percent reduction in PM emissions
in comparison to the 2004 model year emission standards. In December 2004, ARB adopted a fourth
phase of emission standards (Tier 4) in the Clean Air Non-road Diesel Rule that would require new
nonroad engines (e.g., construction, agriculture, mining) to be equipped with similar advanced
emissions-control technology as highway trucks and buses. As such, engine manufacturers are required
to meet treatment-based exhaust standards for NOy and PM starting in 2011 that are more than 90
percent lower than current levels. This would put emission factors from off-road engines (e.g.,
construction, agricultural, and mining equipment) virtually on par with those from on-road, heavy-duty
diesel engines. Therefore, it is anticipated that actual diesel PM emissions from heavy-duty construction
equipment would be lower than those assumed in BAAQMD’s screening methodology.

Table AQ-3: Summary of Construction-Related Health Risk Screening

Minimum setback distance (meters)
Project Scenario from receptor to the project fence line to ensure less-than-significant health risk

Diesel PM PM2s Acrolein? Sethack distance

. . Annual Average . required for
Land Use Type #ofThousand |, of Actes CancerRisk | Chronic Hazard Concentration AcuteHazard | Chronic | ombined risk level

Square Feet w/ASF! Index Index | Hazard Index w/ASF
(ug/m?)

Commercial 100 13.8 150 19 125 85 8 150
Commercial 300 23.0 200 25 150 85 13 200

Notes: ASF = age sensitivity factor; PM = particulate matter; PM2s = particulate matter with aerodynamic diameter less than 2.5 microns.

ug/m3 = micrograms per cubic meter.

1 The Office of Environmental Health and Hazards Assessment (OEHHA) proposes weighting cancer risk by a factor of 10 for exposures that occur
from the third trimester of pregnancy to 2 years of age, and by a factor of 3 for exposures that occur from 2 years through 15 years of age. These
factors are called “Age Sensitivity Factors (ASF) and were applied to the cancer risk factors in BAAQMD’s screening tool.

2 Acrolein was included because it has the greatest non-cancer health risks of the TACs in diesel PM exhaust.

Source: BAAQMD 2010b.

The dose to which receptors are exposed to TACs is the primary factor used to determine health risk
(i.e., potential exposure to TAC emission levels that exceed applicable standards). Dose is positively
correlated with time, meaning that a longer exposure period would result in a higher exposure level for
the MEI. Thus, the risks estimated for an MEI are higher if a fixed exposure occurs over a longer period
of time. According to the State Office of Environmental Health Hazard Assessment, a health risk
assessment, which determines the exposure of sensitive receptors to TAC emissions, should be based on
a 70-year exposure period. However, such assessments should be limited to the period/duration of
activities (e.g., construction or operations) associated with the proposed project. As stated in BAAQMD’s
Air Quality Guidelines, “current models and methodologies for conducting health risk assessment are
associated with longer-term exposure periods of 9, 40, and 70 years, which do not correlate well with
the temporary and highly variable nature of construction activities resulting in difficulties in producing
accurate estimates of health risk” (BAAQMD 2010a; pg 8-7). The proposed project’s construction
activities would occur for approximately three years, which is one-third of the minimum exposure
period for health risk assessments. The use of heavy-duty, diesel-fueled construction equipment would
occur intermittently throughout the construction period.

Because certain construction activities would occur near off-site sensitive receptors, based on
BAAQMD’s screening criteria, a detailed, site-specific health risk assessment (HRA) would be required. A
site-specific HRA has not been prepared. Absent a site-specific HRA to demonstrate otherwise, this
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impact would be considered potentially significant. This would be a new significant impact not
previously discussed in the 1996 Master Plan FEIR. Implementation of Mitigation Measure AQ-2 (below)
would reduce the severity of this impact to a less-than-significant level.

Long-Term Operation-Related TAC Emissions

The proposed project would involve commercial land uses that could include diesel-fueled back-up
generators, which could be long-term sources of TACs. Diesel-fueled back-up generators would be
required to obtain permits from BAAQMD. BAAQMD’s permit process would assure that these sources
would be equipped with the required emission controls, and that individually, these sources would not
cause a significant environmental impact. However, these emissions would be considered additive to
the mobile-source emissions described below. Because of the nature of their use, all back-up generators
would only be operated periodically for maintenance and testing purposes, or in emergency situations,
and therefore would not generate a continuous or considerable source of TAC emissions.

Implementation of the proposed project would cause a net increase in mobile-source emissions. It is
expected that the increase in vehicle trips would include trips by diesel-fueled delivery/service trucks to
and from the project site. The nearest sensitive receptors to the proposed project would be residents
located approximately 225 meters (738 feet) to the east of truck loading/unloading areas. Mobile-
source diesel PM emissions would be emitted over the course of a day and throughout the air basin; not
exclusively on the project site or at any other single location. ARB connects health risks with siting
residences within 500 feet of a freeway, urban roads with 100,000 vehicles/day, or rural roads with
50,000 vehicles/day (ARB 2005:10). The proposed project’s resultant average daily traffic (918
vehicles/day; only few of which would be diesel-fueled trucks) would be well below ARB’s vehicle traffic
volumes of concern, and would not result in Lucas Valley Road approaching these vehicle volumes.
Therefore, the project would not result in exposure of off-site residences to excessive mobile-source
emissions of TACs.

Given the project’s relatively small and widely distributed net increase in diesel PM emissions, coupled
with the highly dispersive properties of diesel PM, and anticipated future reductions in diesel PM
exhaust emissions, it is not anticipated that TAC emissions associated with the proposed project would
result in an incremental increase in cancer risk that exceeds 10 in one million. This impact would be less
than significant.

Construction of the proposed project is not anticipated to expose nearby off-site receptors to
objectionable odors. The proposed project would not involve the siting of sensitive receptors. During
construction of the proposed project, exhaust odors from diesel engines and emissions associated with
the application of architectural coatings may be considered offensive to some individuals. However,
because odors would be intermittent and temporary (i.e., over approximately 3 years) and would
disperse rapidly with distance from the source, construction-generated odors would not result in the
exposure of a substantial number of receptors to objectionable odorous emissions. Furthermore, the
project’s compliance with Regulation 8 Rule 3 (Architectural Coatings) and Rule 15 (Emulsified Asphalt)
would ensure that odors generated by short-term project construction would not affect a substantial
number of people.

The proposed project would add land uses that are not typically associated with the generation of
substantial odorous emissions (e.g., landfill, wastewater treatment plant, food processing facilities).
Land uses that typically have minor odor-generating potential include dry cleaning establishments,
restaurants with charbroilers, and gasoline stations. The project would include a kitchen with on-site
dining in the Main Building, which could generate minor sources of odor from food preparation.
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However, the project’s compliance with BAAQMD Regulation 7 (Odorous Substances) and standard
commercial waste disposal methods would limit potential odor exposure. In addition, it is anticipated
that any waste product from on-site operations with the potential to emit odors (e.g., trash enclosures)
would be disposed in proper containers and/or handled in a manner that would not emit any
objectionable odors. Therefore, the proposed project would not expose a substantial number of people
to objectionable odors. As a result, the impact would be less than significant.

MITIGATION MEASURES

The prior FEIR included the mitigation measure 5.8-1 (page 5.8-4 of the FEIR) for air quality impacts. These
measures pertain to construction-related emissions, and are similar to Mitigation AQ-1 proposed under checklist
Item a), but prior mitigation did not include the up-to-date list of all feasible mitigation strategies as currently
recommended by BAAQMD. Therefore, Mitigation Measures AQ-1a and AQ-1b are new mitigation measures
identified through environmental review that would replace Mitigation Measure 5.8-1.

New Mitigation Measures
Mitigation Measure AQ-1a [N]

The applicant and all construction contractors shall implement the following basic control measures during
construction, per BAAQMD’s Air Quality Guidelines:

Y All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved access
roads) shall be watered two times per day.

Y All haul trucks transporting soil, sand, or other loose material off-site shall be covered.

Y All visible mud or dirt track-out onto adjacent public roads shall be removed using wet power vacuum
street sweepers at least once per day. The use of dry power sweeping is prohibited.

Y All vehicle speeds on unpaved roads shall be limited to 15 miles per hour (mph).

Y All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible. Building
pads shall be laid as soon as possible after grading unless seeding or soil binders are used.

Y Idling times shall be minimized either by shutting equipment off when not in use or reducing the
maximum idling time to 5 minutes (as required by the California airborne toxics control measures
(ATCM) Title 13, Section 2485 of California Code of Regulations [CCR]). Clear signage shall be
provided for construction workers at all access points.

Y All construction equipment shall be maintained and properly tuned in accordance with manufacturer’s
specifications. All equipment shall be checked by a certified mechanic and determined to be running
in proper condition prior to operation.

Y Post a publicly visible sign with the telephone number and person to contact at the Lead Agency
regarding dust complaints. This person shall respond and take corrective action within 48 hours.
BAAQMD'’s phone number shall also be visible to ensure compliance with applicable regulations.

BAAQMD recommends that all proposed projects, where construction-related emissions would exceed the
applicable thresholds of significance, implement the following Additional Construction Mitigation Measures
(Mitigation Measure AQ-1b).
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Mitigation Measure AQ-1b [N]

The project applicant and all construction contractors shall implement the following measures during
construction, where feasible:

Y All exposed surfaces shall be watered at a frequency adequate to maintain minimum soil moisture of
12 percent. Moisture content can be verified by lab samples or moisture probe.

Y  All excavation, grading, and/or demolition activities shall be suspended when average wind speeds
exceed 20 mph.

y  Vegetative ground cover (e.g., fast-germinating native grass seed) shall be planted in disturbed areas
as soon as possible and watered appropriately until vegetation is established.

Y The simultaneous occurrence of excavation, grading, and ground-disturbing construction activities on
the same area at any one time shall be limited, if feasible. Activities shall be phased to reduce the
amount of disturbed surfaces at any one time.

Y  All trucks and equipment, including their tires, shall be washed off or swept prior to leaving the site.

Y Site accesses to a distance of 100 feet from the paved road shall be treated with a 6 to 12 inch
compacted layer of wood chips, mulch, or gravel.

Y Sandbags or other erosion control measures shall be installed to prevent silt runoff to public roadways
from sites with a slope greater than one percent.

Y Further minimize the idling time of diesel powered construction equipment to two minutes.

Y The project builder shall develop a plan demonstrating that the off-road equipment (more than 50
horsepower) to be used in the construction project (i.e., owned, leased, and subcontractor vehicles)
would comply with the BAAQMD recommendations for emissions. Currently, the recommendation is a
project wide fleet-average 20 percent NOx reduction and 45 percent PM reduction compared to the
most recent California Air Resources Board (ARB) fleet average. Acceptable options for reducing
emissions include the use of late model engines, low-emission diesel products, alternative fuels,
engine retrofit technology, after-treatment products, add-on devices such as particulate filters, and/or
other options as such become available.

Y Use low volatile organic compounds (VOC) (i.e., ROG) coatings beyond the local requirements (i.e.,
Regulation 8, Rule 3: Architectural Coatings), if feasible.

Y Require that all construction equipment, diesel trucks, and generators be equipped with Best Available
Control Technology for emission reductions of NOx and PM.

Y Require all contractors use equipment that meets ARB’s most recent certification standard for off-road
heavy duty diesel engines.

Mitigation Measures AQ-1a and AQ-1b would replace the air quality mitigation measure (Mitigation Measure
5.8-1) in the 1996 EIR to be consistent with BAAQMD’s current recommendations for best practices. BAAQMD
recommends additional measures that were not included in the 1996 EIR that would further reduce
construction-related emissions of criteria air pollutants and precursors. Mitigation Measures AQ-1a and AQ-1b
combined are estimated to reduce construction-related emissions of NOyx by approximately 20 percent, PM from
exhaust by 45 percent, and fugitive PM emissions by 75 percent. This would reduce worst-case average daily
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NOx emissions to approximately 48 Ib/day, below BAAQMD’s threshold of significance of 54 Ib/day, and result in
the implementation of all BAAQMD-recommended measures to prevent fugitive dust emissions from adversely
affecting offsite receptors. This impact would be reduced to a less-than-significant level with mitigation
incorporated.

Mitigation Measure AQ-2 [N]

The applicant shall either complete a detailed, site-specific HRA that demonstrates that risk exposure at nearby
sensitive receptors would be below BAAQMD's significance thresholds for TACs, or the applicant and all
construction contractors shall implement the following measures, developed in coordination with BAAQMD, to
minimize exposure of off-site sensitive receptors to construction-related emissions of TACs:

Y Implement Mitigation Measure AQ-1.

Y Construction contracts shall specify use of Tier lll or better engines in all off-road equipment used on
the project site.

Y Construction equipment shall be equipped with diesel PM traps.
Y Unnecessary idling of construction equipment shall be restricted to two minutes.

y  Construction staging areas shall be located as far away as possible on the project site from off-site
receptors.

With implementation of Mitigation Measure AQ-2, exposure of off-site residences to short-term construction-
related TAC emissions and associated health risks would be further minimized. This impact would be less-than-
significant with mitigation incorporated.

CONCLUSION

Proposed changes to the Grady Ranch PDP after the 1996 Master Plan FEIR was certified would not result in new
significant impacts or substantially more severe impacts to air quality. However, changed circumstances based
on new information regarding air quality attainment status, newly-adopted CEQA Guidelines and thresholds of
significance by the BAAQMD, and new off-site receptors that did not exist at the time of the prior EIR, would
result in a new and substantially more severe significant impact conclusions related to air quality. Air quality
impacts from criteria air pollutant and precursor emissions (specifically, NOyx and fugitive dust emissions)
associated with project construction would be significant, but would be reduced to a less-than-significant level
with implementation of mitigation measure AQ-1, a new mitigation measure identified through environmental
review. Air quality impacts associated with exposure of off-site residences to TAC emissions during construction
would be potentially significant, but would be reduced to less-than-significant with implementation of
mitigation measure AQ-2, a new mitigation measure identified through environmental review. Air quality
impacts from project operation would be less than significant.

ALTERNATIVES

The 1996 FEIR stated that Alternative 1 (No Project) would not have any short- or long-term effects on local or
regional air quality. The 1996 FEIR concluded that implementation of Alternative 2 (Current Zoning Alternative)
would cause greater impacts than the project, because it would result in more daily trips, an increase in
construction dust, and the addition of wood smoke from homes. Alternative 3 (Previous-Proposed Project)
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would result in a potentially significant impact from construction dust and traffic impacts, similar to the Master
Plan Project.

These comparisons of the impacts of the alternatives to the previously proposed Master Plan would be similar
when applied to the Grady Ranch PDP, because the number of trips and construction area are similar to the
1996 Master Plan Project. Odor impacts could be more severe under the No Project Alternative, if the
reintroduction of agricultural uses on the project site includes livestock.
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DoProposed | . "mYNew Do 1996 Master
Changeslmvolve | Croumstances Any New Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzedin 1996 SignificantImpacts| Requiring New
MasterPlan FER, | . MPACSO" |70 o betantially | Analysisor Measures
Substantially More ek o Address/Resolve
Severe Impacts? More Severe Verification? Impacts?
Impacts?

4, Biological Resources. Would the project:

a. Have a substantial adverse effect, 1996 FEIR; No Yes Yes Yes, with
either directly or through habitat Section 5.3; modifications/
modifications, on any species pages 5.3-35— updates
identified as a candidate, sensitive, or 5.3-39
special status species in local or
regional plans, policies, or regulations,
or by the California Department of
Fish and Game or U.S. Fish and
Wildlife Service?

b. Have a substantial adverse effect on 1996 FEIR; No No Yes, but new Yes, with
any riparian habitat or other sensitive Section 5.3; or more modifications/
natural community identified in local | pages 5.3-22—- severe updates
or regional plans, policies, and 5.3-31,5.3- significant
regulations or by the California 39-5.3-41 effects would
Department of Fish and Game or US not occur
Fish and Wildlife Service?

c. Have a substantial adverse effect on 1996 FEIR; No No Yes, but new Yes, with
federally protected wetlands as Section 5.3; or more modifications/
defined by Section 404 of the Clean pages 5.3-39—- severe updates
Water Act (including, but not limited 5.3-41 significant
to, marsh, vernal pool, coastal, etc.) effects would
through direct removal, filling, not occur
hydrological interruption, or other
means?

d. Interfere substantially with the 1996 FEIR; No No No Yes
movement of any native resident or Section 5.3;
migratory fish and wildlife species or | pages 5.3-31-
with established native resident or 5.3-34
migratory wildlife corridors, or impede
the use of native wildlife nursery
sites?

e. Conflict with any local policies or 1996 FEIR; No No Yes, but new Yes, with
ordinances protecting biological Section 5.3; or more modifications/
resources, such as a tree preservation | pages 5.3-22— severe updates
policy or ordinance. 5.3-27 significant

effects would
not occur

f. Conflict with the provisions of an Not analyzed No No No NA
adopted Habitat Conservation Plan,

Natural Community Conservation
Plan, or other approved local,
regional, or state habitat conservation
plan?
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DISCUSSION

To address biological resources impacts, the applicant’s materials regarding stream restoration and biological
resources were peer reviewed by a biological resources staff member with over 15 years of professional
experience specializing in natural resources planning and management, impact assessment and mitigation
design, restoration and conservation planning, biological monitoring and adaptive management, and data
analysis. The staff member reviewed all stream restoration and biological resources-related materials, provided
peer review, and provided the analysis discussion to answer the following Environmental Checklist questions.

Proposed changes to the project, as described in the Grady Ranch PDP, would not result in new significant
impacts or substantially more severe impacts to biological resources. However, new information about
biological resources on the project site (i.e., changed circumstances), and updates to the State CEQA Guidelines
and checklist items for biological resources since the Master Plan EIR warrant evaluation to determine whether
a new or revised impact conclusion could result for some issues. The following summarizes the information
changes requiring review and new analysis for biological resources.

4 Updates to environmental checklist items and significance criteria since the 1996 Master Plan FEIR. The
1996 Master Plan FEIR analyzed impacts of project implementation to biological resources, using the
following significance criteria: 1) impacts to a population or critical habitat of special-status plant or animal
species; 2) substantial interference with the movement of any resident or migratory fish or wildlife species;
and 3) substantial reduction in habitat for fish, wildlife, or plants. These criteria were based on the State
CEQA Guidelines (as of 1996) and Appendix N of the Marin County Environmental Review Guidelines and
Procedures adopted in 1994. The environmental checklist for the current analysis of the Grady Ranch PDP is
based on the 2011 State CEQA guidelines Appendix G. Because of differences between the 1996 and 2011
CEQA Guidelines and checklists, including the addition of several environmental issues to the checklist since
1996, some of the issues requiring evaluation in the current analysis were not explicitly addressed in the
1996 Master Plan FEIR. The 1996 Master Plan FEIR has been reviewed to assess whether the current set of
issues were or were not adequately addressed, even if they were not explicitly listed in that prior
document’s checklist.

4 Changes to the regulatory status and sensitivity of some biological resources. The regulatory status and
sensitivity of some resources have substantially changed since the 1996 Master Plan FEIR was certified. For
example, steelhead (Oncorhynchus mykiss) was not listed under the federal Endangered Species Act (ESA) at
the time the FEIR was prepared (although, its population status and potential for listing under the ESA was
being reviewed by NOAA Fisheries); and potential impacts to steelhead were not analyzed in the 1996
Master Plan FEIR. However, steelhead was subsequently listed as threatened under the ESA in 1996, and this
species has been documented at Grady Ranch. Therefore, potential effects of project implementation on
steelhead need to be analyzed. Several other special-status species with potential to occur at Grady Ranch
did not have a special-status designation in 1996 and require analysis, as well. Also, after certification of the
1996 Master Plan FEIR, Marin County adopted a Native Tree Preservation and Protection Ordinance in 2002.
Although tree removal impacts were analyzed and mitigation was proposed in the 1996 Master Plan FEIR,
the analysis and mitigation measures need to be reviewed and updated in light of the current PDP design,
tree protection requirements under the County ordinance, and tree protection and replacement plans
recently prepared by the Applicant’s consultant team.

4 New site-specific biological data collected after the 1996 Master Plan FEIR was certified. After the FEIR was
certified, additional detailed biological studies were completed on behalf of the project applicant for the
Grady Ranch PDP in 2008-2011. Also, a field reconnaissance survey was completed by an Ascent biologist in
November 2010. These studies present new information about the existing setting that is relevant to the
current analysis. For example, steelhead and one other special-status species (golden eagle [Aquila
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chrysaetos]) that were not documented at Grady Ranch during preparation of the FEIR were recently
documented there.

The following discusses each biological resources checklist item, to clarify the answers provided in the checklist.
The discussion does not provide a full impact analysis or describe all new information that relates to the
environmental setting for biological resources; rather, it focuses on changed conditions since the 1996 Master
Plan FEIR was certified that require review or verification, or that may result in a changed or new analysis
conclusion.

a)

The 1996 Master Plan FEIR evaluated potential impacts to special-status plant and animal species
(Impact 5.3-6). The FEIR considered 25 special-status animal and 35 special-status plant species with
potential to occur on the project site, based on the presence of suitable habitat for those species. No
fish species were addressed in the analysis. The FEIR reported that no special-status animal species were
known to occur on the project site. The FEIR concluded that populations of two special-status plant
species occur at Grady Ranch, but they are located outside of the proposed development area, and
would not be affected. The analysis of special-status species in the FEIR concluded that, at Grady Ranch,
no special-status species would be affected; however, raptor nests could be removed or abandoned
during project construction. Although “raptors” as a group or common raptor species are not
considered special-status species (per standard definitions of “special status”), raptor nests are
protected by the federal Migratory Bird Treaty Act and provisions of the California Fish and Game Code.

In November 2008, WRA, Inc. completed an assessment of biological resources at Grady Ranch (WRA
2008a) on behalf of the Applicant to update biological information collected on the site in the early
1990s and used in the 1996 Master Plan FEIR analysis. The WRA report also evaluated potential impacts
to special-status species and other sensitive biological resources, and recommended mitigation
measures for those impacts. Additionally, in 2011, WRA completed a Section 7 Biological Assessment
(WRA 2011a), Salmonid Habitat Assessment (WRA 2011b), and focused rare plant surveys and a Rare
Plant Survey Report (WRA 2011c). On November 4, 2010, an Ascent biologist conducted a field
reconnaissance survey of the site, in preparation for this analysis. The following summarizes new
information that is relevant to the analysis of potentially changed or new biological resources impacts.

4 Legal Status and Presence of Steelhead (Oncorhynchus mykiss) at Grady Ranch. The Central
California Coast distinct population segment (DPS) of steelhead was listed as threatened under the
ESA by NOAA Fisheries on August 18, 1997 (with an effective date of October 17, 1997) (62 FR
43937), after the County certified the 1996 Master Plan FEIR. After completing a status review of all
west coast steelhead populations, NOAA Fisheries reaffirmed the threatened status of this DPS and
issued a final listing determination on January 5, 2006 (71 FR 834). The analysis of impacts to
special-status species in the 1996 Master Plan FEIR did not address steelhead (or any other fish
species). The Grady Ranch project site occurs within the range of the Central California Coast
steelhead DPS, and steelhead has been documented in Grady Creek and Miller Creek on the site
since 2008 (WRA 2008a, 2011a). Because of the presence of steelhead in Miller Creek and Grady
Creek, and the documented anadromy (i.e., migration-connectivity with the ocean) of Miller Creek,
ESA Section 7 consultation by the U.S. Army Corps of Engineers (USACE) with USFWS and NOAA
Fisheries is required as part of USACE’s review and permitting for impacts to waters of the U.S.
(including wetlands) (WRA 2008a). The Applicant submitted a Joint Aquatic Resources Permit
Application (JARPA) in August 2011 to USACE, along with a Section 7 Biological Assessment (BA)
(WRA 2011a) and Salmonid Habitat Assessment (WRA 2011b) prepared for the project by WRA.
Representatives from NOAA Fisheries, U.S. Fish and Wildlife Service (USFWS), and California
Department of Fish and Game (CDFG) have been on site visits with WRA. During its review of the
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JARPA and BA, USACE will initiate ESA Section 7 Consultation with USFWS and NOAA Fisheries.
Although stream restoration proposed as part of the Grady Ranch PDP is expected to improve long-
term aquatic conditions for fish, potential short- and long-term effects of the proposed project on
steelhead habitat, populations, and movement would be a new potentially significant impact that
requires analysis and consideration of mitigation, as explained below.

4 Presence or Potential Occurrence of Other Special-Status Species. Based on recent studies, two
special-status animal species — steelhead and golden eagle — have been documented at Grady
Ranch, and 11 other special status animal species have a moderate or high potential to occur there.
No special-status plant species were documented in the proposed development area during focused
surveys for rare plants conducted during March—August 2011 (WRA 2011c), or during surveys
conducted previously for the 1996 Master Plan FEIR .The current assessment of occurrence
potential for these 11 animal species is based on: 1) the current status designations for species in
the region, which have changed for some species since 1996 (both additions to and removals from
the list of special-status species addressed in the 1996 Master Plan FEIR); 2) a recent review of the
species’ known range or distribution in Marin County; 3) a recent assessment of habitat conditions
at Grady Ranch; and 4) relevant information from the 1996 Master Plan FEIR that is still current (e.g.,
habitat suitability determinations).

With the exception of recent California red-legged frog (Rana aurora draytonii) surveys, protocol or
focused surveys for special-status animal species have not been completed for the project in nearly
20 years. (Focused surveys were conducted for the Grady Ranch Master Plan FEIR during 1992 and
1993.) A protocol survey for California red-legged frog was completed by WRA in 2010. The survey
determined that this species was not present in the survey area, and that overall habitat suitability
for red-legged frog was low (WRA 2010). Therefore, the recent presence/absence status of the 11
special-status animal species now considered to have a moderate or high potential to occur at Grady
Ranch is not confirmed. Also, several of these species did not have a special-status designation in
1996; therefore, they were not addressed in the original FEIR surveys or impact analysis. This SEIR
takes a conservative approach by assuming that these species do exist on the site. If any special-
status species occurs on the project site, project construction could result in the loss of individuals
or populations, occupied habitat, or active breeding and roosting sites. Depending on the species
affected, potential effects of project implementation on special-status species known or with
moderate to high potential to occur on the project site would differ from the previously-identified
special-status species impact identified in the 1996 EIR and could be significant.

Short-term Disturbance to Steelhead Habitat Resulting from Construction and Initial
Channel Response

The project includes proposed restoration and enhancement of Miller Creek, Grady Creek, and
Landmark Creek with the goals of restoring bank-full equilibrium channel interaction with floodplains;
installing fish-friendly rock and log structures to stabilize channel bed material and improve upstream
fish passage; laying back most vertical banks to allow planting of riparian vegetation that will help
stabilize streambanks and provide shade to the channel; raising the grade of most portions of Miller
Creek bed and its tributaries with rock and log structures to reverse much of the incision that has
already occurred; and stabilizing knickpoints that are propagating up the side tributaries from Miller
Creek. Substantial fill, rock, and biotechnical material are proposed to be placed in the creek corridor.
The proposed stream restoration would extend for approximately 1.5 miles and is expected to improve
habitat conditions and fish passage for steelhead, and habitat for other aquatic resources over the long
term. However, construction activities could temporarily degrade water quality, aquatic habitats, and
the aquatic community, such as by the mobilization of sediment and temporary increases in turbidity.
Effects could also occur during the initial channel-response and riparian revegetation period within the
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construction area and downstream. Impacts to riparian and aguatic habitat would result from
temporary loss of riparian vegetation, which could increase stream temperatures and erosion potential;
and removal of in-channel large woody debris, which would reduce habitat structure and cover for
steelhead, invertebrate prey, and other aguatic species. If steelhead are present in or downstream of

restored stream reaches during construction, individuals could be harmed or killed by construction
activities. Any adverse impact to steelhead, a federally threatened species, would be significant.

Potential short-term disturbance to steelhead habitat resulting from construction and initial channel
response would be a substantial increase in the severity of the previously-identified significant impact
on special-status species. Mitigation Measure BIO-1 (below) would reduce the severity of this impact to

a less-than-significant level. Additionally, implementation of Mitigation Measure 5.1-2 from the 1996
Master Plan FEIR would reduce potential erosion impacts due to construction and creek bank

stabilization to less-than-significant levels through the formulation of a detailed design-level onsite
Erosion Control Plan (see checklist item 10, Hydrology and Water Quality, below).

Construction-Related Disturbance or Loss of Special-Status Wildlife Species

Golden eagle has been documented at Grady Ranch, and six other special status bird species (white-
tailed kite [Elanus leucurus], long-eared owl [Asio otus], olive-sided flycatcher [Contopus cooperi],
loggerhead shrike [Lanius ludovicianus], yellow warbler [Dendroica petechial, grasshopper sparrow
[Ammodramus savannarum]), three special-status bat species (long-eared myotis [Myotis evotis], long-
legged Myotis [Myotis volans], pallid bat [Antrozous pallidus]), and one other special-status mammal
species (American badger [Taxidea taxus]) have potential to occur there during the breeding season. If
these species occur on the project site, construction activities such as project grading, construction of
facilities, and restoration activities could result in the loss of individuals or nests of special-status bird
species; removal of active roost sites for, or injury to, special-status bat species; and loss of American
badger. Potential construction-related disturbance or loss of special-status wildlife species would be a
substantial increase in the severity of the previously-identified significant impact on special-status
species. Mitigation Measure BIO-2 (below) would reduce the severity of this impact to a less-than-
significant level.

Riparian Habitat and Stream Conservation Areas

The 1996 Master Plan FEIR analyzed project impacts to riparian habitat and stream conservation areas
(SCAs) (Impact 5.3-4). The Marin Countywide Plan, Natural Systems and Agricultural Element (Marin
County 2007), establishes and defines a SCA as a “setback from the bank of a natural watercourse,
which is intended to protect the active channel, water quality and flood control functions, and
associated fish and wildlife habitat values along streams.” The Countywide Plan includes standards for
defining SCAs and establishing development setbacks for different stream types (perennial, intermittent,
ephemeral), County-designated environmental corridor types, and parcel sizes; the Countywide Plan
also includes several specific implementation policies to protect streams and riparian zones. Since
adoption of the 1996 Master Plan FEIR, the County adopted revisions to the 1994 Countywide Plan in
2007 and strengthened protection requirements for SCAs. For example, whereas SCAs at Grady Ranch in
1996 (subject to the 1994 Countywide Plan) were defined as a 100-foot development setback on each
side of the stream centerline, the SCAs are now defined as a minimum 100-foot setback on each side of

the top of bank. However, when the Master Plan was approved, the County reduced the Stream
Conservation Area setback on the west side of Grady Creek to 50 feet for this project.

The FEIR concluded: “development as proposed may partially conflict with the intent of policies in the
Countywide Plan regarding Stream Conservation Areas. However, restoration and enhancement
proposed as part of the project would improve the overall riparian habitat value of the site. This is a less-
than-significant impact.” No mitigation was recommended. The potential conflict with the Countywide
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Plan SCA policies was due to a proposed utility line that may have been located within the Grady Creek
SCA, and the Main Building’s location within the 100-foot SCA.

Changes to the project design in the proposed Grady Ranch PDP include relocating the utility line and
Main Building to the west and outside of the Grady Creek SCA, which would provide increased
protection of the Grady Creek SCA and consistency with the 2007 Countywide Plan relative to the design
evaluated in the 1996 Master Plan FEIR. The stream restoration treatments would be implemented
within the SCA and temporarily disturb and remove riparian habitat; however, the treatments are
designed and expected to improve the long-term habitat functions and values of the SCA, including
enhancing the extent, quality, and resilience of riparian vegetation. As discussed below under Item 10c,
upper Miller Creek is experiencing high rates of sediment transport. This sediment is transported to
other reaches of Miller Creek downstream of Grady Ranch. Given the constrained existing conditions
due to sediment deposition within the downstream reaches, reduction in sediment transport from
Grady Ranch would reduce the potential for (or decrease the rate of) channel aggradation and loss of
flow capacity in flood-prone reaches downstream. The sediment reduction also has the potential to
enhance downstream aquatic resources (Brown and Hecht, 2011). Although the specific types,
locations, and magnitude of potential effects on riparian habitat and SCAs have changed as a result of
project design changes since the 1996 Master Plan FEIR, no new significant impacts or substantially
more severe impacts to riparian habitat and SCAs are expected.

Native Grassland (Valley Needlegrass/Purple Needlegrass Grassland)

Valley or purple needlegrass grassland is a native grassland type present on the project site. Native
grasslands are considered sensitive habitats in California. The 1996 Master Plan FEIR analyzed impacts to
native grassland (Impact 5.3-3), concluding that disturbance of native grassland as a result of project
development would be a significant impact. To mitigate for this impact, the FEIR required preparation
and implementation of a grassland restoration and enhancement program to provide for replacement of
native grasslands disturbed by proposed development (Mitigation Measure 5.3-3). In 2008, on behalf of
the Applicant, WRA completed a Native Grassland Restoration and Enhancement Report (WRA 2008b)
to meet the objectives of Mitigation Measure 5.3-3. This report was also prepared specific to the PDP
design and incorporated updated estimates of native grassland impacts as of 2008. The specific
locations and magnitude of native grassland impacts have changed as a result of project design changes
since the 1996 Master Plan FEIR, including a reduction in native grassland area disturbed under the
current PDP design, but no new significant impacts or substantially more severe impacts to native
grasslands are expected.

Implementation of the Native Grassland Restoration and Enhancement Report (WRA 2008b) is expected
to meet the mitigation requirements of the 1996 Master Plan FEIR. The specific acreage of native
grassland disturbance would vary from the 1996 Master Plan FEIR, but it would not increase nor cause
new or substantially more severe significant impacts. The Native Grassland Restoration and
Enhancement Report should be compared to the final PDP design, and possibly updated if any
disturbance estimates or other assumptions have changed since the report was completed in 2008;
however, no new or substantially more severe significant impact would occur. Implementation of this
report (as revised to reflect final native grassland disturbance estimates, if needed) would mitigate for
disturbance to or loss of native grassland, consistent with the 1996 Master Plan FEIR. No new mitigation
would be required.

Oak-California Bay Woodland
Oak-California bay woodland is distributed on hillside slopes and along drainages at Grady Ranch. In
general, oak woodlands are not considered or tracked as a sensitive habitat by CDFG’s California Natural
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Diversity Database. However, oak woodlands are considered sensitive and receive protection in several
local jurisdictions (e.g., counties, cities) in California because of their high biological, heritage, and
aesthetic value, and because of threats to oak woodlands statewide from development and sudden oak
disease. Oak woodlands receive special consideration for conservation in the Marin Countywide Plan
and the County Native Tree Preservation and Protection Ordinance, which include policies to protect oak
trees and woodlands. The 1996 Master Plan FEIR did not explicitly analyze project impacts to oak
woodland as a sensitive natural community; however, the FEIR analyzed and proposed compensatory
mitigation for tree removal (Impact 5.3-2), including loss of oaks and other trees within oak woodland
communities. Mitigation proposed in the FEIR included measures to protect trees on site and
preparation of a tree replacement program to compensate for necessary tree removal (Mitigation
Measure 5.3-2).

In 2008, on behalf of the Applicant, WRA completed a Tree Survey Report (WRA 2008c), Tree
Preservation Guidelines Report (WRA 2008d), and Tree Replacement Report (WRA 2008e) to fulfill the
FEIR mitigation for tree removal. These reports were prepared specific to the PDP design and
incorporated updated tree removal estimates as of 2008. These reports were also prepared in
consideration of tree protection policies in the 2007 Marin Countywide Plan and Native Tree
Preservation and Protection Ordinance. Although the specific locations of tree removal and impacts to
oak woodlands have changed as a result of project design changes since the 1996 Master Plan FEIR,
substantially fewer trees would be removed based on the current PDP design and no new or
substantially more severe significant impacts to oak woodlands are expected.

Implementation of the Tree Preservation Guidelines Report (WRA 2008d) and Tree Replacement Report
(WRA 2008e), as part of FEIR Mitigation Measure 5.3-2, is expected to meet the mitigation requirements
of the 1996 Master Plan FEIR and County policies for tree and woodland protection. Implementation of
these reports (as revised to reflect final tree removal estimates, if needed) would mitigate for tree
removal and loss of oak woodland. No new mitigation would be required.

Seasonal Freshwater Wetland and Perennial Freshwater Wetland
Seasonal freshwater wetland and perennial freshwater wetland are sensitive habitats present on the
project site. These habitats are included in the wetland resources addressed in checklist item “c,” below.

The proposed project would involve filling of streams and jurisdictional wetlands for stream restoration
and enhancement, and disturbance of existing riparian and other habitats on the project site.
Jurisdictional wetlands and Waters of the U.S. on the project site include seasonal freshwater wetland,
perennial freshwater wetland, riparian wetland, and other Waters of the U.S. The 1996 Master Plan FEIR
analyzed impacts to wetlands (Impact 5.3-7), concluding that “while project development would
generally avoid the limited wetland habitat on the site and provide for enhancement of stream
corridors, some direct loss would occur, secondary impacts may result from erosion and water quality
degradation, and review and coordination with jurisdictional agencies would be required due to channel
improvements and realignment. This is a significant impact.” To mitigate for this impact, the FEIR
required preparation and implementation of a detailed wetland protection, replacement, and
restoration program (Mitigation Measure 5.3-7). In 2009, on behalf of the Applicant, WRA completed a
Wetland Mitigation and Monitoring Plan (WRA 2009a) to meet the objectives of Mitigation Measure 5.3-
7. This report was also prepared specific to the PDP design and incorporated updated estimates of
wetland impacts as of 2009. Additionally, WRA completed a Preliminary Section 404 Determination for
consultation with USACE (WRA 2009b), which has been submitted to USACE and verified in December
2010. Although the specific locations and magnitude of wetland impacts have changed as a result of
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project design changes since the 1996 Master Plan FEIR, no new or substantially more severe significant
impacts to federally protected wetlands are expected.

Implementation of the Wetland Mitigation and Monitoring Plan (WRA 2009) is expected to meet the
mitigation requirements of the 1996 Master Plan FEIR. Implementation of this report (as revised to
reflect final wetland disturbance estimates, if needed), along with completion of the ongoing Section
404 consultation with USACE, would mitigate for disturbance to or loss of wetlands and other Waters of
the U.S. No new mitigation would be required.

Although this item was added to the State CEQA Guidelines and checklist after the FEIR was certified in
1996, the FEIR addressed impacts to wildlife movement corridors and loss of wildlife habitat (Impact 5.3-
5). Related to this checklist item, the FEIR concluded that “development of the site would alter existing
patterns of wildlife use, and could disrupt movement of larger species along the creek corridors on the
site” (e.g., deer). To mitigate for this impact, the FEIR required minimizing disturbances within stream
corridors to protect their function as sensitive wildlife habitat, and coordinating with CDFG to
implement methods to exclude deer from the proposed development areas while maintaining wildlife
corridors along stream channels and across valley floors (Mitigation Measure 5.3-7). The FEIR did not
explicitly analyze impacts to fish movement or migration. However, as discussed previously in “New
Impact BIO-1,” the proposed stream restoration is expected to improve habitat conditions and
connectivity for steelhead and other aquatic resources over the long term. No new or substantially more
severe significant impacts related to this checklist item are expected, and no new mitigation would be
required.

When the 1996 Master Plan FEIR was certified, Marin County did not have an adopted tree protection
ordinance. However, the FEIR explicitly quantified and analyzed tree removal impacts (Impact 5.3-2),
including loss of oaks and other trees within oak woodland communities. The FEIR concluded that
proposed tree removal would be a significant impact. Mitigation proposed in the FEIR included
measures to protect trees on site and preparation of a tree replacement program to compensate for
necessary tree removal (Mitigation Measure 5.3-2). After certification of the 1996 Master Plan FEIR,
Marin County adopted a Native Tree Preservation and Protection Ordinance in 2002.

As previously discussed, WRA completed a Tree Survey Report (WRA 2008c), Tree Preservation
Guidelines Report (WRA 2008d), and Tree Replacement Report (WRA 2008e) to fulfill the FEIR mitigation
for tree removal. These reports were also prepared specific to the PDP design and incorporated updated
tree removal estimates as of 2008, and in consideration of tree protection policies in the 2007 Marin
Countywide Plan and Native Tree Preservation and Protection Ordinance. Although the specific locations
and magnitude of tree removal and impacts to oak woodlands have changed as a result of project design
changes since the 1996 Master Plan FEIR, including the removal of substantially fewer trees under the
current PDP design, no new or substantially more severe significant impacts related to tree removal are
expected.

Implementation of the Tree Preservation Guidelines Report (WRA 2008d) and Tree Replacement Report
(WRA 2008e), as part of FEIR Mitigation Measure 5.3-2, is expected to meet the mitigation requirements
of the 1996 Master Plan FEIR and County policies for tree and woodland protection. Implementation of
these reports (as revised to reflect final tree removal estimates, if needed) would mitigate for tree
removal and maintain consistency with the County’s Native Tree Preservation and Protection Ordinance.
No new mitigation would be required.

Marin County
Grady Ranch Precise Development Plan 3-33 Final Supplement to the 1996 Master Plan FEIR



Environmental Checklist
for Supplemental Environmental Review Ascent Environmental, Inc.

The proposed Grady Ranch PDP is not expected to conflict with other local policies or ordinances
protecting biological resources, including policies in the Natural Resources and Agricultural Element of
the 2007 Marin Countywide Plan.

f) A project’s potential conflict with an adopted conservation plan was not included as an environmental
checklist item in the 1996 State CEQA Guidelines and, therefore, was not evaluated in the 1996 Master
Plan FEIR. No federal, state, or local conservation plans that include the project site have been adopted.
Therefore, the proposed project would not conflict with the provisions of an adopted habitat
conservation plan, natural community conservation plan, or other approved local, regional, or state
habitat conservation plan. No new or substantially more severe significant impacts related to this
checklist item would occur. No mitigation would be required.

MITIGATION MEASURES

The 1996 Master Plan FEIR recommended six mitigation measures to reduce significant impacts to biological
resources to less-than-significant levels (Mitigation Measures 5.3-1, 5.3-2, 5.3-3, 5.3-5, 5.3-6, and 5.3-7).
Mitigation Measure 5.3-1 required a detailed Landscape and Vegetation Management Plan and prohibited
vehicles, motorcycles, and bicycles from traveling off designated roadways to prevent further disturbance to
grassland cover and other vegetation. As discussed above under Checklist Item 2, Mitigation Measure 5.3-2
would address potential tree loss. Mitigation Measure 5.3-3 addressed loss of native grasslands by requiring the
preparation of a grassland restoration and enhancement program. Mitigation Measure 5.3-5 addressed impacts
on wildlife habitat by limiting disturbance, such as pedestrian pathways, lighting, ornamental landscaping, and
other improvements, within the stream corridors to protect their function as sensitive wildlife habitat.
Mitigation Measure 5.3-5 also required coordination with CDFG to develop methods to exclude deer from the
proposed development areas. Mitigation Measure 5.3-6 addressed potential impacts on special-status taxa on
the Grady Ranch site by requiring the preparation of a special-status plant protection program, and by requiring
avoidance of any active raptor nests until young birds are able to leave the nest and forage independently.
Mitigation Measure 5.3-7 required the preparation of a detailed wetland protection, replacement, and
restoration program by a qualified wetland consultant that meets the approval of the County, the Corps, and
CDFG. The text of Mitigation Measure 5.3-2 is included under Checklist Iltem 2, Agriculture and Forestry
Resources. The text of the other biological resources mitigation measures is included below.

1996 FEIR Mitigation Measures

5.3-1 The following mitigation measures would address landscape compatibility and management
impacts:

5.3-1(a) A detailed Landscape and Vegetation Management Plan should be prepared by a qualified
landscape architect in consultation with a plant ecologist experienced in management of native
species. The plan should: I) provide for re-establishment of native vegetation on graded slopes
around the fringe of proposed development: 2) provide details on native plantings associated with
proposed restoration, enhancement and mitigation; 3) establish a program to salvage suitable
native plants for use in landscaping and revegetation; 4) identify unsuitable species which should
not be used in landscaping; 5) control the establishment and spread of introduced broom; and 6)
specify long-term management provisions to ensure re-establishment of landscape improvements.
Aspects of the plan should include the following:

Y Landscaping and revegetation should emphasize the use of native plant species along the fringe
of proposed structures and grading, and around the perimeter of the expanded reservoir. The
plantings list in the proposed Preliminary Landscape Plans should be expanded to include:
California buckeye (Aesculus californica), California rose (Rosa californica), toyon (Heterameles
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arbutifolia), common rush (Juncus patens), creeping wildrye (Leymus triticoides), and purple
needlegrass (Nassella pulchra). Native freshwater marsh species should be used in landscaping
the fringe of the expanded reservoir. Suitable species include: cattail (Typha domingensis),
common tule (Scirpus acutus), iris-leaved rush (Juncus xiphioides), and California blackberry
(Rubus vitifolius).

Y Suitable native sapling trees, shrubs, and groundcovers to be removed by the project should be
salvaged before grading and used in landscaping and revegetation, providing a source of mature
plants and re-establishing much of the desirable local cover which would otherwise be lost with
development. The anticipated limits of grading should be flagged and plant material suitable for
use in the salvage program marked, carefully removed, and stored. The salvage material could
be maintained onsite during initial grading and transplanted to selected areas at the appropriate
time of the year following formal grading (generally in October and November), with maintenance
provided as necessary to ensure re-establishment. Trees species successfully transplanted as
part of the salvage program should count as credit for the tree replacement mitigation
requirement for the project.

Y Non-native ornamental species used in landscape plantings should be restricted to the
immediate vicinity of proposed structures. Use of non-native, invasive species which may spread
into adjacent undeveloped areas should be prohibited in landscaping plans. Unsuitable species
include: blue gum eucalyptus (Eucalyptus globulus), acacia (Acacia spp.), pampus grass
(Cortaderia selloana), broom (Cytisus spp.), gorse (Ulex eurapaeus), bamboo (Bambusa spp.),
giant reed (Arundo donax) , English ivy (Hedera helix), Gennan ivy (Senecio milanioides), and
periwinkle (Vinca sp.).

Y Species used in "Woodland Tree Mass" plantings of the proposed Preliminary Landscaping Plans
should be native to Marin County. California buckeye (Aesculus californica) should be substituted
for proposed plantings of horse chestnut (Aesculus hippocastanum), and plantings of oaks
should be limited to live oak (Quercus agrifolia) and valley oak (Quercus lobata), eliminating the
proposed use of several non-native species (i.e. Quercus coccinea. Q. ilex, and Q. rubra).

Y Graded slopes and areas disturbed as part of the project should be monitored for a minimum of
five years to prevent establishment and spread of French and Scotch broom. The removal and
monitoring program should include annual late winter removal of any rooted plants when soils
are saturated and cutting back of any remaining flowering plants in the spring before seed
begins to set in late April.

Y Provisions for maintenance of landscaping and revegetation of graded slopes should be
specified as part of the plan, with replacement plantings, seeding and monitoring provided over
a minimum of five years to ensure re-establishment of cover.

5.3-1(b) Vehicles and motorcycles should not be allowed to travel off designated roadways to prevent further
disturbance to grassland cover and other vegetation. Similarly, bicycles should not travel off
designated roadways or trails. Barriers should be provided where vehicle access to open space
areas may be possible, and employees should be informed of the prohibition of off-road vehicle use.
Although unauthorized vehicle access does not appear to pose a significant threat to vegetation in
open space areas, this measure is recommended to further limit the possibility of damage to
established vegetation. [1996 FEIR-U]

5.3-3 The following mitigation would address loss of native grasslands:

A grassland restoration and enhancement program should be prepared to provide for replacement of native
grasslands disturbed by proposed development, emphasizing the use of purple needlegrass. The program
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should be prepared by a qualified plant ecologist experienced in grassland restoration using purple
needlegrass. The grassland program should be incorporated as a component of the Landscape and
Vegetation Management Plan, and implemented as part of site revegetation and landscaping. Provisions of
the grassland program should include the following.

Y Native grasslands disturbed by proposed development should be restored and replaced at a minimum
1 to 1 ratio, with replacement provided on a per acre basis for each cover class lost. Success criteria
for replacement should provide for establishment of native grasslands which meet or exceed the cover
class of the existing stands lost as a result of development.

Y Replacement grasslands should be located in close proximity to the disturbed grassland stands, and
to the degree feasible should serve to revegetate graded slopes above the new dam and the Archives
Building on Big Rock Ranch, and north of the Main Office Building on Grady Ranch.

Y Prior to construction, the boundary of proposed grading within the stands of native grasslands should
be clearly staked with color-coded flagging set at 50 foot intervals, and disturbance from construction
equipment operation, storage, or other activities should be prohibited outside the delineated "no
disturbance zone".

Y Landscape tree plantings shown in the Preliminary Landscape Plan should be restricted outside the
existing and restored native grasslands. This includes the Woodland Tree Mass plantings on the slopes
to the north of the Main Office Building on Grady Ranch, and the Conifer Tree Mass plantings in the
narrow ravine to the south of the reservoir and Woodland Tree Mass plantings to the northwest of the
Archives Building on Big Rock Ranch.

Y The program should: identify the detailed onsite mitigation areas and acreage; specify in greater detail
performance criteria, maintenance and long-term management responsibilities, monitoring
requirements, and contingency measures; and define site preparation, revegetation procedures, and
an implementation schedule. [1996 FEIR, R]

5.3-5 The following mitigation measures would address impacts on wildlife resources:

5.3-5(a) Disturbance within the stream corridors on the site should be limited to protect their function as
sensitive wildlife habitat. Pedestrian pathways, lighting, ornamental landscaping, and other
improvements often associated with open space areas should be restricted a minimum of 100 feet
from channel banks, except along the west bank of Grady Creek where a 50-foot setback would be
adequate due to its degraded state from past ranching activities. Understory vegetation and shrubs
should be retained and enhanced within the corridors to provide protective cover and discourage
human disturbance. Suitable species which may be planted at roadway crossing ard-discetirage
buman-disturbance=locations and along channel banks to discourage human access include dense
plantings of willow (Salix lasiolepis), elderberry (Sambucus caenliea), and California blackberry
(Rubus vitifolius).
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5.3-5(d) Methods to exclude deer from the proposed development areas should be coordinated with and
meet with the approval of the California Department of Fish and Game. The importance of
maintaining wildlife corridors along stream channels and across the valley floors must be balanced

5.3-6 The following measure would address impacts on special-status taxa:
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5.3-6 (b) If any active raptor nests are established within the proposed development areas in the future, they
should be avoided until young birds are able to leave the nest (i.e. fledged) and forage on their own.
Avoidance may be accomplished either by scheduling grading and tree removal during the non-
nesting period (August 15 through January 14), or if this is not feasible, by conducting a pre-grading
survey for raptor nests. If grading is scheduled during the sensitive nesting period (January 15
through August 14), a qualified wildlife biologist, chosen by the County and paid for by the applicant,
should conduct a pre-grading raptor survey to provide confirmation on presence or absence of active
nests in the vicinity of proposed improvements If active nests are encountered, species specific
measures should be prepared by the biologist and implemented to prevent abandonment of the
active nest. At minimum, grading in the vicinity of the nest tree should be deferred until the young
birds have fledged, providing a construction-disturbance setback distance of at least 300 feet.
Grading or other disturbance in the vicinity of the nest should not be permitted until the biologist has
confirmed that the young raptors have fledged-. A survey report by the biologist verifying that the
young have fledged should be submitted to the County prior to initiation of grading in the
construction-disturbance setback area. As necessary, representatives of the CDFG and USFWS
should be consulted regarding appropriate construction restrictions, building setbacks, landscape
screening and other methods to ensure compliance with the Migratory Bird Treaty Act and provisions
in the State Fish and Game Code.

5.3-6(c) [Deleted] [1996 FEIR - R]

5.3-7 In addition to Mitigation 5.1-2 which requires preparation of a detailed design-level Erosion Control
Plan, the following mitigation measure would address impacts on jurisdictional waters:

A detailed wetland protection, replacement, and restoration program should be prepared by a
qualified wetland consultant, which meets with the approval of the County, the Corps, and the CDFG.
The program should be prepared as a component of the recommended Landscape and Vegetation
Management Plan, and implemented as part of site revegetation and landscaping. The wetland plan
should clearly identify the total wetlands and other jurisdictional areas affected by the project, serving
to replace wetland habitat and providing for re-establishment, enhancement, and / or replacement of
wetland vegetation. Details of the plan should include the following.

Y Identify the location(s) of mitigation areas. Mitigation for loss of existing wetlands should be provided
at a replacement ratio of 2 to 1 consistent with the Countywide Plan, and should result in created or
restored wetlands with a higher habitat value.

Y Specify detailed performance criteria, maintenance and long-term management responsibilities,
monitoring requirements, and contingency measures. Monitoring should be provided for a minimum of
five years and continue until the success criteria are met.
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Y Define site preparation and revegetation procedures an implementation schedule, and funding
sources to ensure long-term management of the overall wetland mitigation plan. [1996 FEIR-U]

In addition to measures from the 1996 FEIR, the following two mitigation measures are recommended for new
potentially significant impacts to biological resources that were identified as a result of new information. The
potential impacts that these measures address are described in the previous checklist discussion. Mitigation
Measure BIO-1 is a new measure that includes mitigation for potential impacts to steelhead that were proposed
by WRA (2011a) on behalf of the applicant. Mitigation Measure BIO-2 is a new measure identified through
supplemental environmental review. WRA also prepared a Contingency Plan (Habitat Mitigation and Monitoring
Plan) (WRA 2011d), which focuses on mitigation for impacts to wetlands and other waters of the U.S. as a result
of project implementation.

New Mitigation Measures

Mitigation Measure BIO-1 (Implement BMPs and Other Protective Measures to Avoid Short-Term Impacts to
Steelhead and Degradation of Steelhead Habitat) [N]

The following measures will be implemented to avoid short-term impacts to steelhead and degradation of
steelhead habitat. These measures are essentially identical to the avoidance, minimization, and conservation
measures for steelhead protection proposed in the Section 7 Biological Assessment prepared for the project
(WRA 2011a). Any further development of the impact analysis and mitigation program for steelhead should
proceed in consultation with NOAA Fisheries, to reflect the agency’s input and ensure consistency with the
Section 7 consultation process.

Y Construction activity within potential steelhead habitat will not begin until the channel(s) dry, or within
the NOAA Fisheries work window, between July 1 to October 31, whichever is earlier. If no water is
present in the channel after October 31, it may be possible to continue work until the first predicted
rainfall of one half inch of rain or more within a 24-hour period.

Y Orange construction fence will be installed around sensitive habitat adjacent to the project footprint
and along access routes in the vicinity of the creek bed. The impact will be the minimum size
necessary to complete construction.

Y Temporary loss of riparian vegetation through habitat restoration will be mitigated in the enhanced
riparian habitat. Removal of riparian vegetation will be the minimal amount necessary to regrade the
unstable bank and access the streambed for excavation and fill. Disturbed areas will be revegetated
with species specific to the Project vicinity and will comprise of a diverse community structure.
Adaptive measures will be employed to ensure survivability.

Y Large trees removed on the project site or existing in-channel large woody debris (LWD) will be
incorporated into creek restoration to the greatest extent feasible. LWD in areas outside of the project
site will be avoided and left in place.

y A Storm Water Pollution and Prevention Plan will be developed and cover work occurring outside of the
wetted channel. Additionally, standard construction best management practices (BMPs) will be used to
prevent sediment from entering Miller Creek and its tributaries.

y A Spill Prevention and Control Plan will be developed for work within and adjacent to the creek. The
Spill Prevention Plan will contain measures to prevent and control potential spills of hazardous
materials associated with mechanical equipment (oil, gas, hydraulics, etc.), as well as measures to
minimize contact with the stream bed, such as work pads. The Plan and materials necessary to
implement it will be accessible on site. All fueling, maintenance, and staging of equipment and
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vehicles will occur outside of active stream channels and above the top of the bank. Heavy equipment
will be checked daily for leaks. Equipment with leaks will not be used until leaks are fixed.

Any disturbed ground will receive appropriate erosion control treatment or seed mix within seven days
following completion of construction, or within seven days following a seasonal stoppage of
construction.

Any work pads, falsework, and other construction items will be moved prior to the end of the seasonal
construction.

In addition, a comprehensive plan for work in or below banks would =be required with Construction
Management Plans prior to issuance of a creek or grading permit.

Mitigation Measure BIO-2 (Limit Vegetation Removal to Non-Sensitive Periods to the Extent Practicable,
Conduct Preconstruction Surveys for Special-Status Wildlife Species, and Implement Limited Operating
Periods if Necessary) [N]

)

To the extent practicable, evaluate and implement opportunities to minimize or avoid project-related
vegetation removal and other habitat disturbances during the avian breeding season, which is
generally February 1-August 31 (depending on species and weather). Attempt to focus tree removal
activities during September and October, which is outside the maternity and hibernation periods for
bats.

For construction activities that would occur in suitable habitat during the avian breeding season, a
qualified wildlife biologist will conduct focused surveys for active nest sites of special-status birds.
These surveys will be completed within 14 days before construction activities are initiated each
construction season. The preconstruction survey for each special-status bird species will be conducted
using a nest-searching technique appropriate for the species. For example, for yellow warbler, an
appropriate technique involves first conducting point counts in suitable habitat to determine
occupancy, followed by nest searching if the species is present. For long-eared owl, surveys typically
involve tape playbacks of recorded long-eared owl calls.

If an active special-status bird nest is located during the preconstruction surveys, the biologist will
notify CDFG. If necessary, modifications to the project design to avoid removal of occupied habitat
while still achieving project objectives will be evaluated, and implemented to the extent feasible. If
avoidance is not feasible or conflicts with project objectives, limited operating periods will be applied to
avoid disturbances during the sensitive nesting season; construction will be prohibited within an
appropriate distance of the nest until the nest is no longer active. The appropriate nest-buffer size
would depend on the species and type of disturbance.

For construction activities during the bat roosting season (generally November-August), potential bat
roosts that could be removed or otherwise destroyed shall be surveyed by a qualified wildlife biologist.
The bat survey shall be completed within 14 days before any removal of potential bat roosts. Potential
bat roosts include cavities in trees, exfoliating bark, snags, and cracks in large rocks. Potential roost
sites identified will be monitored on two separate occasions for bat activity, possibly using bat
detectors to help identify species. Monitoring will begin 30 minutes before sunset and will last up to
two hours at any potential roost identified. If a maternity or other significant roost (e.g., hibernation
roost) is detected, a 200-foot buffer will be established around the site; and removal of the roost site
will be avoided to the extent feasible. If avoidance is not feasible, maternity or other significant roost
sites will not be disturbed by project activities until September 1 or later, when juveniles at maternity
roosts would be volant (i.e., able to fly). If removing an active non-maternity or non-hibernation roost
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site is required, exclusion devices that block the entrance shall be installed after dusk and when the
bats have exited the roost to forage, prior to removal.

Y Prior to any ground disturbance that could affect grassland habitat, a qualified biologist shall conduct
a preconstruction survey for American badger in suitable habitat. If a potential American badger den is
located during the preconstruction survey, the den will be monitored for three days by the biologist
using a tracking medium or an infrared beam camera to determine if the den is active. Surveys should
be completed between May and September to avoid disturbance to potential natal or pupping dens. If
an active badger den is located, a buffer shall be established around the den during the period that
the den is active; the Applicant shall consult with DFG to develop and implement an appropriate non-
disturbance buffer and other avoidance measures.

CONCLUSION

Proposed changes to the Grady Ranch PDP after the 1996 Master Plan FEIR was certified would not result in new
significant impacts or substantially more severe impacts to biological resources. However, changed
circumstances based on new information about biological resources on the project site would result in a new
and substantially more severe significant impact conclusion related to special-status species. Information
changes or updates expected to result in new impacts that are potentially significant include changes to the
regulatory status and sensitivity of some biological resources and new site-specific biological data collected after
the 1996 Master Plan FEIR was certified. New potentially significant impacts to biological resources include
potential short-term disturbance to steelhead habitat resulting from construction and initial channel response,
and construction-related disturbance or loss of special-status wildlife species. Mitigation Measures BIO-1 and
BIO-2 would reduce the impacts to less-than-significant levels. Mitigation Measure BIO-1 includes resource
protection measures that have been proposed by the project applicant. Mitigation Measure BIO-2 is a new
mitigation measure identified through supplemental environmental review.

ALTERNATIVES

The 1996 FEIR stated that under Alternative 1 (No Project), the adverse impacts resulting from tree removal,
disturbance to native grasslands and wetlands, and obstruction of wildlife movement would not occur. The
1996 FEIR concluded that implementation of Alternative 2 (Current Zoning Alternative) could result in similar
impacts to biological resources. However, construction would extend over a larger portion of the site than
under the Master Plan, and the severity of this impact would be greater under Alternative 2. As discussed above
under Agriculture and Forestry Resources (Checklist Item 2), the 1996 FEIR also concluded that implementation
of Alternative 2 (Current Zoning Alternative) could result in a reduction in the magnitude of grading, and the
likelihood of tree removal could be less. The 1996 FEIR stated that Alternative 3 would result in greater impacts
to biological resources with a potential loss of 5,363 trees and substantial changes to wildlife habitat and
movement corridors on the site.

These comparisons of the impacts of the alternatives to the previously proposed Master Plan would be similar
when applied to the Grady Ranch PDP, because the elements of the proposed project that would result in
biological resources impacts would be similar to the elements in the 1996 FEIR, including the footprints for
construction and project operation. As discussed above, the proposed project would result in the removal of
fewer trees than previously proposed for the Grady Ranch Project. The previous project included the removal of
2,374 trees. The proposed project would result in the removal of up to approximately 411 trees. Therefore,
Alternative 2 would likely not reduce the severity of impacts from tree removal.
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DoProposed | . AyNew Do 1996 Master
Circumstances AnyNew
Changes Involve . . Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzedin 1996 SignificantImpacts| Requiring New
Impacts or . : Measures
Master Plan FEIR. . orSubstantially Analysis or
Substantially More e Address/Resolve
More Severe Verification?
Severe Impacts? Impacts?
Impacts?
5. Cultural Resources. Would the project:
a. Cause a substantial adverse change in |1996 FEIR, No No No Yes
the significance of a historical Section 5.6,
resource as defined in §15064.5? page 5.6-1;
b. Cause a substantial adverse change in |Same as a) No No No Yes
the significance of an archaeological |above.
resource pursuant to §15064.5?
c. Directly or indirectly destroy a unique |Not analyzed |[No No Yes, but new |N/A
paleontological resource or site or or more
unique geologic feature? severe
significant
effects would
not occur
d. Disturb any human remains, including |Not analyzed |No No Yes Yes, with
those interred outside the formal updates
cemeteries?
DISCUSSION

An archaeological and historical resources records search and field survey was conducted by David Chavez &
Associates in December 1991 and January 1992 for the Grady Ranch site as part of the 1992 Draft EIR for the
Grady Ranch/Big Rock Ranch Master Plan_(Marin County Community Development Agency 1996). Based on the
previously prepared archaeological and historical resources records search and field survey, it was determined
that no archaeological or historical resources exist on Grady Ranch (Nichols-Berman 1996, p. 5.6-1). Impact and
Mitigation Measure 5.6-4 of the 1996 Master Plan FEIR address disturbance of unknown cultural resources at
Grady Ranch and Big Rock Ranch. With the exception of Impact and Mitigation Measure 5.6-4, the previous
impact analysis focuses on known resources located within the Big Rock Ranch site (Nichols-Berman 1996).

Compared to the 1996 Master Plan FEIR, no substantial changes in the general location of the project and
development footprint are proposed and new development would be located within the boundaries of the
property examined in the survey conducted for the earlier EIR. The area of construction disturbance is also
within the prior survey boundaries.

Paleontological remains are common in Marin County. They include plants, invertebrates, and vertebrates
ranging in age from approximately 140 million years to less than 8,000 years before the present. Within the
county, paleontological remains have been primarily recovered from the Pleistocene, Pilocene, Holocene and
Miocene geologic time periods (MCPU FEIR 2007). The 1996 Master Plan FEIR did not discuss impacts to
paleontological resources.

a-b)  Asdiscussed in the 1996 Master Plan FEIR (p. 5.6-1) and a cultural resource investigation of the Grady
Ranch site that was conducted for the Master Plan EIR (Marin County Community Development Agency
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c)

d)

d 3 : ), implementation of the proposed project would not result
in impacts on any documented cultural resources presently listed or possibly eligible for listing in the
California Register of Historic Places (CRHR) because no resources are known to be present within the
Grady Ranch property. Construction of the proposed Grady Ranch Precise Development Plan would
occur on the same 52-acre development area previously proposed under the Master Plan.
Consequently, this impact would remain less-than-significant, similar to the conclusion in the 1996
Master Plan FEIR.

Paleontological Resources were not analyzed in the Master Plan EIR. According to the University of
California Museum of Paleontology Collections Database, the Grady Ranch property does not contain
any recorded fossils (Berkeleymapper, February 2011). However, the Marin Countywide Plan Update
FEIR (2007) states that paleontological remains are fairly common in Marin County. They include plants,
invertebrates, and vertebrates ranging in age from approximately 140 million years to less than 8,000
years before the present. The County has not prepared a paleontological sensitivity map for the project
area. However, it is unlikely that the project site is sensitive for these resources, as explained below.

Within the County, paleontological remains have been primarily recovered from the Pleistocene,
Pilocene, Holocene and Miocene geologic time periods. These are the most recent time periods within
the quaternary period of the Cenozoic era, ranging in time intervals from 23.8 to 5.3 million years ago
(Miocene) to 10,000 years ago to the present (Holocene). The Grady Ranch property is underlain by
Franciscan Complex that includes sandstone, shale and mélange1 (AMEC Geometrix, Inc, 2008). The
Franciscan Complex is from the older Mesozoic Era of the geologic time scale, which ranges from 248
million to 65 million years ago. The younger geologic formations, where paleontological resources are
more likely to be found, are located in the western portion of the County. This corresponds with the
recorded locations of paleontological resources recorded by the UC Museum of Paleontology Localities.
Of the 342 listed resources during a search under “Marin County,” almost all of the recorded localities
were located west of the San Andreas Fault Zone. Because of the lower sensitivity of the project site for
paleontological resources, this would be a less-than-significant impact and no mitigation would be
required.

Potential disturbance of currently unknown cultural resources during construction was analyzed under
Impact 5.6-4, “Potential Disturbance of Other Important Cultural Resources”, of the 1996 Master Plan
FEIR. As a matter of standard archaeological practice, prehistoric human remains are recognized as part
of the potentially significant impact of unknown, subsurface cultural resources. However, because this
issue was not addressed in the 1996 Master Plan FEIR, the potential to disturb prehistoric human
remains is considered a new potentially significant impact. Current, standard archaeological mitigation
measures include explicit actions if human remains are encountered. To address this potential impact
and to update and clarify cultural resources mitigation measures for the proposed Grady Ranch PDP
approval, Mitigation Measure CUL-1 would supplement existing measures in response to Impact 5.6-4 in
the 1996 Master Plan FEIR.

MITIGATION MEASURES

Implementation of Mitigation Measure 5.6-4 of the 1996 Master Plan FEIR (p. 5.6-10) would mitigate
disturbance of unknown cultural resources at Grady Ranch to a less-than-significant level. Mitigation Measure
5.6-4 requires all construction work to halt if cultural deposits are encountered and requires consultation with a

1 Melange has been defined as: mappable bodies of deformed rocks characterized by the inclusion of native and exotic blocks, which may range up

to several miles long, in a pervasively sheared, commonly pelitic [rock composed of clay] matrix.

Marin County
Grady Ranch Precise Development Plan 3-43 Final Supplement to the 1996 Master Plan FEIR



Environmental Checklist
for Supplemental Environmental Review Ascent Environmental, Inc.

qualified archaeologist, who shall conduct an independent review of the find. The text of this mitigation
measure is included below.

1996 FEIR Mitigation Measures

5.6-4 The following mitigation would reduce impacts to potential cultural resources:

If cultural deposits are encountered, halt construction in the vicinity and consult a qualified archeologist. The
archeologist shall conduct independent review of the find, with authorization of and under direction of the
County. Prompt evaluations should be made regarding the significance and importance of the finds and a
course of action acceptable to all concerned parties should be adopted. If mitigation is required, the first
priority shall be for avoidance and preservation of the resource. If avoidance is not feasible an alternative plan
that may include excavation shall be prepared. All archaeological excavation and monitoring activities shall be
conducted in accordance with prevailing professional standards as outlined in Appendix K of the State CEQA
Guidelines and by the California Office of Historic Preservation. The Native American community shall be
consulted on all aspects of the mitigation program.

The pre-construction seminar shall be held in which the project archaeologist would present information about
the potential for and nature of potential buried archaeological deposits in the construction areas, and how to
identify cultural deposits.

In addition to Mitigation Measure 5.6-4, the following measure would update and supplement the proposed
project’s mitigation to explicitly include responses if human remains were encountered during construction.
This is a new cultural resources mitigation identified through the updated environmental review.

New Mitigation Measures

CUL-1. Impacts on Presently Undocumented Human Remains [N]

In accordance with the California Health and Safety Code, if human remains are uncovered during ground-
disturbing activities, potentially damaging excavation in the area of the burial will be halted and the Marin
County Coroner and a professional archaeologist will be contacted to determine the nature and extent of the
remains. The coroner is required to examine all discoveries of human remains within 48 hours of receiving
notice of a discovery on private or state lands (Health and Safety Code, Section 7050.5[b]). If the coroner
determines that the remains are those of a Native American, he or she must contact the Native American
Heritage Commission (NAHC) by phone within 24 hours of making that determination (Health and Safety Code,
Section 7050/c]).

If the remains are determined to be those of a Native American, then the following shall occur:

(a) The State Historic Preservation Office (SHPO), the construction contractor, an archaeologist, and the
NAHC-designated Most Likely Descendant (MLD) shall determine the ultimate treatment and
disposition of the remains and take appropriate steps to ensure that additional human interments are
not disturbed. The responsibilities for acting upon notification of a discovery of Native American
human remains are identified in Section 5097.9 of the California Public Resources Code.

(b) The SHPO shall ensure that the immediate vicinity (according to generally accepted cultural or
archaeological standards and practices) is not damaged or disturbed by further development activity
until consultation with the MLD has taken place. The MLD will have 48 hours to complete a site
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inspection and make recommendations after being granted access to the site. A range of possible
treatments for the remains, including nondestructive removal and analysis, preservation in place,
relinquishment of the remains and associated items to the descendants, or other culturally
appropriate treatment may be discussed. Assembly Bill (AB) 2641 suggests that the concerned parties
may extend discussions beyond the initial 48 hours to allow for the discovery of additional remains. AB
2641(e) includes a list of site protection measures and states that the landowner shall implement one
or more of the following measures:

) record the site with the NAHC or the appropriate Information Center,
) utilize an open-space or conservation zoning designation or easement, and/or
) record a document with the county in which the property is located.
(c) The landowner or their authorized representative shall rebury the Native American human remains

and associated grave goods with appropriate dignity on the property in a location not subject to further
subsurface disturbance if the NAHC is unable to identify a MLD, or if the MLD fails to make a
recommendation within 48 hours after being granted access to the site. The landowner or his/her
authorized representative may also reinter the remains in a location not subject to further disturbance
if he/she rejects the recommendation of the MLD, and mediation by the NAHC fails to provide
measures acceptable to the landowner.

CONCLUSION

Changes to the proposed project since the time of prior environmental review would not result in new or
substantially more severe significant impacts related to historical resources or archaeological resources, because
the 1996 Master Plan FEIR adequately addressed potential historic and prehistoric resources, and the project
site and construction disturbance area are within the survey boundaries of the prior analysis. The project site is
likely not sensitive for paleontological resources and this impact would be less than significant. The proposed
Grady Ranch PDP could result in a new potentially significant impact because of the potential to disturb
prehistoric human remains. Mitigation Measure CUL-1 would reduce this potential impact to a less-than-
significant level. Cultural resources impacts would be less than significant after mitigation.

ALTERNATIVES

The 1996 FEIR stated that under Alternative 1 (No Project), existing historic and archaeological resources (both
known and unknown) would likely remain undisturbed. The 1996 FEIR concluded that implementation of
Alternative 2 (Current Zoning Alternative) would result in similar impacts to cultural resources as the proposed
Master Plan, with the potential disturbance of unknown sites. The 1996 FEIR concluded that implementation of
Alternative 3 (Previous Proposed Project Alternative) could result in similar impacts to cultural resources as the
proposed Master Plan, with the potential disturbance of known and unknown sites.

The previously identified cultural resource sites on Big Rock Ranch would not be affected by implementation of
the proposed Grady Ranch PDP. The conclusions of the severity of impacts on unknown resources under the
three alternatives would be similar for the proposed Grady Ranch PDP because the elements of the proposed
project that would result in the potential disturbance of unknown resources would be similar to the elements in
the 1996 FEIR.
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Environmental Issue Area

Where ImpactWas
Analyzed in 1996
Master Plan FEIR.

Do Proposed
Changes Involve
New Significant
Impacts or
Substantially More
Severe Impacts?

AnyNew
Circumstances
Involving New
Significant Impacts
or Substantially
More Severe
Impacts?

AnyNew
Information
Requiring New
Analysis or
Verification?

6. Energy and Natural Resources. Would the project result in:

Do 1996 Master
Plan FEIR
Mitigation
Measures

Address/Resolve
Impacts?

sites designated in the Countywide
Plan from premature development or
other land uses which are
incompatible with mineral extraction?

a. Substantial increase in demand for 1996 FEIR, No No Yes, but new N/A
existing energy sources, or conflict section 3.0, or more
with adopted policies or standards for | page 3.0-46 severe
energy use? significant
effects would
not occur
b. Use of non-renewable resources in a Not analyzed No No Yes, but new N/A
wasteful and inefficient manner or more
severe
significant
effects would
not occur
c. Loss of significant mineral resources Not analyzed No No Yes, but new N/A

or more
severe
significant
effects would
not occur

DISCUSSION

a)

As discussed in the 1996 FEIR under the Energy and Natural Resources discussion (Section 3.8, Effects of

No Significance), project implementation would require a one-time energy expenditure to build some
uses and would represent a long-term energy commitment to operate a new development. The 1996
FEIR concluded that the amount of energy used by the project is considered to be less than significant.
The Grady Ranch PDP is similar in scope to the previous project but does not include the previously
proposed guest cottages. The size and intensity of use (humber of employees) in the Main Building
would be similar to what was analyzed in the 1996 FEIR. Therefore, the overall demands for energy use
would be the same or would be less than the previous estimates. In addition, the PDP would include a
geothermalheat geoexchange system to heat and cool the main building, which would reduce the
project’s electricity and natural gas consumption. The project’s demand for energy resources would be
less than what was analyzed in the 1996 FEIR, and this would remain a less-than-significant impact.

b)

Non-renewable resources that would be permanently and continually consumed by project

implementation include water, electricity, natural gas, and fossil fuels; however the amount and rate of
consumption of these resources would not result in the unnecessary, inefficient, or wasteful use of
resources. As a standard condition of approval, the Community Development Agency would require the
applicant to submit a Recycling and Reuse Plan to demonstrate that at least 50 percent of materials
generated from the project would be reused or recycled. Prior to final inspections, the project applicant
would be required to submit receipts and reports confirming that the project has been constructed in
compliance with the Recycling and Reuse Plan. In addition to the geethermatgeoexchange system
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mentioned above, the project would include solar thermal panels; and photovoltaic solar panels_(as
feasible), low-flow plumbing fixtures, variable frequency drives, heat recovery water heaters, automatic
daylighting controls, high efficiency fixtures, occupancy sensors, and rainwater harvesting. These
elements, along with compliance with County requirements would ensure that the use of non-
renewable resources would not be wasteful or inefficient, and this would be a less-than-significant
impact.

c) See Item 12, Mineral Resources, below. Based on the 2007 Marin Countywide Update, the project site is
not located on or near an area that contains significant mineral resources. No impact would occur.

MITIGATION MEASURES

No significant impacts related to energy and natural resources would occur as a result of the project. Therefore,
no mitigation is required.

CONCLUSION

Changes to the proposed project since the time of prior environmental review would not result in new or
increased severity of significant impacts, because the proposed land uses, maximum number of
employment/overnight guests, and project site are essentially the same as proposed in the Master Plan. In
addition, the proposed project would include a geethermatheat geoexchange system and would not result in
any significant impacts related to energy and non-renewable resources.

ALTERNATIVES

The 1996 FEIR did not analyze the potential energy and natural resource impacts from implementation of the
project alternatives.

Under Alternative 1 (No Project), the one-time expenditure of energy resources, as well as the long-term energy
commitment to operation of a new development would not occur. The consumption of non-renewable energy
would not occur. Implementation of Alternatives 2 and 3 would result in energy and natural resources impacts
that are similar to the proposed project. The severity of the impact of Alternatives 2 and 3 would be greater
than the proposed Grady Ranch PDP because these alternatives would result in greater energy use thanat the
proposed project. As discussed above, the overall demands for energy use of implementing the Grady Ranch
PDP would be no more than and likely less than the energy demand of the previous 1996 Master Plan.
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DoProposed | . AmYNew Do 1996 Master
Changes Involve C|rcun.15tanoes Any Ne'yv Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzed in 1996 SignificantImpacts| Requiring New
MasterPlanFEIR, | . MPACSOr | "o bstantially | Analysisor Measures
Substantially More o Address/Resolve
Severe Impacts? More Severe Verification? Impacts?
Impacts?
a. Expose people or structures to
potential substantial adverse effects,
including the risk of loss, injury, or
death involving: 1996 FEIR; No No No N/A
i. Rupture of a known earthquake Section 5.1;
fault, as delineated on the most pages 5.1-5
recent Alquist-Priolo Earthquake | through 5.1-9.
Fault Zoning Map issued by the
State Geologist for the area or
based on other substantial
evidence of a known fault? Refer
to Division of Mines and Geology
Special Publication 42. 1996 FEIR; No No No Yes
ii. Strong seismic ground shaking? pages 5.1-23-
24
iii. Seismic-related ground failure, See a.ii No No No Yes
including liquefaction?
iv. Landslides? See a.ii No No No Yes
b. Result in substantial soil erosion or 1996 FEIR; No No No Yes
the loss of topsoil? pages 5.1-20
through 21)
c. Belocated on a geologic unit or soil
that is unstable, or that would
become unstable as a result of the 1996 FEIR;
project, and potentially result in: pages 5.1-15 No No No Yes
on-or off-site landslide, lateral to 5.1-16;
spreading, subsidence, liquefaction, Impact 5.1-3;
or collapse? pages 5.1-23
to 24
d. Be located on expansive soil, as Impact 5.1-5 No No No Yes
defined in Table 18- 1-B of the (pages 5.1-26
Uniform Building Code (1994), to 24)
creating substantial risks to life or
property?
e. Have soils incapable of adequately N/A N/A N/A No N/A
supporting the use of septic tanks or
alternative waste water disposal
systems where sewers are not
available for the disposal of waste
water?
Marin County

Grady Ranch Precise Development Plan



Environmental Checklist
Ascent Environmental, Inc. for Supplemental Environmental Review

DISCUSSION

To address geology and soils impacts, Treadwell and Rollo reviewed all stream restoration and geotechnical -
related materials, provided peer review, and provided the analysis discussion to answer the following
Environmental Checklist questions. Treadwell and Rollo staff Cbec reviewed the proposed Precise Development

Plan, the Stream and Valley Floor Restoration Vision, and additional application materials provided by the
roject applicant, as well as materials submitted for the Joint Aquatic Resource Permit Application (JARPA).

a, b) The project site is the same as what was addressed in the 1996 Master Plan FEIR; therefore, seismic and
landslide risks would also be the same as previously evaluated. While the project design changes
included in the proposed PDP would result in modified site grading, the area of disturbance is similar
and the potential erosion risks would not change substantially. The previous discussion is still applicable
and changes to the proposed project would not alter the previous conclusions.

c) The previous discussion is still applicable and changes to the proposed project would not alter the
previous conclusions. While the 1996 EIR does not specifically address the impact of lateral spreading at
the site, it does address the impact and mitigation of liquefaction. Lateral spreading is a phenomenon in
which surficial soil displaces along a shear zone that has formed within an underlying liquefied layer. If
the liquefaction impact is mitigated, there is then no potential for lateral spreading. The 1996
addressed mitigation of subsidence as it relates to seismically-induced ground settlement and no
additional mitigation is required.

d) The project site is the same as what was addressed in the 1996 Master Plan FEIR; therefore, soil
conditions would also be the same as previously evaluated. While the project design changes included
in the proposed PDP would result in modified site grading, the area of disturbance is similar and the
potential expansive soil risks would not change substantially. The 1996 EIR included mitigation that
would reduce this previously-identified impact, and no additional mitigation is required.

e) Although this item was not specifically addressed in the 1996 EIR, it is not applicable for this project
because the new development would be connected to the municipal sewer system.

MITIGATION MEASURES

Mitigation Measures 5.1-1(a) and 5.1-1(b) from the 1996 Master Plan FEIR would reduce potential impacts
related to slope stability and grading impacts to a less-than-significant level through the preparation of a
comprehensive, detailed slope stabilization plan and a design-level geotechnical investigation and a
comprehensive grading plan. Mitigation Measures 5.1-2 and 5.1-6 from the 1996 Master Plan FEIR would
reduce potential erosion impacts and fill impacts, respectively, due to construction and creek bank stabilization
to less-than-significant levels through the formulation of a detailed design-level onsite Erosion Control Plan.
Please see Item 10, Hydrology and Water Quality for a discussion of the potential erosion impacts related to
hydrology and the new proposed stream restoration plans. Mitigation Measure 5.1-4 from the 1996 Master
Plan FEIR would reduce potential asbestos impacts to a less-than-significant level through the preparation and
implementation of a Site Safety Plan for construction activity in asbestos-containing rock. Mitigation Measure
5.1-5 from the 1996 Master Plan FEIR would reduce potential impacts due to expansive soils to a less-than-
significant level through the recommendation for mitigation of expansive soils in the design-level geotechnical
investigation. Mitigation Measure 5.1-7 from the 1996 Master Plan FEIR would reduce potential water tank
impacts on the Grady Ranch property to a less-than-significant level. No additional or revised mitigation is
required. The text of the previous mitigation measures is listed below.
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1996 FEIR Mitigation Measures
5.1-1 The following mitigations would reduce slope stability and grading impacts:

5.1-1(a) The applicant's engineers should prepare a comprehensive, detailed slope stabilization plan as-a

part-ofthe-Precise-Development-Plan; sufficient to meet County and State requirements. At a

minimum, the plan should:

Y Define the site-specific design of all repairs needed to stabilize each of the landslides and areas
of slope instability located inside the proposed development area discussed above, at the
proposed water tank sites and along the associated access roads, at-the-dam-reservoirsite;
and along the Lucas Valley Road realignment.

Y Describe in detail how each landslide or area of unstable slopes would be repaired (or removed)
by identifying the area of slide debris to be excavated and reconstructed, the methods to be
used to engineer the slopes with compacted fill (or grading), the surface and subdrainage
improvements, retaining walls, buttresses, debris barriers, and other structures to be installed
(and where) in order to stabilize slopes, based on information from boreholes and trenches.

Y For example, at this Master Plan level, the proposed mitigation for the landslide at the north end
of the Grady Ranch Main Office Building appears adequate, but boreholes and excavations are
needed to determine the base of the slide and the possible need for an additional retaining wall.
Similarly, it is possible that a small retaining wall would be needed downhill of the planned road
at Grady Ranch.

Y Describe and demonstrate how runoff from very steep and unstable slopes would be diverted,
identify how natural vegetation would be retained, and provide for landscaping with plant
species which require minimal irrigation.

Y The final design of retaining walls would be required to borrow or repeat the form, line, color, and
texture of the surrounding terrain, to appear as natural as possible. Final design would be
approved by Marin Community Development staff.

5.1-1(b) The applicant's engineers should conduct a design-level geotechnical investigation and prepare a

comprehensive, detailed grading plan as-a-part-ofthe-Precise-Development-Plan, to be approved by

the County. In order to provide adequate stability, the grading plan should include, at a minimum:

Y Design compacted filled slopes to be no steeper than 2 to 1 ratio (horizontal to vertical) —-or
flatter in some places —-and design cut slopes to be rounded in the upper few feet.

Y Terrace slopes, if structurally feasible, with non-cemented rip-rap and plant terraces and slopes
with vegetation rather than designing uniformly graded slopes.

Y Specify alternatives to blasting bedrock in order to loosen rock during grading, such as ripping
the rocks mechanically, since the underlying Franciscan melange is highly fractured locally.

Y Contours that closely resemble the current character of the hillside shall be used. Particularly in
cut slope areas, it is important to reform the land in character with the rolling topography that
exists, rather than constructing engineered-looking hillsides with even slopes and straight lines.

Y The final design of slopes and berms would be required to borrow or repeat the form, line, color,
and texture of the surrounding terrain, to appear as natural as possible. Final design would be
approved by Marin Community Development staff.

y 5.1-1(c) [Deleted] [1996 FEIR-R]
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5.1-2 Adetailed design-level onsite Erosion Control Plan should be formulated and implemented to reduce
existing erosion and minimize new opportunities for erosion of site slopes due to rainfall and offsite
transport of eroded soil in stormwater runoff. The plan shall be designed to be sufficient to meet the
requirements of the County, to be determined after consultation with the applicant.

The following mitigations as proposed by the applicant2 to reduce erosion and stream siltation impacts are to
be included in the Erosion Control Plan:

Y All construction and grading would be restricted to the dry season, April May15 to October 15.3
All stabilization measures required to provide at least temporary protection against erosion
during the rainy season would be installed by October 15.

Y All exposed, graded slopes would be seeded (hydroseeded or broadcast with belly grinder) and
protected with a straw or other form of mulch to reduce raindrop impact and sheet/rill erosion.
On steep slopes, brush wattling would be used to prevent slope unraveling and to provide a
stable base for vegetation establishment.

Y Surface drainage in the overbank areas adjacent to graded slopes would be collected in grass-
lined and/or rocked swales and diverted to prescribed locations where it can be discharged with
adequate energy dissipation to preclude bank erosion and prevent the rilling of graded slopes.

Y Energy dissipaters constructed of a mix of Caltrans "light" and quarter-ton rock would be
constructed at all culvert outlets.

Y Other riparian planting prescribed as part of the creek and tributary stabilization and restoration
work would be undertaken under the guidance of the project landscape architect and
hydrologist.

Y Any channel restoration or stabilization work involving the introduction of fill into a channel and /
or alterations to the existing channel bed and banks would require the acquisition of a fill permit
from the Army Corps of Engineers, water quality certificate from the Regional Water Quality
Control Board, and a 1603 Stream Alteration Agreement from the California Department of Fish
and Game.

Y The applicant's hydrologist would supervise all channel and tributary construction and would
confer with the restoration contractor and the landscape architect on all decisions involving tree
loss at stabilization sites. Trees would be spared wherever possible and measures would be
taken to enhance the stability of locally threatened streambanks. Where a tree is in imminent
danger of collapse or presents a real threat of extensive new bank erosion, removal would be
considered.

A five-year maintenance and monitoring program would be developed for the channel stabilization/restoration
and erosion control measures implemented for the project. The program would include the following elements:

Y Ayearly maintenance inspection of erosion control plantings prior to the onset of each rainy
season (October 15). Seeded areas that have not achieved 60 percent cover threshold would be
reseeded and appropriate surface protection reapplied to prevent the erosion of still exposed
ground.

2 Hydrologic Assessment for the Lucasfilm Master Plan (Grady Ranch), pages 11 -12 and Hydrologic Assessment for the Lucasfilm Master Plan, Big
Rock Ranch, pages 20-21 op. cit.
3 The applicant's materials states May 1 - October |, but this was changed to remain consistent with County regulations.

Marin County
Grady Ranch Precise Development Plan 3-51 Final Supplement to the 1996 Master Plan FEIR



Environmental Checklist
for Supplemental Environmental Review Ascent Environmental, Inc.

All creek and tributary stabilization measures would be inspected by June 1 of each year of the
monitoring period. Any remedial work that may be required would be permitted as would be
completed by October 15. All proposed construction would be reviewed by the Marin County
Flood Control and Water Conservation District.

The following policies under The Marin Countywide Plan (Policies EQ-2.18, EQ-2.20 and EQ-2.21) should be
included in the Erosion Control Plan and would reduce erosion and stream siltation impacts:

)
)

Soil disturbance should be discouraged.

Where absolutely necessary, soil disturbance in the Stream Conservation Areas should be
limited to the smallest surface area and volume practical and for the shortest practical length of
time.

Sediment retention facilities should be provided for and maintained during construction, and if
necessary upon project completion.

No soil or rock from road construction should be deposited within a Stream Conservation Area.

At road crossings, such as proposed for Grady and Big Rock ranches, a special effort should be
taken to stabilize soil surfaces.

The following additional mitigations to be included in the Erosion Control Plan would reduce erosion and
stream siltation impacts:

)
)

Leave existing vegetation undisturbed until construction is actually ready to begin.

Immediately revegetate (using drought tolerant, native, fire/freeze tolerant plants) all disturbed
areas or otherwise protect them from both wind and water erosion upon the completion of
grading activities.

Direct runoff away from all areas disturbed by construction.

Restrict the operation of vehicles or the riding of horses off of designated roads and trails.

Provide for erosion control on all bare areas during the potential rainy season (October 16
through April 14).

Construct temporary sediment basins, sediment ponds= and silt traps and basins where needed
for use during project construction.

Limit the wet weather use of unpaved overflow parking areas to the extent necessary to avoid
soil erosion and turf damage, and include inspection of the areas after each use to monitor their
condition and ensure their readiness for the next time the areas are needed.

Manage long-term drainage control with suitably designed drainage control systems by sizing
interceptor ditches and culverts to handle at least the 100-year design storm.

Minimize the use of heavy equipment near drainageways to prevent destruction of the local
ecosystem and to prevent addition of sediment to the drainageways. [1996 FEIR - R]
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5.1-4 The following mitigations would reduce potentially significant asbestos impacts:

The applicant would be required to prepare and implement a Site Safety Plan for construction activities in
asbestos—containing rock. This plan should be prepared in accordance with CAL-OSHA requirements as
described in Title 8, Section 5192 of the California Code of Regulations, and would require approval from the
BAAQMD prior to any grading or construction (the applicant is encouraged to examine previous Site Safety
Plans recently submitted).

The plan should contain the means and methods for controlling and monitoring airborne asbestos.
These measures should include, but are not limited to, the following:

Y Atrained inspector would be onsite during excavation to identify serpentine rock
Y Serpentine rock would be disturbed as little as possible

Y Travel over exposed serpentine areas that could generate dust would be restricted to only that
necessary for construction activities

Other methods that would be included related to monitoring are discussed below.

Dust control on project site haul roads would be maintained at levels sufficient to prevent escape of
fugitive dust out of the construction area. This would be achieved by watering in truck loading areas,
vehicle access ramps, and wherever else on the project site dust would be generated. Dust control at
active working serpentine faces would be maintained at levels sufficient to prevent escape of fugitive
dust by frequent wetting and close monitoring of wind conditions. If wind conditions make adequate
dust control infeasible, construction in the serpentine working face would be deferred until the wind
subsides sufficiently.

The effectiveness of the asbestos control measures would be monitored by a collection of air samples
during the excavation phase. Samples would be collected by an industrial hygienist at locations
upwind, onsite, and downwind. If monitoring shows that exposure limits are exceeded, serpentine
material exposed in active working areas would be subject to further dust control measures, such as
covering the exposed material at the end of each work day, sealing exposed serpentine with a
stabilizing emulsion, watering the material to minimize wind erosion, or construction in serpentine
areas would be deferred until weather conditions allow the standard to be met.

Air monitoring would be conducted during post-construction to identify if any onsite sources contribute
to airborne asbestos emissions pose a significant risk. Sources identified as posing a significant risk
would be covered with clean fill and stabilized. Air monitoring would be conducted after mitigation to
verify that the risk has been reduced to a less-than-significant level.
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5.1-5 The following mitigation would lessen expansive soil impacts:
As part of the design-level geotechnical investigation in Mitigation 5.1-1(b), site-specific recommendations for
mitigation of expansive soils under pavements and structures should be provided, if expansive soils are found
to be present. This could include one or more of the following:

Y Moisture-condition the upper two feet of expansive soils to the optimum water content as defined by

standard engineering practices plus three percent. Expansive soils may also be lime-treated to
produce nonexpansive fill.

Y Use nonexpansive fill in the upper two feet of building pads.

Y Bottom foundations shall be founded below the zone of seasonal moisture change, and/or use a
structural floor system. [1996 FEIR - U]

5.1-6 The following mitigation would lessen fill impacts:

As part of the design-level geotechnical investigation in Mitigation 5.1-1 (b), describe in detail specifications for

site preparation, fill placement, compaction, and subdrainage. Specifications should be based upon

subsurface investigations, laboratory testing, and engineering analysis. This shall include a provision that all

existing fill will be removed and replaced with properly compacted engineered fill. [1996 FEIR-U]

5.1-7 The following mitigation would lessen potential water tank impacts:

5.1-7(a) The water lines should be designed to accommodate anticipated movement without breaking, or in
the event of breaking, to automatically shut off to prevent loss of water, and to be rapidly repaired to
restore service. Specific design criteria to accommodate movement would be determined during the

design-level investigation, but considerations will include:

Y Providing flexible joints / connections to allow for distortion, pipe thickness and strength
(ductility) to allow for movement and anticipated loads;

Y Utilizing trench backfill that would yield or reduce passive pressures on the distorted pipe;
Y Reducing the depth of embedment and thus pressures on the pipe;
Y Providing automatic shutoff valves outside of the zones of potential movement;

Y Providing line gate shutoff (diversion) valves outside of automatic shutoff valves so that a fire
hose connection can be made to temporarily restore service.

5-1-7(b) An emergency plan should be developed to require inspection of the water line following an
earthquake and clear sighage indicating location and operation of emergency facilities

5.1-7(c) Alternately, landslides threatening the water line could be repaired. [1996 FEIR-U]
CONCLUSION

No changes in circumstances or revisions of the proposed project in the PDP would result in new or substantially
more severe significant geology and soils impacts, compared to the analysis presented in the Master Plan EIR.
The previous discussions regarding geology and soils in the 1996 EIR are still applicable and changes to the
proposed project would not alter the previous conclusions.

Marin County
Final Supplement to the 1996 Master Plan FEIR 3-54 Grady Ranch Precise Development Plan



Environmental Checklist

Ascent Environmental, Inc. for Supplemental Environmental Review

ALTERNATIVES

The 1996 FEIR stated that under Alternative 1 (No Project), geologic conditions would be unchanged. The 1996

FEIR concluded that implementation of Alternative 2 (Current Zoning Alternative) would result in similar geology
and soils impacts as the 1996 Master Plan, but the severity of those impacts would likely be greater because the
land area used by development would be larger. The 1996 FEIR concluded that implementation of Alternative 3
(Previous Proposed Project Alternative) could result in similar geology and soils impacts as the proposed Master
Plan. The severity of these impacts would be a little less than the Master Plan, because Alternative 3 would not

include the construction of water tanks.

These comparisons of the impacts of the alternatives to the previously proposed Master Plan would be similar
when applied to the Grady Ranch PDP, because the elements of the proposed PDP that would result in impacts
from geologic or soil conditions would be similar to the elements of the 1996 Master Plan.
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DISCUSSION

To address greenhouse gas emissions impacts, the Precise Development Plan and project description-related
materials provided by the applicant were peer reviewed by two air guality staff members with a combined total
of over 19 years of professional experience in air pollution chemistry and climate change science, meteorology,
GHG reduction plans, and environmental policy. The staff members reviewed all project description-related
materials, consulted with staff from the Bay Area Air Quality Management District, and provided the analysis
discussion to answer the following Environmental Checklist questions.

The 1996 Master Plan FEIR did not analyze greenhouse gas (GHG) emissions or associated climate change
impacts of the proposed project, because GHG did not arise as a CEQA environmental impact issue until the
declaration of global warming as a threat to the California environment in Assembly Bill (AB) 32, the Global
Warming Solutions Act, signed into law in 2006. Changes to the proposed project since the time of prior
environmental review would not result in new or increased severity of impacts; however, the emergence of the
issue of climate change since the time of prior environmental review would result in new circumstances and
new information requiring analysis and verification to determine whether new significant impacts or
substantially more severe significant impacts may occur.

Senate Bill (SB) 97 directed the California Natural Resources Agency to amend the State CEQA Guidelines to
address a project’s GHG emissions and impact on climate change. The Natural Resources Agency subsequently
amended the State CEQA Guidelines and Appendix G to incorporate GHG emissions and climate change into the
CEQA process. BAAQMD adopted new significance thresholds and CEQA guidelines to assist lead agencies in the
Bay Area with assessment of a project’s GHG and climate change impacts (BAAQMD 2010a). At the time of the
1996 Master Plan FEIR, assessment of climate change issues was not included in CEQA documents and climate
change science was less widely understood as an environmental consideration than it is today. When assessed in
light of these new circumstances, the proposed project’s GHG emissions need to be evaluated as to whether
they would make a considerable contribution to cumulative climate change impact. Therefore, a revised
analysis is presented here to evaluate the project’s impacts in the context of the current regulatory
environment.
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Environmental Setting - Greenhouse Gases and Global Climate Change

Unlike emissions of criteria air pollutants and TACs, which have local or regional impacts, emissions of GHGs that
contribute to global warming or global climate change have a broader, global impact. Global warming is a
process whereby GHGs accumulating in the atmosphere contribute to an increase in the temperature of the
earth’s atmosphere. The principal GHGs contributing to global warming are carbon dioxide (CO,),

methane (CH,), nitrous oxide (N,0), and fluorinated compounds. The primary GHGs of concern are summarized
in Table GHG-1. These gases allow visible and ultraviolet light from the sun to pass through the atmosphere, but
they prevent heat from escaping back out into space. Among the potential implications of global warming are
rising sea levels, and adverse impacts to water supply, water quality, agriculture, forestry, and habitats. In
addition, global warming may increase electricity demand for cooling, decrease the availability of hydroelectric
power, and affect regional air quality and public health. Like most criteria air pollutants and TACs, much of the
GHG production comes from motor vehicles. GHG emissions can be reduced to some degree through improved
coordination of land use and transportation planning on the city, county, and subregional level, and other
measures to reduce automobile use. Energy conservation measures also can contribute to reductions in GHG
emissions (BAAQMD 2010a:C-17).

Table GHG-1: Greenhouse Gases
Gas Sources

Carbon dioxide (CO,) Fossil fuel combustion in stationary and point sources; emission sources includes
burning of oil, coal, gas.

Methane (CH,) Incomplete combustion in forest fires, landfills, and leaks in natural gas and
petroleum systems, agricultural activities, coal mining, wastewater treatment, and
certain industrial processes.

Nitrous oxide (N,0) Fossil fuel combustion in stationary and point sources; other emission sources include
agricultural soil management, animal manure management, sewage treatment, adipic
acid production, and nitric acid production.

Chlorofluorocarbon (CFC), and Agents used in production of foam insulation; other sources include air conditioners,
Hydro-chlorofluorocarbon (HCFC) |refrigerators, and solvents in cleaners.

Sulfur hexafluoride (SF¢) Electric insulation in high voltage equipment that transmits and distributes electricity,
including circuit breakers, gas-insulated substations, and other switchgear used in the
transmission system to manage the high voltages carried between generating stations
and customer load centers.

Perfluorocarbons (PFC’s) Primary aluminum production and semiconductor manufacturing.
Source: EPA 2009 as cited in BAAQMD 2010a:C-18.

California Greenhouse Gas Emissions Inventory

Emissions of GHGs contributing to global climate change are attributable in large part to human activities
associated with the transportation, industrial/manufacturing, utility, residential, commercial and agricultural
sectors. In California, the transportation sector is the largest emitter of GHGs, followed by electricity generation.
Emissions of CO, are byproducts of fossil fuel combustion. CH,, a highly potent GHG, results from off-gassing
(the release of chemicals from nonmetallic substances under ambient or greater pressure conditions) and is
largely associated with agricultural practices and landfills. N,O is also largely attributable to agricultural practices
and soil management. CO, sinks, or reservoirs, include vegetation and the ocean, which absorb CO, through
sequestration and dissolution, respectively, two of the most common processes of CO, sequestration.

California produced 474 million metric tons (MMT) of carbon dioxide equivalent (CO,e) averaged over the period
from 2002-2004. CO,e is a measurement used to account for the fact that different GHGs have different
potential to retain infrared radiation in the atmosphere and contribute to the greenhouse effect. This potential,
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known as the global warming potential (GWP) of a GHG, is dependent on the lifetime, or persistence, of the gas
molecule in the atmosphere. For example, one ton of CH, has the same contribution to the greenhouse effect as
approximately 23 tons of CO,. Therefore, CH, is a much more potent GHG than CO,. Expressing emissions in
CO,e takes the contributions of all GHG emissions to the greenhouse effect and converts them to a single unit
equivalent to the effect that would occur if only CO, were being emitted.

Combustion of fossil fuel in the transportation sector was the single largest source of California’s GHG emissions
in 2002-2004, accounting for 38 percent of total GHG emissions in the state. This sector was followed by the
electric power sector (including both in-state and out-of-state sources) (18 percent) and the industrial sector (21
percent) (BAAQMD 2010a:C-18).

California Greenhouse Gas Emissions Projections

The 1990 GHG emissions limit is approximately 430 MMT CO,e, which must be met in California by 2020 per the
requirements of AB 32 (discussed below in the Regulatory Setting). ARB’s GHG inventory for all emissions
sectors would require an approximate 28 percent reduction in GHG emissions from projected 2020 forecasts to
meet the target emissions limit (equivalent to levels in 1990) established in AB 32. The AB 32 Scoping Plan,
discussed further below, is ARB’s plan for meeting this mandate (BAAQMD 2010a:C-19).

Bay Area Air Quality Management District Greenhouse Gas Emissions Inventory

BAAQMD completed a revised inventory of GHGs for sources within its jurisdiction for the year 2007 (BAAQMD
2010c). The GHG inventory showed that sources within BAAQMD generated approximately 95 MMT CO,e in
2007. The transportation, industrial/commercial, and electric power sectors composed the majority of the Bay
Area’s GHG emissions (BAAQMD 2010c).

REGULATORY SETTING — GREENHOUSE GASES AND CLIMATE CHANGE

Federal Greenhouse Gas Regulations

Supreme Court Ruling

The EPA is the Federal agency responsible for implementing the Clean Air Act (CAA). The U.S. Supreme Court
ruled in its decision in Massachusetts et al. v. Environmental Protection Agency et al. ([2007] 549 U.S. 05-1120),
issued on April 2, 2007, that CO, is an air pollutant as defined under the CAA, and that EPA has the authority to
regulate emissions of GHGs. This has led EPA to take actions to begin regulating and monitoring GHG emissions
from mobile and stationary sources.

State Greenhouse Gas Regulations

Assembly Bill 32 (2006), California Global Warming Solutions Act

In September 2006, the Governor of California signed AB 32 (Chapter 488, Statutes of 2006), the California
Global Warming Solutions Act of 2006, which enacted Sections 38500—-38599 of the California Health and Safety
Code. AB 32 requires the reduction of statewide GHG emissions to 1990 levels by 2020. This equates to an
approximate 15 percent reduction compared to existing statewide GHG emission levels or a 30 percent
reduction from projected 2020 “business as usual” emission levels. The required reduction will be accomplished
through an enforceable statewide cap on GHG emissions beginning in 2012.

AB 32 Climate Change Scoping Plan

In December 2008, ARB adopted its Climate Change Scoping Plan, which contains the main strategies California
will implement to achieve reduction of approximately 118 million metric tons (MMT) of CO,e, or approximately
22 percent from the state’s projected 2020 emission level of 545 MMT of CO,e under a business-as-usual
scenario. This 2020 estimate has been reduced by 47 MMT CO,e, or almost 10 percent, from emissions
estimates developed in 2008 as a result of a projections update in 2011. ARB’s original 2020 projection was 596
MMT CO,e, but the updated 2020 projection takes into account the economic downturn that began in 2008
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(ARB 2011). In August 2011, the Scoping Plan was re-approved by ARB, and includes the Final Supplement to the
Scoping Plan Functional Equivalent Document (FED), which further-examined various alternatives to Scoping
Plan measures. The Scoping Plan also includes ARB-recommended GHG reductions for each emissions sector of
the state’s GHG inventory. ARB estimates the largest reductions in GHG emissions to be achieved by
implementing the following measures and standards (ARB 2011):

4 improved emissions standards for light-duty vehicles (estimated reductions of 26.1 MMT CO,e),
4 the Low-Carbon Fuel Standard (15.0 MMT CO,e),

4 energy efficiency measures in buildings and appliances (11.9 MMT CO,e), and

4 a 33 percent renewable portfolio standard for electricity production (23.4 MMT CO,e).

ARB has not yet determined what amount of GHG reductions it recommends from local government operations;
however, the Scoping Plan does state that land use planning and urban growth decisions will play an important
role in the state’s GHG reductions because local governments have primary authority to plan, zone, approve,
and permit how land is developed to accommodate population growth and the changing needs of their
jurisdictions (meanwhile, ARB is also developing an additional protocol for community emissions). ARB further
acknowledges that decisions on how land is used will have large impacts on the GHG emissions that will result
from the transportation, housing, industry, forestry, water, agriculture, electricity, and natural gas emission
sectors. The Scoping Plan states that the ultimate GHG reduction assignment to local government operations is
to be determined (ARB 2008:17). With regard to land use planning, the Scoping Plan expects that approximately
a 3.0 MMT CO,e reduction will be achieved associated with implementation of SB 375, which aims to align
regional transportation planning efforts, regional GHG reduction targets, and land use and housing allocation
(ARB 2011).

Local Greenhouse Gas Regulations

Marin Countywide Plan

The following goal and policies are identified in the Marin Countywide Plan regarding reduction of GHG
emissions.

4 Goal AIR-4: Minimization of Contributions to Greenhouse Gases. Prepare policies that promote efficient
management and use of resources to minimize greenhouse gas emissions. Incorporate sea level rise and
more extreme weather information into the planning process.

J Policy AIR-4.1: Reduce Greenhouse Gas Emissions. Adopt practices that promote improved efficiency
and energy management technologies; shift to low-carbon and renewable fuels and zero emission
technologies.

# Policy AIR-4.2: Foster the Absorption of Greenhouse Gases. Foster and restore forests and other
terrestrial ecosystems that offer significant carbon mitigation potential.

Marin County Greenhouse Gas Reduction Plan

Marin County completed a GHG reduction plan addressing emissions for both community and municipal
operations. The plan inventoried emissions for both the incorporated and unincorporated areas of the County in
2006. The plan included an emissions inventory that estimated total countywide GHG emissions as
approximately 2.6 million tons in 1990 and 3.1 million tons in 2000. The County established an emission
reduction target of 15 percent below 1990 levels by 2020, and proposed a series of measures to achieve
countywide GHG reductions (Marin County 2006).

As stated in Appendix G of the State CEQA Guidelines, the significance criteria established by the applicable air
guality management or air pollution control district may be relied upon to determine the significance of GHG or
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climate change impacts. Pursuant to BAAQMD’s 2010 CEQA Air Quality Guidelines, the proposed project would
result in a significant air quality impact if it would:

4 Result in annual emissions greater than 1,100 metric tons per year (MT/yr) of CO,e; or 4.6 MT CO,e/service
population/year (residents + employees).

If annual emissions of operational-related GHGs exceed these levels, the proposed project would resultin a
cumulatively considerable contribution of GHG emissions and a cumulatively significant impact to global climate
change.

a) Greenhouse gas emissions were not previously discussed in the 1996 Master Plan FEIR. The proposed
project would result in GHG emissions during construction (short-term) and operation (long-term).
BAAQMD does not have an adopted significance threshold for GHG emissions from construction. GHG
emissions from construction were estimated and are disclosed here for informational purposes. GHG
emissions from construction and operation are described separately below.

Short-Term Construction-Related Emissions

Construction of the proposed project would include the main building (with guest quarters, sound stage,
and technical facilities), gate house, excavation for the proposed parking garage, wine cave, roadway
improvements, and stream restoration. Construction activities are anticipated to last approximately
three years. For the purpose of this analysis, construction was assumed to start in March 2011 per the
construction master schedule, which is a conservative assumption since construction activities would
not likely begin by that time. GHG emissions would not differ substantially if construction were to begin
at a later time.

During construction of the proposed project, GHG emissions would be temporarily and intermittently
generated, associated primarily with exhaust emissions from heavy off-road equipment, on-road trucks,
and construction employee vehicle trips. Construction emissions were estimated using emission factors
from the ARB, as contained in URBEMIS, based on information contained in the project description and
model default settings where project-specific information was not available. Table GHG-2 summarizes
construction-related GHG emissions.

Table GHG-2: Summary of Construction-Related GHG Emissions

Construction Phase (Year) CO2¢ (MT/year)
Annual GHG Emissions during Year 1 (2011) 696
Annual GHG Emissions during Year 2 (2012) 1,022
Annual GHG Emissions during Year 3 (2013) 332
Total GHG Emissions During Construction Period (MT) 2,049
BAAQMD Significance Threshold n/a

Notes: BAAQMD = Bay Area Air Quality Management District; CO2e = carbon dioxide equivalent; GHG = greenhouse gas; MT = metric tons;
n/a = not applicable.

Detailed assumptions and modeling output files are included in Appendix B.

Totals may not sum exactly due to rounding.

Source: Ascent 2011.

Marin County
Final Supplement to the 1996 Master Plan FEIR 3-60 Grady Ranch Precise Development Plan



Environmental Checklist
Ascent Environmental, Inc. for Supplemental Environmental Review

Construction of the proposed project would result in approximately 2,049 metric tons of CO,e over the
construction period. Because construction would occur over a finite period of time (three years) after
which all construction-related GHG emissions would cease, and the construction phase would not be the
dominant source of GHG emissions from the project, this quantity of emissions is not cumulatively
considerable, and therefore would not substantially contribute to the cumulative impact of climate
change.

Long-Term Operation-Related Emissions

The net increase in operational emissions (regional area-, mobile-, and indirect-source emissions of
GHGs) associated with implementation of the proposed project was estimated using URBEMIS, as
recommended by BAAQMD, based on inputs from the Project Description and default model settings
where project-specific information was not available. Regional mobile-source emissions for the
proposed project were estimated based on the number of average daily vehicle trips to/from the project
site, using an annual average of 170 employees per day (Wynne, Pers. Comm., 2011) and default
settings and parameters contained in URBEMIS for Marin County. The project’s natural gas
consumption was estimated at 3,522 therms per year, which accounts for the project’s proposed
geethermalheat geoexchange system (Hochstrasser, Pers. Comm., 2011). Indirect emissions are GHG
emissions that would occur off-site at utility providers associated with the generation of electricity to
serve the project, including electricity associated with conveyance of water to the project site. The
project’s electricity consumption was estimated at 4,154,810 kilowatt hours per year (KWh/yr)
(Hochstrasser, Pers. Comm., 2011). The proposed project’s water demand was estimated at 18.1 acre-
feet/year, according to the June 2010 Utility Plan for Grady Ranch (CSW/Stuber-Stroeh Engineering
Group, Inc., 2010). The net increase in operational emissions is presented in Table GHG-3.

Table GHG-3: Summary of Net Increase in Project-Generated Operational Emissions

Source CO2e (MT/year)
Area Sources 24
Mobile Sources 351
Electricity Consumption 1,371
Water Consumption 9
Net Increase in Operational Emissions 1,755
GHG Efficiency (GHG/Service Population) 10.32 MT CO,e/SP/year
BAAQMD Operational Emissions Significance Threshold - 1,100
BAAQMD Efficiency Threshold (GHG/Service Population) 4.6 MT CO,e/SP/year

Notes: BAAQMD = Bay Area Air Quality Management District; GHG = greenhouse gas; CO2¢e = carbon dioxide equivalent; GHG = greenhouse gas;
MT = metric tons; SP = service population.

Service population was assumed to be 340 employees and O residences.

Detailed assumptions and modeling output files are included in Appendix B.

Totals may not sum exactly due to rounding.

Source: Ascent 2011.
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As shown in Table GHG-3, the operational emissions associated with implementation of the proposed
project would exceed BAAQMD’s GHG thresholds of 1,100 MT CO,e/year and 4.6 MT CO,e/SP/Year.

The following attributes already incorporated into the proposed project would reduce the GHG

estimates in Table GHG-3:

4 The project would have a geethermalheat geoexchange system to heat and cool the main
building, which would reduce the project’s electricity and natural gas consumption, and

associated GHG emissions.

4 The project would implement a rideshare incentive program. The program would reward
employees who arrive at work by means other than driving alone at least 10 workdays a month.
The program at Skywalker Ranch and Big Rock Ranch is successful, with about 15 percent of
employees carpooling to work (Parisi Associates 2010;12).

4 Most Grady Ranch employees and contractors, similar to those at Skywalker Ranch and Big Rock
Ranch, would have flexible work schedules. This allows employees to adjust their commute time
or travel to better-accommodate carpooling or public transportation. The nearest bus stop to
Grady Ranch is located on Lucas Valley Road about one mile to the east (Parisi Associates

2010;10, 12).

Table GHG-4 summarizes the effect of these attributes on the project’s GHG emissions. It was estimated
that the above project design features would reduce the modeled emissions in Table GHG-3 by
approximately 53 MT CO,e/year. Thus, the total project-generated emissions would be approximately
1,702 MT CO,e/year. Specifically, it was assumed that mobile-source emissions would be reduced by 15

percent associated with the rideshare incentive program.

Table GHG-4: Revised Mitigated Operation-Related
Greenhouse Gas Emissions Estimate for Grady Ranch

Mitigation Measure Applicable Emissions % of Prpject Measure Scaled Measure | Emission Reduction
Source Emissions Performance! Performance (MT CO2¢e/year)
Rideshare incentive program Mobile 20.0% 15% 3.0% 53
Shuttle service to transit stop Mobile 20.0% 15% 3.0% 53
Total Emission Reduction 105
Total Mitigated GHG Emissions 1,649
BAAQMD Significance Threshold 1,100
GHG Emissions Above Threshold 549

Notes: MT CO2e/year = metric tons carbon dioxide equivalent per year.
Totals may not sum exactly due to rounding.

1The rideshare incentive program is already in effect at other Skywalker Properties facilities (Big Rock Ranch and Skywalker Ranch) and has
approximately 15% participation (Parisi Associates 2010 [February]. Transportation and Circulation Update for Grady Ranch). It was assumed that

the shuttle service measure would achieve the same level of participation as the rideshare incentive program.

Because the project’s operational GHG emissions would be dominated by electricity-related sources that
would alone exceed BAAQMD’s operational emissions threshold of 1,100 MT CO,e/year, the above
measures would not reduce the project’s GHG emissions to below BAAQMD's thresholds. Therefore, the
project’s GHG emissions and associated cumulative contribution to climate change impacts would be
significant. This would constitute a considerable contribution to the significant adverse cumulative
impact of climate change, which would be a new significant impact not previously discussed in the 1996
Master Plan FEIR. Implementation of Mitigation Measure GHG-1 (a new mitigation measure identified
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during the supplemental environmental review) would reduce the severity of this impact to a less-than-
significant level.

b) The proposed project is consistent with the land uses designated in the Marin Countywide Plan. The
existing zoning for the proposed project site is RMP (Residential — Multiple Planned District), and the
existing General Plan designation is Planned Residential. The project would be consistent with the
existing zoning, and although it would not include residential development, the project would result in
less intense uses than allowed under the General Plan designation.

BAAQMD conducted GHG emissions projections on which its CEQA thresholds of significance were
based. The projections included assumptions about population growth based on land uses in local plans.
Therefore, since the project would result in GHG emissions consistent with the growth assumptions in
BAAQMD’s analysis, the project would not conflict with BAAQMD’s emission reduction approach used in
its CEQA program.

In addition, the Marin Countywide Plan contains policies that would reduce or minimize GHG emissions
and other environmental effects, as discussed in the Land Use Section. The proposed project would be
consistent with the policies in the Marin Countywide Plan, as discussed individually below.

Policy AIR-4.1: Reduce Greenhouse Gas Emissions. Adopt practices that promote improved
efficiency and energy management technologies; shift to low-carbon and renewable fuels and
zero emission technologies.

The proposed project includes practices in the Precise Development Plan (PDP), and proposed in
Mitigation Measure GHG-1, to reduce GHG emissions. The proposed project would include a geethermal
keating geoexchange system (PDP), and other renewable energy/zero-emission technologies for energy
consumption (per Mitigation Measure GHG-1). In addition, the proposed project would implement
transportation control measures such as ride-share and flexible work schedules (PDP), and a shuttle to
the nearest transit stop (per Mitigation Measure GHG-1) to reduce employee commute-related GHG
emissions.

Policy AIR-4.2: Foster the Absorption of Greenhouse Gases. Foster and restore forests and other
terrestrial ecosystems that offer significant carbon mitigation potential.

The proposed project would involve landscaping the project site with native vegetation and-iastaliation
efa-vineyard planting of grape vines on the terraced retaining walls west of the Main Building. The
project would also involve the stream restoration component which would improve riparian vegetative
conditions.

The project does not conflict with applicable policies adopted for the purposes of reducing GHG
emissions. This impact is less than significant.

MITIGATION MEASURES

During preliminary review of the proposed PDP, the applicant incorporated all feasible on-site GHG reduction
measures. Candidate reduction measures were discussed with County and Bay Area Air Quality Management
District (BAAQMD) staff to ensure that the on-site measures represented all feasible options that could effectively
result in a substantial reduction of GHG emissions. As described above, the on-site measures included the
following: geethermalheat geoexchange system, rideshare incentive program, applicant-operated reliable shuttle
service between the bus stop located one mile to the east of the project and the project site, and flexible work
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schedules. The feasible GHG reduction measures led to a substantial decrease in estimated GHG emissions from
the operation of the proposed project; however, they did not diminish to the point of insignificance, as defined by
BAAQMD thresholds of significance. For this reason, the applicant has committed to implement additional off-site
mitigation. The mitigation measures are described below.

New Mitigation Measures
GHG-1a Off-site Mitigation Program Pilot Project Funding [N]

Prior to issuance of building permits, the project applicant shall pay Marin County an off-site mitigation fee of
$100,000 that will be used to fund feasible GHG emissions reduction projects in Marin County. Marin County
will administer the funds to a program such as BAAQMD’s pilot project for an off-site GHG emissions reduction
project that will include retrofitting existing buildings for energy conservation and energy efficiency
improvements in Marin County, or another program that achieves cost-effective, GHG reductions from within
Marin County (e.g., Marin Carbon Project), or if not feasibly available in Marin County, another location within
the air basin. If the BAAQMD pilot project is funded, BAAQMD shall administer the off-site mitigation program
and shall implement the off-site GHG reduction project within two (2) years of receipt of funding from the
applicant. The goal of the pilot program is to enable the development of empirical information about the cost
and GHG reduction effectiveness of specific retrofit actions to aid BAAQMD in formulating feasible and
effective off-site GHG reduction strategies for Bay Area applicants that need an off-site mitigation component.
The mitigation would result in GHG reductions during the life of the pilot project and contribute to the state-of-
the-science for future projects needing off-site mitigation. It shall be the responsibility of BAAQMD to ensure
that the GHG reductions that occur as the result of the off-site mitigation fee are real, surplus, quantifiable,
and permanent.

GHG-1b Marin County Climate Action Plan Funding [N]

Within 180 days of approval of the Grady Ranch Precise Development Plan, the project applicant shall pay
Marin County $175,000 that shall be used to fund preparation of a Countywide Climate Action Plan (CAP) that
satisfies the criteria listed under State CEQA Guidelines Section 15183.5(b) and the BAAQMD CEQA
Handbook. The requirements for the content of a CAP in these two guidelines establish performance
standards, feasible approaches, and implementation actions that would ensure adequate mitigation of the
GHG emissions of the proposed PDP. The CAP shall be completed and adopted within two (2) years of receipt
of funding. At a minimum, the CAP shall include the following:

y A baseline Countywide GHG emissions inventory;
Y 2020 GHG emissions projections;

Y A GHG reduction target, based on substantial evidence, below which the contribution to GHG
emissions from activities covered by the CAP would not be cumulatively considerable;

Y Specific measures, or a group of measures, including performance standards, that substantial
evidence demonstrates, if implemented on a project-by-project basis would collectively achieve the
specified GHG emissions reduction target;

Y A mechanism to monitor the plan’s progress toward achieving the GHG emissions reduction target and
require amendment if the plan is not achieving specified emission levels; and,

Y Adoption in a public process following environmental review.

Marin County prepared a GHG Reduction Plan that was adopted in 2006. This plan contains a GHG inventory
for the year 2000, a municipal GHG reduction target of 15-20 percent below 2000 levels by 2020, a
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Countywide GHG reduction target of 15 percent below 2000 levels by 2020, and measures that the County
believes will achieve its municipal GHG reduction target (Marin County 2006). However, the County’s 2006
GHG Reduction Plan does not meet criteria set forth in State CEQA Guidelines 15183.5(b) for a Plan for the
Reduction of Greenhouse Gas Emissions or by BAAQMD for a Qualified GHG Reduction Plan, because it does
not include GHG emissions projections, does not define sufficient communitywide measures that demonstrate
how the Countywide GHG reduction target would be achieved, was not adopted in a public process, and did
not undergo CEQA review.

The County’s adoption of a qualified CAP would establish a framework that would be expected to reduce GHG
emissions in Marin County by a much greater amount than the project’s 549 MT CO2¢e/year above BAAQMD'’s
operational emissions significance threshold. For example, Sonoma County’s countywide CAP includes an
emission reduction goal of approximately 1.4 million MT CO2¢e/year from 2005 levels by 2015 (Sonoma
County 2008). Napa County’s Draft CAP proposes to reduce Countywide emissions by approximately 161,000
MT CO2z¢e/year from 2005 levels by 2020 (Napa County 2011). According to Marin County’s existing (2000)
GHG inventory for the unincorporated area, 15 percent below 2000 levels would result in approximately a
467,000 MT CO2¢/year reduction (Marin County 2006).

The cost to prepare a CAP can vary widely depending on the quality and detail of technical analysis and the
extent of the process of public participation and review. Napa County authorized $89,290 for preparation of its
CAP (Napa County 2010). Shasta County limited the project cost to prepare its countywide CAP to $200,000 in
its request for proposals (Shasta County 2010). Yolo County authorized $150,000 for the preparation of its
CAP (Morrisonj, pers. comm. 2011). The cost of other CAPs for California cities and counties are commonly in
the range of $100,000 to $200,000 or more. Therefore, $175,000 was considered a reasonable estimate to
fund a comprehensive CAP preparation program for Marin County.

Mitigation Measure GHG-1a would reduce this impact by providing a one-time fee that would cover the life of
the proposed project because the retrofit upgrades in the pilot project or the implementation of another
approved project would have a similar economic lifespan as the proposed project, and the CAP would result in a
framework that achieves permanent GHG reductions throughout the County. Thus, because the proposed
project was estimated to exceed BAAQMD’s project-level GHG threshold (i.e., 1,100 MT CO,e) by 549 MT CO,e,
the cost of mitigating these emissions through fee payment of $275,000 total would be conservatively expected
to reduce far greater than 549 MT CO,e. Therefore, within implementation of Mitigation Measure GHG-1
project-generated GHG emissions would be reduced to levels that would be less-than-cumulatively
considerable, and thereby, less than significant.

CONCLUSION

The project would be consistent with applicable policies adopted for the purpose of reducing GHG emissions.
However, GHG emissions from operation of the proposed project would exceed applicable thresholds of
BAAQMD. Therefore, the project would make a considerable contribution of GHGs to the cumulative impact of
climate change. Mitigation Measure GHG-1 is a new mitigation measure identified through environmental
review that would minimize emissions to below BAAQMD’s threshold. This would be a new significant impact
that would be less than significant with mitigation incorporated.

ALTERNATIVES

The 1996 FEIR did not analyze the potential greenhouse gas emissions impacts from implementation of the
project alternatives.

Under Alternative 1 (No Project), no additional GHG emissions would be generated, because no development
would occur on the site. The reintroduction of agriculture on the Grady Ranch site could result in GHG emissions
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from livestock and agricultural operations. The introduction of approximately 160 head of dairy cattle or 625
head of beef cattle could result in the generation of GHG emissions that would exceed the BAAQMD threshold.
If the number of cattle introduced onto the project site would be less than those amounts, Alternative 1 would
not result in a new significant impact from greenhouse gas emissions. As discussed above under Air Quality,
implementation of Alternative 2 (Current Zoning Alternative) would cause greater emissions impacts than the
project, because it would result in more daily trips. Similarly, the magnitude of the GHG emissions impact would
be more severe. Mitigation Measure GHG-1 would still apply. Because Mitigation Measure GHG-1(b) is
expected to reduce more than the proposed project’s amount of greenhouse gas emissions, it would be
adequate to reduce impacts under Alternative 2. Implementation of Alternative 3 would result in similar
greenhouse gas emissions impacts as the proposed project. This would result in a new significant impact that
would require implementation of Mitigation Measure GHG-1.
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DoProposed | . "mYNew Do 1996 Master
Changes Involve Clrcun]stances Any Ne'yv Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzedin 1996 SignificantImpacts| Requiring New
MasterPlan FER, | . 'MPACSOr | "o, bstantially |  Analysisor Measures
Substantially More bk o Address/Resolve
Severe Impacts? More Severe Verification? Impacts?
Impacts?
a. Create a significant hazard to the 1996 FEIR, No No No Yes
public or the environment through the| Section 3.0,
routine transport, use, or disposal of pages 3.0-47
hazardous materials? and 3.0-48
b. Create a significant hazard to the 1996 FEIR, No No No Yes
public or the environment through Section 3.0,
reasonably foreseeable upset and pages 3.0-47
accident conditions involving the and 3.0-48
release of hazardous materials into
the environment?
¢. Emit hazardous emissions or handle Not analyzed No No Yes, but new N/A
hazardous or acutely hazardous or more
materials, substances, or waste within severe
one-quarter mile of an existing or significant
proposed school? effects would
not occur
d. Be located on a site which is included | Not analyzed No No Yes, but new N/A
on a list of hazardous materials sites or more
compiled pursuant to Government severe
Code Section 65962.5 and, as a result, significant
would it create a significant hazard to effects would
the public or the environment? not occur
e. For a project located within an airport | Not analyzed No No Yes, but new N/A
land use plan or, where such a plan or more
has not been adopted, within two severe
miles of a public airport or public use significant
airport, would the project result in a effects would
safety hazard for people residing or not occur
working in the project area?
f. For a project within the vicinity of a Not analyzed No No Yes, but new N/A
private airstrip, would the project or more
result in a safety hazard for people severe
residing or working on the project significant
area? effects would
not occur
g. Impair implementation of or physically| Not analyzed No No Yes, but new N/A
interfere with an adopted emergency or more
response plan or emergency severe
evacuation plan? significant
effects would
not occur
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DoProposed | . "mYNew Do 1996 Master
Circumstances AnyNew
Changes Involve . . Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzedin 1996 SignificantImpacts| Requiring New &
Impacts or . : Measures
Master Plan FEIR. . orSubstantially Analysis or
Substantially More e Address/Resolve
More Severe Verification?
Severe Impacts? Impacts?
Impacts?
Hazards and Hazardous Materials. Would the project:
h. Expose people or structures to a 1996 FEIR; No No No Yes
significant risk of loss, injury or death | Section 5.10,
involving wildland fires, including pages 5.10-5
where wildlands are adjacent to through 5.10-
urbanized areas or where residences 7.

are intermixed with wildlands?

DISCUSSION

In the 1996 Master Plan FEIR, hazards were briefly analyzed under Section 3.8, “Effects of No Significance”. With
the original project, underground storage tanks and other fuel storage were proposed. The FEIR concluded the
use of hazardous materials on the project site would result in a less-than-significant impact based on the
comparable level of hazardous materials used on nearby Skywalker Ranch (i.e. fuel storage, use of paint and
solvents) and on pre-existing County requirements (i.e. filing of a Hazardous Materials Disclosure Form with
Marin County Office of Waste Management) that would be met by the Applicant.

Underground storage tanks and other fuel storage are proposed (PDP Sheet E402) with 1,740 gallons of fuel
storage for emergency power generators as part of the Grady Ranch PDP. On November 25, 2009, the Applicant
submitted a Facility Information / Business Activities form to the County of Marin Department of Public Works
Waste Management Division. A Hazardous Materials Business Plan would be needed for the Grady Ranch
project, because the use of underground storage tanks and other fuel storage is proposed. Any chemicals that
would be used onsite would be in small quantities below the threshold reporting requirements, and would be
disposed of properly.

The 2009 Construction Management Plan for the Grady Ranch PDP states that during construction activities, any
hazardous waste encountered during soil excavation would be handled by a licensed hazardous waste vendor
and an onsite hazardous material spill cleanup kit would be required by the contractor (TBD Consultants,
11/2/09, p. 12).

a,b) The 1996 Master Plan FEIR states that the anticipated types of hazardous materials on the project site
would be similar to the existing use of hazardous materials on Skywalker Ranch (i.e. fuel storage, paints,
solvents, etc) and that the use of any acutely hazardous materials, if any, would be similar to that which
is used at Skywalker Ranch and below the County’s threshold planning quantity. The 1996 Master Plan
FEIR concluded that all hazard and hazardous materials impacts would result in less-than-significant
impacts. The Grady Ranch PDP would involve similar use of substances classified as hazardous materials
(i.e. paints solvents)-s ge-ensite. The impact would remain less-than-
significant.

c) The previous EIR did not specify whether the Grady Ranch site was included on any hazardous material
sites. However, a recent search of the EPA EnviroMapper database confirms the project site and
immediate adjacent properties are not included on any hazardous materials sites (EPA 2011) and, as a
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d)

e, f)

g)

h)

result, would not create a significant hazard to the public or the environment. The impact would be less-
than-significant.

The previous EIR did not specifically address whether the project would emit hazardous emissions or
handle hazardous or acutely hazardous materials, substances, or waste within one-quarter mile of an
existing or proposed school. The activities proposed for the project in the PDP do not include hazardous
operational emissions or handling of significant amounts of hazardous materials, substances, or wastes
(see Item 8a and 8b). Also, the nearest school is located approximately 1.4 miles from the Grady Ranch
site (Dixie Elementary School, 1175 Idylberry Road, San Rafael, CA). Because proposed project facilities
would not be expected to emit hazardous emissions or involve the handling of significant amounts of
hazardous materials or substances and the nearest school would be located at a distance of more than
one-quarter mile, this would be a less-than-significant impact.

The previous EIR did not specify whether the project would result in a safety hazard to a nearby airport
or airstrip. The nearest public airport, Gnoss Field, is located approximately 7.5 miles northeast of the
project site and 2 miles northeast of Novato. The closest private airstrip to the project site is San
Rafael/Marin Ranch Airport, located 4.6 miles east of the project site. The Main Building would be built
up to 51 feet from the floor of the first level to the top of the wall above the third level. The height of
the building would extend an additional 34 feet to the highest point at the top of the towers. The
building would be situated partially underground to minimize the aboveground mass. Also, the
surrounding hills are considerably higher than the tallest points of the Main Building. Given the distance
of the nearby airports from the project site, local topography, and the nature of the project (i.e. office
uses in a three-story building), the proposed project would not require an airport obstruction analysis
and would not result in a safety hazard for people residing or working in the project area. The impact
would be less-than-significant.

The previous EIR did not analyze whether the project would impair implementation of or physically
interfere with an adopted emergency response plan or emergency evacuation plan.

In the previous plan, a bridge over Grady Creek and improvements to East Fire Road were not proposed.
In the proposed PDP, a bridge (i.e. Bridge 3) would be constructed to cross Grady Creek to the east of
the main entry road on East Fire Road so that emergency vehicles do not travel through the creek. The
proposed PDP includes sufficient property ingress and egress routes to ensure public safety in the event
of an emergency. This would be a less-than-significant impact.

With respect to wildland fire risk, the Grady Ranch property is located within a State Responsibility Area
classified as a Moderate Fire Hazard Severity Zone (CDF 2007). Most of the area within and surrounding
Grady Ranch property is currently open space, except for a low-density residential neighborhood
adjacent to the ranch on the southeast. The entire project site would be annexed into the Marinwood
Community Services District (MCSD), and fire protection services around the developed building areas
would be provided by the Marinwood Fire Department. Fire protection for the State Responsibility Areas
(all other acreage/wildland on the property) would be provided by the Marin County Fire Department.
The Skywalker Ranch Fire Brigade would supplement the fire protection provided by the MCSD and the
Marin County Fire Department and would handle fire prevention coordination with the agencies.

The previous EIR analyzed project impacts to wildlands in Section 5.10, ‘Public Services’ (Impact 5.10-4
‘Wildland-Building Fire Exposure Impacts’), page 5.10-5 of the 1996 Master Plan FEIR. Mitigation
Measure 5.10-4 (page 5.10-7 of the 1996 Master Plan FEIR) would reduce the potential impacts of
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wildland fires to a less-than-significant level. Changes to the project would not alter this conclusion and
Mitigation Measure 5.10-4 would still be required to reduce this impact to a less-than-significant level.

MITIGATION MEASURES

Implementation of Mitigation Measure 5.10-4 ‘Wildland-Building Fire Exposure Impacts’ (page 5.10-7 of the
1996 Master Plan FEIR) would reduce the impact to a less-than-significant level. Mitigation Measure 5.10-4
would require screen plantings that minimize the potential to spread a ground fire, the development of a
Vegetation Modification Plan, and the implementation of fire prevention measures during the construction
phase. Mitigation Measure 5.10-4 also required a back-up power source for the MMWD pump station, and
adequate communications for proper firefighting capability. No additional mitigation is required. The text of
the 1996 FEIR mitigation measures is included below.

1996 FEIR Mitigation Measures
5.10-4 The following mitigation would lessen the potential impacts of wildland fires :

5.10-4(a) The applicant should design screen plantings with the least amount of vegetation and lowest density
that is sufficient to mitigate visual effects. The determination of the minimum amount and density of
vegetation necessary for mitigating visual effects will be determined by Marin County Community
Development Agency staff after a review of the applicant's revised landscape plan (which includes a
presentation of views from along various locations of Lucas Valley Road) as detailed in Mitigation
5.5-6(b). Areas with trees planted as screen plantings should not include smaller vegetation that can
spread a ground fire into the canopy of the trees.

5.10-4(b) Trees and vegetation with a high fire risk (including pyrophytic species), such as California Bay
(Umbellularia Californica), would be prohibited within the 30-foot setback zone of buildings. The
Marin County Fire Department publishes a list of high-risk species. The applicant would be required
to revise the landscape plan to avoid such species.

5.10-4(c) The applicant would need to develop both a Vegetation Modification Plan to describe the initial
thinning or removal of flammable vegetation and a Vegetation Management Plan to describe the on-
going annual vegetative maintenance program for beth-Grady ard-Big-Reck Ranches, as required by
the MCFD. These reports would address the fire hazard within the project site based upon fuel load,
slope, aspect, topography, and other factors, and should determine priority problem areas within the
site where fire safety measures should be emphasized. Approval of the Vegetation Modification Plan
by the MCFD would be required prior to construction, and implementation would be required prior to
framing. Approval of the Vegetation Management Plan by the MCFD would be required prior to
construction.

5.10-4(d) The applicant should implement fire prevention measures during the construction phase of the
project. These prevention measures should include, but are not limited to, the following:

The applicant should provide water trucks (such as the Skywalker Ranch Fire Brigade Wildfire Engine) onsite
during all construction activities during times of wildfire danger. The number, type, and availability of trucks
necessary shall be determined through consultation with the Marin County Fire Department.

Onsite fire response equipment (i .e. fire extinguishers, fire retardant blankets, shovels, buckets, etc.) should
be maintained and clearly marked at each construction area.

The applicant should ensure that all construction workers are trained in the use of onset fire response
equipment and workplace safety measures.
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A cellular phone or other communication device should be located onsite and clearly identified at all time
during project construction.

5.10-4(e) The-MAAD proposed pump station to be designed, owned and constructed by the project applicant
to thatwetdd-serve the Grady Ranch should include back-up power (such as a diesel generator) to

avoid an electrical power failure that could reduce water supplies.

5.10-4(f) The applicant should ensure adequate communications on Grady and Big Rock Ranches. This could
included [sic] local cellular repeater stations or similar equipment, including an independent power
supply. "Adequate" communications is defined as communications available in all areas of Grady
and Big Rock Ranches needed by the MCFD (responsible for areas outside of the development area)
and MFD (responsible for areas inside of the development area) for proper firefighting capability. as
determined by the MCFD and MFD. The need for such equipment should be evaluated by the MCFD
and MFD. and included into the Precise Development Plan. Note that a recently installed GTE
Mobilenet repeater was installed on Big Rock Ridge, which could alleviate the need for a repeater, if
deemed adequate by the MCFD and MFD. [1996 FEIR-R]

CONCLUSION

No changes in circumstances or revisions of the proposed project in the PDP would result in new or substantially
more severe significant environmental impacts related to hazards and hazardous materials, as compared to the
analysis presented in the Master Plan EIR. Implementation of Mitigation Measure 5.10-4, ‘Wildland-Building
Fire Exposure Impacts’ (page 5.10-7 of the 1996 Master Plan FEIR), would reduce potential impacts of wildland
fires to a less-than-significant level (see h above).

ALTERNATIVES

The 1996 FEIR did not analyze the hazards and hazardous materials impacts from implementation of the project
alternatives, because it determined that implementation of the Master Plan would not result in the use,
generation, or processing of significant amounts of hazardous materials on the project site (Section 3.8 Effects of
No Significance). No additional alternatives analysis is required because the Grady Ranch PDP would not result
in a significant impact.
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DoProposed | . ANew Do 1996 Master
Circumstances AnyNew
Changes Involve . . Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzedin 1996 SignificantImpacts| Requiring New
Impacts or . : Measures
Master Plan FEIR. . orSubstantially Analysis or
Substantially More e Address/Resolve
More Severe Verification?
Severe Impacts? Impacts?
Impacts?
10. Hydrology and Water Quality. Would the Project:
a. Violate any water quality standards or 1996 FEIR; No No No Yes
. . 5
waste discharge requirements? pages 5.2-,
5.2-17 to 5.2-
19
b. Substantially deplete groundwater 1996 FEIR; No No Yes, butnew |Yes
supplies or interfere substantially with pages 5.2-15 or more
groundwater recharge such that there severe
would be a net deficit in aquifer t05.2-16 significant
volume or a lowering of the local effects would
groundwater table level (e.g., the not occur
production rate of pre-existing nearby
wells would drop to a level which
would not support existing land uses
or planned uses for which permits
have been granted?
c. Substantially alter the existing 1996 FEIR; Yes No Yes, but new |Yes
drainage pattern of the site or area or more
! ages 5.2-11
including through the alteration of the pag severe
course of a stream or river, in a t05.2-14 significant
manner which would result in effects would
substantial erosion or siltation on- or not occur
off-site?
d. Substantially alter the existing 1996 FEIR; Yes No Yes, but new |NA
'drama.ge patter of the site or.area, pages 5.2-14 or more
including through the alteration of the severe
course of a stream or river, or t05.2-15 significant
substantially increase the rate or effects would
amount of surface runoff in a manner not occur
which would result in flooding on- or
off-site?
e. Create or contribute runoff water 1996 FEIR; No No No Yes
which would exceed the capacity of pages 5.2-14
existing or planned storm water to 5.2-15; 5.2-
drainage systems or provide 17 to 5.2-19
substantial additional sources of
polluted runoff?
f. Otherwise substantially degrade 1996 FEIR; No No No Yes
water quality? pages 5.2-17
to 5.2-19
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DoProposed | . AyNew Do 1996 Master
Circumstances AnyNew
Changes Involve . . Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzed in 1996 Significantimpacts| Requiring New
Impacts or . : Measures
Master Plan FEIR. . orSubstantially Analysis or
Substantially More e Address/Resolve
More Severe Verification?
Severe Impacts? Impacts?
Impacts?
10. Hydrology and Water Quality. Would the Project:
g. Place housing within a 100-year flood [1996 FEIR; No ¥es No Yes, but new |NA
hazard area as mapped on a federal pages 5.2-14 or more
Flood Hazard Boundary or Flood to 5.2-15 severe
Insurance Rate Map or other flood significant
hazard delineation map? effects would
not occur
h. Place within a 100-year flood hazard |1996 FEIR; No No No NA
area structures which would impede |page 5.2-2
or redirect flood flows?
i. Expose people or structuresto a 1996 FEIR;|Yes No Yes, but new |NA
significant risk of loss, injury or death or more
. . . . . . pages 5.2-8,
involving flooding, including flooding severe
as a result of the failure of a levee or |2-2"13 t0 5.2- significant
dam? 14 effects would
not occur
j- Inundation by seiche, tsunami, or 1996 FEIR; pg|No No No Yes
?
mudflow? 51-18
DISCUSSION

To address hydrology and water quality impacts, cbec Eco Engineering reviewed all stream restoration and
hydrology-related materials, provided peer review, and provided the analysis discussion to answer the following
Environmental Checklist questions. The Cbec staff members have over 50 years of combined experience in
stream restoration design and are considered experts in the stream restoration field. Cbec reviewed the
proposed Precise Development Plan, the Stream and Valley Floor Restoration Vision, and additional application
materials provided by the project applicant, as well as materials submitted for the Joint Aquatic Resource Permit

Application (JARPA).

a, e, f) The 1996 Master Plan FEIR identified a potentially significant water quality impact because of an
increase in non-point source pollutants in stormwater runoff. Mitigation Measure 5.2-8 would reduce
this impact to a less-than-significant level. Construction of the proposed Grady Ranch Precise
Development Plan would occur on the same 52-acre development area previously proposed under the
Master Plan, and these impacts and mitigation measure would remain the same.

b)

A new component to the design of the proposed restoration of Miller Creek and its tributaries on the

Grady Ranch property includes backfilling and raising the bed elevation of the degraded streambed.
This action should theoretically allow for additional groundwater storage within the alluvial aquifer
above the existing base level of the stream and improve the overall continuity of the aquifer. The 1996
EIR noted a less-than-significant impact to groundwater supply with no mitigation requirement. This
proposed change to the project would potentially result in an improved condition in aquifer storage and
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c,d,i

would not result in a new significant impact or an increase in the severity of the previously-identified
impact related to groundwater supply.

A new component to the design of the proposed restoration of Miller Creek and its tributaries on the
Grady Ranch property includes backfilling and raising the bed elevation of the degraded streambed.
This would involve the placement of approximately 68,000 cubic yards of fill material primarily from on-
site excavation into the bed of Miller Creek and its tributaries in an effort to eliminate fish passage
barriers, reactivate floodplain area, and increase aquifer storage, all of which are essential to restoring
the ecological function of the creek corridor while minimizing channel erosion and sediment delivery to
the lower Miller Creek watershed. Boulder placement would be used to produce step-pool sequences,
stabilize the fill material, and provide an increase in channel roughness that would help to reduce mean

flow velocity and sediment transport rates._A small proportion of fill, including these boulders, may be
obtained off-site.

Stream corridors are inherently dynamic and, with any stream restoration project, there is a potential
that certain design components could fail in response to unpredictable circumstances. Under the
proposed restoration plan, there is a slight risk that key grade control features (i.e. boulder steps /
weirs) could be compromised during high flow events, which could result in the erosion and transport of
fill material to downstream reaches in the Miller Creek watershed. Review of the restoration plan
indicates that the applicant and stream restoration designers are aware of this potential risk and have
incorporated appropriate and redundant elements into the design that would minimize this risk, such as

the following: use of boulder step pools and boulder weirs to stabilize the channel in Miller Creek, as
well as in portions of Landmark Creek, Grady Creek, and the N-2 and S-3 tributaries; replacing planned

culverts with re-aligned, open channels; and the use of large wood within the channel and floodplain to
increase channel complexity, slow and direct flows, and provide secondary channel and bed

stabilization. The steps thus far in the design process are scientifically rigorous, demonstrating a clear
understanding of stream processes.

Additionally, results from a preliminary and ongoing sediment transport study indicate the 2010 and
2011 annual sediment yields within the Miller Creek watershed were 10 and 27 times greater than that
of the nearby San Geronimo watershed_(Brown and Hecht 2011). The sediment transport study was
completed in March 2011 and includes the findings from the first year of monitoring during water year

2010._The water year 2011 report provides further clarification and detailed analysis of monitoring
activities within Grady Ranch (Woyshner et al. 2011). Sediment yield is an estimation of the amount of

sediment that is transported through a watershed as a result of rainfall and the stream’s interaction
with the soil. The San Geronimo watershed makes for a good comparison, because it receives similar
rainfall rates to Miller Creek, but is considered to be in a meta-stable condition in terms of active
channel erosion. It should be noted that the size of the San Geronimo watershed is smaller than Miller
Creek and the sediment transport study scaled the results for comparison purposes. The excessive
sediment production in the upper portion of the Miller Creek watershed is thought to be a result of
excessive bank erosion and active channel incision. The proposed project is expected to arrest incision,
substantially reduce sediment inputs from bank erosion, and increase the sediment storage capacity of
the channel. With the proposed actions, it is estimated that bedload transport would be reduced by 45
percent in a water year similar to 2011. Bedload transport is the portion of the total sediment load that
is transported in the lower portion of the water column near the channel bed and is typically comprised
of courser particles. The portion of the total load that is transported as bedload within Miller Creek is
substantially higher than many of the surrounding watersheds, which is an indication that much of the
load is derived from eroded bank material and active channel incision. It has also been estimated that
suspended load transport would be reduced by 15 percent in a water year similar to 2011. The
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suspended load is the portion of the total sediment load that is transported in suspension within the
upper portion of the water column and is composed of sand and silt size particles.

This reduction in sediment transport rates would result in reduced sediment delivery to downstream
reaches and would, thereby, reduce channel-capacity loss and flood risk in these lower gradient reaches.
The reduced sediment delivery would also result in improved spawning habitat for anadromous fish.

Analysis has also shown that in the unlikely event of a single grade control failure,—appreximately up to
2,500 cubic yards of material could be transported to downstream reaches. This potential project-
related increase (i.e., related to post-construction grade control failure) in the amount of sediment
production is up to 2.5 times the anticipated reduction in sediment transported in a single year_similar
to water year 2011 (Brown and Hecht 2011). Therefore, as long as the rate of grade control failure is
less frequent than once every 2-3 years, the project would result in a net reduction in sediment
transport (relative to existing conditions) in the long-term. A failure rate of once per 2 — 3 years or
greater would be highly unlikely, recognizing the redundancy of the design and the relatively infrequent
recurrence of high enough flow events to cause a failure.

It should be noted however, that the release of sediment from a grade control failure would likely be
more rapid than what would occur in a given year under existing conditions, because bank erosion and
channel incision are more gradual processes. While detailed sediment transport modeling would be
necessary to determine the spatial extent of aggradation that could be expected in downstream reaches
as a result of a grade control failure, it is likely that immediate and substantial aggradation would only
occur in the reaches immediately downstream of the failure. After the initial failure, the transport of the
eroded material to the middle and lower portions of the watershed would likely occur more gradually
during subsequent high flow events and in similar fashion to what is occurring under existing conditions.

To further minimize the risk of failure, the applicant has agreed that periodic inspections/surveys would
be conducted by a qualified professional (hydraulic engineer/geomorphologist) to ensure that key
design elements of the restoration project are intact and functioning as designed. These inspections
would be conducted annually prior to the rainy season and following runoff events equal to or larger
than the 5-year frequency storm. Repeated cross sectional surveys at key monitoring stations would be
an effective method of examining changes that occur slowly over time, which may indicate if a particular
element is trending towards failure. If the inspections/surveys discover any area of potential weakness
or potential loss of integrity of the restored stream features, the applicant would notify Marin County
Department of Public Works (DPW) and all applicable federal, state, and regional agencies in a timely
manner with proposed actions to be implemented to prevent erosion and/or failure of key grade control
features (see also Chapter 2, Project Description, of this Supplement).

To summarize, the proposed action to raise the bed elevation of the Miller Creek as a component of the
restoration project would not result in a significant impact from sediment delivery, including the
possibility of grade control failure, for the following reasons:

1. The restoration project is designed to minimize channel erosion and reduce sediment delivery
the downstream portions of the Miller Creek Watershed.

2. Appropriate and redundant elements have been incorporated into the project design to
minimize the risk of failure of key grade control features that serve to control the release of
sediment during large storm events.

Marin County
Grady Ranch Precise Development Plan 3-75 Final Supplement to the 1996 Master Plan FEIR



Environmental Checklist
for Supplemental Environmental Review Ascent Environmental, Inc.

3. To further minimize the risk of failure, the applicant has agreed that periodic inspections /
surveys would be conducted by a qualified professional (hydraulic engineer/geomorphologist) to
ensure that key design elements of the restoration project are intact and functioning as
designed before the start of each rain season and after larger flow events. If the inspection
discovers any area of potential weakness or potential loss of integrity of the restored stream
features, Marin County Department of Public Works (DPW) and all applicable federal, state, and
regional agencies would be notified in a timely manner with proposed actions to be
implemented to prevent erosion and/or failure of key grade control features. Following this
notification and an opportunity for comment from Marin County DPW, the proposed
preventative actions would be implemented.

4. The amount of sediment transport that would be expected to occur due to an unlikely failure of
a key grade control structure under project conditions would be less than what is occurring
under existing conditions on a long-term annual average basis.

This proposed change to the project would not result in a new significant impact or an increase in the
severity of the previously-identified impact related to drainage patterns or flooding. As noted above
under Checklist Item 7 (Geology and Soils), implementation of Mitigation Measure 5.1-2 from the 1996
Master Plan FEIR would reduce potential erosion impacts due to construction and creek bank
stabilization to less-than-significant levels through the formulation of a detailed design-level onsite
Erosion Control Plan. The 1996 Master Plan FEIR included Mitigation Measure 5.2-2. Implementation of
this measure would continue to ensure that potential erosion impacts would be less than significant.

g, h) A new component to the design of the proposed restoration of Miller Creek and its tributaries on the
Grady Ranch property includes backfilling and raising the bed elevation of the degraded streambed.
This action is proposed to raise water surface elevations on the project site from what was originally
anticipated in the 1996 EIR. Flood analysis presented in the application materials for the PDP
incorporated these changes and showed that the proposed structures would be outside the 100-year
flood hazard area. No new or substantially more severe significant impact would occur related to the
existing 100-year flood hazard area.

MITIGATION MEASURES

Implementation of Mitigation Measure 5.2-8 from the 1996 Master Plan FEIR included a series of measures that
required the installation and maintenance of oil and grease traps, a street and parking lot cleaning and sweeping
program, monitoring of storage tanks and other hazardous materials sites, and a Surface Runoff Pollution
Control Plan to reduce potential water quality impacts to a less-than-significant level. Mitigation Measure 5.2-2
would reduce potential erosion impacts to a less-than-significant level. The text of these mitigation measures is
included below.

1996 FEIR Mitigation Measures

5.2-2 In order to mitigate potentially significant impacts to Miller Creek, the applicant, prior to construction
impacts shall:

Implement Geology Mitigation Measure 5.1-2, which requires a detailed design-level onsite Erosion Control
Plan. This shall be coordinated in cooperation with the County Public Services Agency, and California
Department of Fish and Game, and Army Corps of Engineers.

Same as Mitigation Measure 5.3-7. [1996 FEIR, U]
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5.2-8 The following mitigations as proposed and to be implemented by the applicant would lessen water
quality impacts:

The project shall comply with Marin County Code 24.04.627 and shall include a stormwater pollution

prevention plan (SWPPP) that addresses both temporary (during construction) and permanent (post
construction) measures to control erosion and sedimentation and to prevent pollutants from entering storm
drains, drainage systems, and watercourses. These measures are hereinafter referred to as best
management practices (BMPs). The SWPP may incorporate the erosion and sediment control plan described
in Section 24.04.625. The specific BMPs to be used shall be subject to the review and approval of the
Community Development Agency and shall be in general accordance with current maximum extent practicable
standards and technology for BPMs, the County’s current municipal stormwater NPDES permit (as defined in
Marin County Code Section 23.18.030), the current Action Plan Stormwater Management Plan for the cities
and County of Marin, and the requirements of Chapter 23.18 of the Marin County Code.

A street and parking lot cleaning and sweeping program would be instituted to ensure the proper removal and
disposal of accumulated contaminants, particularly in the parking lots, to minimize the risk of flushing of
contaminated wash water from parking lots into adjacent drainageways.

The following additional mitigations implemented by the applicant would lessen water quality impacts:

Storage tanks and other hazardous material sites should be monitored in accordance with County and State
regulations.

Construction permit approval would be conditioned upon these mitigations as a condition of Master Plan
approval. The Surface Runoff Pollution Control Plan should be included in the Precise Development Plan as a
condition of Master Plan approval. [1996 FEIR, R]
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CONCLUSION

Raising the bed elevation of Miller Creek and its tributaries using fill material as an element of the proposed
restoration design was not a component of the 1996 EIR. This new feature is the key element of the proposed
restoration plan that is intended to eliminate fish passage barriers, reactivate floodplain area, and increase
aquifer storage while minimizing channel erosion and sediment delivery to the lower Miller Creek watershed,
which are environmental benefits to the natural processes and functions of the creek. As with any stream
restoration project, there is inherent risk that certain designed elements could fail, resulting in erosion and
downstream sedimentation. The proposed project would result in a reduction in the amount of sediment
transport that would likely occur during a failure from what is occurring under existing conditions (in terms of
long-term annual averages). Therefore, the proposed action to raise the bed elevation of Miller Creek would not
result in a significant impact. In an effort to minimize the inherent risk, the applicant has agreed to conduct
periodic inspections/surveys of key design elements annually and following large storm events and to
implement preventative actions if the inspection discovers any area of potential weakness or potential loss of
integrity of the restored stream features, in consultation with Marin County DPW and all applicable federal,

state, and regional agencies. The WRA 2011 report, Contingency Plan (Habitat Mitigation and Monitoring Plan),
contains more details of the inspection and maintenance plan. Hydrological monitoring would occur for a
minimum of five years with a data report issued annually. Long-term management within the restoration area
would be conducted annually, as needed, by the applicant’s staff. The Monitoring Plan states that
contingencies have been included in the financial assurances to provide a cushion for unforeseen costs of
management activities in the event that a fire, flood, or other natural disaster should have a negative impact on
preserved, enhanced, and/or restored habitat during the monitoring period. Remedial actions would include
minor restoration of habitat from the effects of erosion, replacement of mitigation plantings that do not survive,
and authorized access for removal of invasive plants.

ALTERNATIVES

The 1996 FEIR stated that under Alternative 1 (No Project), overall water quality could be worse than under the
Master Plan because the streambank repair and revegetation would not occur, leading to a continuation of bank
failure on Grady Ranch. The 1996 FEIR concluded that implementation of Alternative 2 (Current Zoning
Alternative) would result in water quality impacts that would be worse than the Master Plan because vehicular
traffic and auto-related non-point source contaminants would be greater. The 1996 FEIR concluded that
implementation of Alternative 3 (Previous Proposed Project Alternative) could result in similar hydrology and
water quality impacts as the Master Plan. Alternative 3 would create a basin to hold surface water in the lower
reach of the unnamed drainage located just west of the proposed day care/recreation building and install a
culvert at the outlet to transport water underground for 350 feet to a discharge point on Miller Creek. This was
considered a potentially significant impact.

These comparisons of the impacts of the alternatives to the previously proposed Master Plan would be similar
when applied to the Grady Ranch PDP, because the elements of the proposed that would result in hydrology and
water quality impacts would be similar to the elements of the 1996 Master Plan. In addition, the Grady Ranch
PDP includes the provision of periodic inspections/surveys to ensure that key design elements of the restoration
project are intact and functioning as designed. The current proposed stream conservation area restoration and
enhancement elements would raise the base level of the Miller Creek channel. As explained above, this impact
would be less than significant, and the proposed Grady Ranch PDP would result in hydrology and water quality
impacts that would be less severe than Alternative 1, similar in severity to Alternative 2, and less severe than
Alternative 3.
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DoProposed | . ANew Do 1996 Master
Circumstances AnyNew
Changes Involve . . Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzedin 1996 SignificantImpacts| Requiring New
Impacts or . - Measures
Master Plan FEIR. . or Substantially Analysis or
Substantially More e Address/Resolve
More Severe Verification?
Severe Impacts? Impacts?
Impacts?
11. Land Use and Planning. Would the project:
a. Physically divide an established Not analyzed |No No Yes, but new [N/A
community? or more
severe
significant
effects would
not occur
b. Conflict with any applicable land use 1996 FEIR; Pg. |No No Yes, but new |Yes
plan, policy, or regulation of an agency 3.0-37-3.0- or more
with jurisdiction over the project 38; pg. 4.0-1 - severe
(including, but not limited to the general 4.0-80. significant
plan, specific plan, local coastal program, effects would
or zoning ordinance) adopted for the not occur
purpose of avoiding or mitigating an
environmental effect?
c. Conflict with any applicable habitat Not analyzed |[No No Yes, but new [N/A
conservation plan or natural community or more
conservation plan? severe
significant
effects would
not occur

DISCUSSION

The 1996 Master Plan FEIR analyzed consistency of the proposed project with the 1994 Marin Countywide Plan,
Nicasio Valley Community Plan, Marin LAFCO policies, Marin County Zoning Ordinance, and San Rafael General
Plan 2000. It was determined that the project was consistent with all of the policies in these documents.
Changes to the proposed project since the time of prior environmental review would not result in new or
increased severity of impacts since the proposed land uses and project site are the same; however, Marin
County completed and adopted a comprehensive update of its Countywide Plan in 2007. This constitutes new
circumstances and new information requiring analysis and verification. Therefore, a revised analysis is presented
here to evaluate the project’s impacts in the context of the current planning policy setting. Consistency of the
proposed PDP with the goals, policies, and implementing programs is evaluated below, as the policies relate to
potential environmental impacts of the project, consistent with the State CEQA Guidelines.

In addition, the 1996 Master Plan FEIR did not explicitly address checklist questions a) or c). These issues are
evaluated below. Question c) was added to the State CEQA Guidelines Environmental Checklist after 1996.

Marin Countywide Plan

The Marin Countywide Plan (Plan) is the County's long-range guide for use of land and protection of natural
resources. The Plan sets forth policies and programs to be used by the public, planning staff, and decision
makers when reviewing and analyzing proposed development. The Plan strives to balance current and future
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needs for urban, rural and natural uses of Marin's 520 square miles of land through the beginning of the 21st
century. After several years of community participation and public hearings, the Plan was revised and updated
by the Board of Supervisor's on November 6, 2007 (Marin County 2007).

a)

b)

The proposed project would be located on a currently undeveloped site (Grady Ranch) surrounded by
adjoining Big Rock Ranch, the Monahan property, the Lucas Valley Estates residential development, and
lands of the Marin County Open Space District. Farther east of Lucas Valley Estates is additional
residential development. The proposed project is consistent with surrounding land uses, and is not part
of an established community. The project would not separate the existing residences to the east from
other community amenities, which are also located further to the east. Therefore, the project would not
divide an established community. This impact would be less than significant.

The existing zoning for the proposed project site is RMP (Residential — Multiple Planned District), and
the existing General Plan designation is Planned Residential. The planned land use is permitted by
County zoning code with a conditional use permit approval. No changes to the proposed project’s land
uses and no changes to the zoning or General Plan designation have occurred since the 1996 Master
Plan FEIR. The proposed land uses are allowed under the existing zoning and General Plan designation.
Therefore, the proposed project would be consistent with the existing zoning and consistent with the
less-than-significant conclusion in the 1996 Master Plan FEIR regarding consistency with land uses
designated in the Marin Countywide Plan. The 1996 Master Plan approval established a valid site
specific zoning for the project development that is vested as to the zoning.

The Marin Countywide Plan contains numerous goals, policies, and implementation strategies adopted
for the purpose of avoiding or mitigating and environmental effect. The project was evaluated for
consistency with the 1994 Plan’s policies in the 1996 Master Plan FEIR and was determined to be
consistent. The Countywide Plan was updated in 2007. The following policy areas have either changed
since in the 2007 Plan and/or the project would have the greatest potential to affect these policy areas.

Greenhouse Gas Emissions.

Policies targeting GHG emissions are identified in the 2007 Plan, which were not evaluated in the 1996
Master Plan FEIR. GHG emissions are evaluated for the first time in Iltem 7, Greenhouse Gas Emissions,
of this document. Other areas of policy identified in the 1994 and 2007 Plans are similar in focus. See
Section 7 for an evaluation of GHG emissions and applicable mitigation measures to reduce GHG
emissions.

Stream Conservation Areas.

The following policies and implementation program from the 2007 Plan relate to Stream Conservation
Areas (SCAs):

Policy 0S-2.4 Support Open Space Efforts Along Streams.
Policy BIO-4.1 Restrict Land Use in Stream Conservation Areas.
Policy BIO-4.2 Comply with SCA Regulations.

Policy BIO-4.4 Promote Natural Stream Channel Function.
Policy BIO-4.5 Restore and Stabilize Stream Channels.

Policy BIO-4.8 Reclaim Damaged Portions of SCAs.

Policy BIO-4.7 Protect Riparian Vegetation.

Policy BIO-4.11 Promote Riparian Protection.

A A A A A M M A K

Implementation Program BIO-4.i Replace Vegetation in SCAs.
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This issue was evaluated on pages 4.0-9 and 4.0-10 of the 1996 Master Plan FEIR. On Grady Ranch,
Miller Creek and two of its tributaries (Grady Creek and Landmark Creek) are subject to the SCA policies
and programs. A stream conservation zone of 100 feet has been established for the west side of Grady
Creek. Proposed development would occur out of the stream conservation zone. In addition, the project
would involve an element to restore Miller Creek, which would improve the existing function of the
stream and riparian habitat value. Riparian plantings would be species suitable for riparian habitat.

Community Design
The following goal, policy, and implementation program relate to the project’s effect on ridge and
upland greenbelt properties:

4 Goal DES-4: Protection of Scenic Resources. Minimize visual impacts of development and preserve
vistas of important natural features.

Policy DES-4.1 Preserve Visual Quality.

Implementation Program DES-4.e Protect Views of Ridge and Upland Greenbelt Areas.

Section 5.5 of the 1996 Master Plan FEIR evaluates the proposed project’s impacts on visual qualities
and views. In addition, the project would involve construction of the knoll to minimize visual impacts to
the neighboring residences. Finally, tree removal that would occur as a result of the project would be
mitigated through landscape and vegetation plans that would protect and replace trees removed by the
development.

In addition, the 1996 Master Plan FEIR evaluated consistency with the City of San Rafael General Plan
(1988 as amended through 1994) because the project site is within the City’s planning area and sphere
of influence. The San Rafael General Plan was updated in 2006. The Land Use Diagram of the San Rafael
2020 General Plan designates the Grady Ranch project site as light industrial/office and open space(City
of San Rafael 2006). The City has no land use authority over the proposed project site, and it would not
be necessary for the project to conform to the City’s General Plan.

Implementation of the proposed project would be consistent with applicable land use plans, policies,
and regulations adopted by any agency with jurisdiction over the project for the purpose of avoiding or
mitigating an environmental effect. This impact would be less than significant.

c) Potential conflict with an adopted conservation plan was not included as an item in the environmental
checklist of the 1996 State CEQA Guidelines, and therefore was not evaluated in the 1996 Master Plan
FEIR. The question was added to the checklist in 1998. The project’s consistency with an adopted
habitation conservation plan (HCP) is discussed in Section 4, “Biological Resources.” No federal, state, or
local conservation plans that include the project site have been adopted. Therefore, the proposed
project would not conflict with the provisions of an adopted habitat conservation plan, natural
community conservation plan, or other approved local, regional, or state habitat conservation plan. No
significant impact related to this checklist question would occur.

MITIGATION MEASURES

No mitigation measures were incorporated in the 1996 Master Plan FEIR to address land use impacts.
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CONCLUSION

No changes in circumstances or revisions of the proposed project in the PDP would result in new or substantially
more severe significant environmental impacts related to land use plan and policy consistency, as compared to
the analysis presented in the Master Plan EIR. The proposed project described in the PDP would be consistent
with the current Marin County Zoning Ordinance and Marin Countywide Plan, and would not conflict with the
San Rafael General Plan.

ALTERNATIVES

The 1996 FEIR did not analyze the land use impacts resulting from implementation of the project alternatives.
The previous EIR not include a consistency analysis of the project alternatives to the project area planning
documents and ordinances. No additional alternatives analysis is required because the Grady Ranch PDP would
not result in a significant impact.
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locally-important mineral resource
recovery site delineated on a local
general plan, specific plan or other
land use plan?

or more
severe
significant
effects would
not occur

DoProposed | . "mYNew Do 1996 Master
Circumstances AnyNew
Changes Involve . . Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzedin 1996 SignificantImpacts| Requiring New
Impacts or . : Measures
Master Plan FEIR. . orSubstantially Analysis or
Substantially More e Address/Resolve
More Severe Verification?
Severe Impacts? Impacts?
Impacts?
12. Mineral Resources. Would the Project:
a. Result in the loss of availability of a Not analyzed. No No Yes, but new N/A
known mineral resource that would be of or more
value to the region and the residents of severe
the state? significant
effects would
not occur
b. Result in the loss of availability of a Not analyzed. No No Yes, but new N/A

DISCUSSION

Eight sites in Marin County have been designated by the State as having significant mineral resources for the
North Bay region. The Grady Ranch property and surrounding project vicinity do not contain any of these
mineral resource preservation sites (MCP 2007a).

a, b)

The previous EIR did not analyze whether the project would result in the loss of availability of a known

mineral resource that would be of value to the region and the residents of the state or a locally-
important mineral resource recovery site delineated in the Marin Countywide Plan. Based on the 2007
Marin Countywide Update, the project site is not located on or near an area that contains significant
mineral resources. No impact would occur.

MITIGATION MEASURES

According to the Marin Countywide Update, no significant mineral resources are located on or in the vicinity of
the project site (MCP 2007a). Therefore, no mitigation is required.

CONCLUSION

Although mineral resources were not discussed in the previous EIR, the project would not result in a significant
impact related to mineral resources and no mitigation would be required.

ALTERNATIVES

The 1996 FEIR did not analyze the mineral resources impacts resulting from implementation of the project
alternatives because it did not address mineral resources. No additional alternatives analysis is required
because the Grady Ranch PDP would not result in a significant impact.
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DoProposed | . "mYNew Do 1996 Master
Changes Involve Clrcun]stances AnyNeyv Plan FEIR
Where Impact Was New Significant Involving New Information Mitigation
Environmental Issue Area Analyzedin 1996 SignificantImpacts| Requiring New
MasterPlan FER, | . "MPACSO" |70 o betantially | Analysisor Measures
Substantially More ek o Address/Resolve
Severe Impacts? More Severe Verification? Impacts?
Impacts?
13. Noise. Would the project result in:
a. Exposure of persons to or generation 1996 FEIR; No No Yes, but new |Yes
of noise levels in excess of standards |pages 5.9-6 — or more
established in the local general plan or |5.9-8. severe
noise ordinance, or applicable significant
standards of other agencies? effects would
not occur
b. Exposure of persons to or generation |N/A No No No N/A
of excessive groundborne vibration or
groundborne noise levels?
c. Asubstantial permanent increasein  |1996 FEIR; No No Yes, but new |Yes
ambient noise levels in the project pages 5.9-6 — or more
vicinity above levels existing without |5.9-8. severe
the project? significant
effects would
not occur
d. A substantial temporary or periodic  |1996 FEIR; No No Yes, but new |Yes
increase in ambient noise levels in the |pages 5.9-6 — or more
project vicinity above levels existing  |5.9-8. severe
without the project? significant
effects would
not occur
e. For aproject located within an airport [N/A No No No N/A
land use plan or where such a plan has
not been adopted, within two miles of
a public airport or public use airport,
would the project expose people
residing or working in the project area
to excessive noise levels?
f. For a project within the vicinity of a N/A No No No N/A
private airstrip, would the project
expose people residing or working in
the project area to excessive noise
levels?
DISCUSSION

The 1996 Master Plan FEIR analyzed noise impacts from project-generated construction and traffic-source noise,
and cumulative impacts. Changes to the current project and vicinity include the installation of a-geethermal
heating geoexchange system and the location of noise-sensitive receptors (i.e., residences) closer to the project
site, respectively. With respect to new information, Marin County adopted a comprehensive update of its
Countywide Plan in 2007 that included a technical noise background report and Noise Element. In addition,
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Marin County adopted Ordinance 3431 that added sections 6.70.030(5) and 6.70.040 to the Marin County Code
related to construction activities and related noise. This constitutes new information requiring additional
analysis. Therefore, a revised analysis is presented here to evaluate the project’s impacts in the context of the
current planning policy and regulatory environment.

Sensitive Land Uses and Ambient Noise Levels

Local circumstances have changed since the County certified the 1996 Master Plan FEIR because noise-sensitive
receptors (i.e., residences) are now closer to the project site. The residential properties abut the project site on
the southeast. The homes on these properties were constructed and occupied after the completion of the 1996
Master Plan FEIR. New information regarding noise includes an updated technical noise background report for
Marin County that was completed in October 2005. Applicable environmental setting-related information and
data are presented below.

Noise-sensitive land uses are generally considered to include those where noise exposure could result in health-
related risks to individuals, as well as places where quiet is an essential element of their intended purpose.
Residential dwellings are of primary concern because of the potential for increased and prolonged exposure of
individuals to both interior and exterior noise levels. Existing noise-sensitive land uses in the vicinity include
numerous off-site residences primarily located to the east of the project site for which the closest is immediately
adjacent.

The existing noise environment in the project area is primarily influenced by transportation noise from vehicle
traffic on the local roadway system (e.g., Lucas Valley Road). Other noise sources that contribute to the existing
noise environment, but to a much lesser extent, include the nearby residential areas (e.g., landscape
maintenance activities, dogs barking, people talking) and cyclists pass-bys.

An ambient noise survey was conducted by the environmental consultant on February 21, 2011. The purpose of
the survey was to establish existing noise conditions on the project site and in the vicinity. Short-term
measurements were taken at two locations in accordance with American National Standards Institute (ANSI)
standards using a Larson Davis Laboratories (LDL) Model 820 precision integrating sound level meter (SLM). The
SLM was calibrated before and after use with an LDL Model CAL200 acoustical calibrator. The equipment used
meets all pertinent specifications of the ANSI for Type 1 SLMs (ANSI $1.4-1983[R2006]). Meteorological
conditions during the measurement period were adequate for reliable noise measurements, with partly cloudy
skies, temperature of approximately 62 °F, and light winds averaging 0.5 t02.0 miles per hour (mph) with
maximum gusts of 3.2 mph, and no precipitation. Refer to Table N-1 for a summary of the measurement data.
The short-term measurement data reflect a fairly quiet noise environment, which is typical of rural areas
affected by intermittent traffic noise.

Table N-1: Summary of Existing Ambient Noise Level Measurements

dB
Location Description Start (Date/Time) Stop (Date/Time)
Leg Lmax |  Lmin
Site 1: On Grady Fire Road 130 feet east of Lucas Valley February 21, February 2, 581 | 798| 439
Road 2011/10:30 am 2011/10:45 am ’ ' '

Site 2: 33 feet northwest of Lucas Valley Road (~ 1,000
feet southeast of the Lucas Valley Road/Grady Fire Road
Intersection

February 21, February 2,

2011/10:50 am 2011/11:05 am 605 | 729 333

Notes: dB = A-weighted decibels; Leq = energy-equivalent noise level; Lmax = maximum noise level; Lmin = minimum noise level.
Source: Monitoring performed by Ascent Environmental, Inc. February 2011.
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The 1994 Marin Countywide Plan presented existing traffic noise modeling results for roadway segments in the
project vicinity. Modeled traffic noise for portions of Lucas Valley Road were approximately 70 and 69 A-
weighted decibels (dBA) in day-night noise levels (Ly,) at 50 feet between Las Gallinas Avenue and Highway 101
and between Las Gallinas Avenue and Idylberry Road, respectively. Ly, is the 24-hour average noise level with a
10-dB penalty applied during the noise-sensitive hours from 10 p.m. to 7 a.m., which are typically reserved for
sleeping. These noise levels assume no natural or human-made shielding (e.g., vegetation, berms, walls,
buildings). Based on monitoring, the Noise Element of the 2007 Marin Countywide Plan states that traffic noise
levels along major highways, primary arterials, and major county roads have not changed significantly in regards
to those reported above for conditions in 1987.

a,c,d) Short-Term Construction Source Noise Levels

Construction noise levels in the vicinity of the proposed project would fluctuate depending on the
particular type, number, and duration of usage for the varying equipment. The effects of construction
noise largely depend on the type of construction activities occurring on any given day, noise levels
generated by those activities, distances to noise sensitive receptors, and the existing ambient noise
environment in the receptor’s vicinity. Construction generally occurs in several discrete stages, each
phase requiring a specific complement of equipment with varying equipment type, quantity, and
intensity. These variations in the operational characteristics of the equipment change the effect they
have on the noise environment of the project site and in the surrounding community for the duration of
the construction process.

To assess noise levels associated with the various equipment types and operations, construction
equipment can be considered to operate in two modes: mobile and stationary. Mobile equipment
sources move around a construction site performing tasks in a recurring manner (e.g., loaders, graders,
dozers). Stationary equipment operates in a given location for an extended period of time to perform
continuous or periodic operations. Operational characteristics of heavy construction equipment are
additionally typified by short periods of full-power operation followed by extended periods of operation
at lower power, idling, or powered-off conditions.

When construction-related noise levels are evaluated, activities that occur during the more noise-
sensitive evening and nighttime hours are of increased concern. Because exterior ambient noise levels
typically decrease during the late evening and nighttime hours as traffic volumes and commercial
activities decrease, construction activities performed during these more noise-sensitive periods of the
day can result in increased annoyance and potential sleep disruption for occupants of nearby residential
uses.

The site preparation phase typically generates the most substantial noise levels because the on-site
equipment associated with grading, compacting, and excavation are the noisiest. Site preparation
equipment and activities include backhoes, bulldozers, loaders, and excavation equipment. Erection of
large structural elements and mechanical systems could require the use of a crane for placement and
assembly tasks, which may also generate noise levels. Although a detailed construction equipment list is
not currently available, based on the types of construction activities associated with the proposed
project (e.g., construction of the main building [with guest quarters, sound stage, and technical
facilities], gate house, excavation for the proposed parking garage, wine cave, roadway improvements,
and stream restoration) it is expected that the primary sources of noise would include backhoes, dozers,
graders, and other related equipment. Noise emission levels from these types of construction
equipment are shown in Table N-2 below.
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Based on the information provided in Table N-2 and accounting for typical usage factors of individual
pieces of equipment and activity types along with typical attenuation rates, on-site construction-related
activities could result in hourly average noise levels of approximately 84 dBA L4 at 50 feet (85 dBA
maximum noise levels [Lyax]) and potentially exceed 76 dBA Leq (77 dBA Ly) at the sensitive receptor
located closest to the center of an identified area of construction (e.g., 100 feet to the east). This is
approximately 50 feet closer than analyzed in the 1996 Master Plan FEIR. In addition, as specified in the
construction management plan, rock breaking and blasting may also be required at the site. Under
typical conditions these activities could generate 81-94 dBA Lmax (74-83 dBA L.q) at 50 feet. As stated by
NO-1i (Regulate Noise Sources) in the 2007 Marin Countywide Plan, sections 6.70.030(5) and 6.70.040
(Noise Ordinance 3431) of the Marin County Code establish allowable hours of operation for
construction-related activities, which were established in 2005 after completion of the 1996 Master Plan
FEIR. If construction activities were to occur during the more noise-sensitive hours (e.g., evening,
nighttime, and early morning) or best management practices not used, project-generated construction
source noise levels could result in the exposure of persons (e.g., nearby residences to the east) to noise
levels in excess of standards established in the local general plan and noise ordinance and that result in
a substantial temporary increase in ambient noise levels. This impact was previously identified as
significant in the 1996 Master Plan FEIR (Impact 5.9-1). Changes to the project and to the existing
setting circumstances would not result in an impact level considered substantially more severe than
described in prior environmental documents. Implementation of Mitigation Measure 5.9-1, identified in
the previous EIR, would reduce the magnitude of this impact to a less-than-significant level.

Table N-2: Noise Emission Levels from Construction Equipment

EquipmentType Typical Noise Level (dBA) @ 50 feet
Air Compressor 78
Asphalt Paver 77
Backhoe 78
Blasting 94
Compactor 83
Concrete Breaker 82
Concrete Pump 81
Concrete Saw 90
Crane, Mobile 81
Dozer 82
Front-end Loader 79
Generator 81
Grader 85
Hoe Ram Extension 90
Jack Hammer 89
Pneumatic Tools 85
Rock Drill 81
Scraper 84

Trucks 74-81

Water Pump 81

Notes:

Assumes all equipment is fitted with a properly maintained and operational noise control device, per manufacturer specifications. Noise levels listed
are manufacture-specified noise levels for each piece of heavy construction equipment.
Source: FTA 2006
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b)

Long-Term Operation-Related Traffic Source Noise Levels

Project implementation would result in an increase in average daily traffic (ADT) volumes on affected
roadway segments and, consequently, an increase in traffic source noise levels. Typically, when the ADT
volume is doubled on a roadway segment in comparison to existing conditions, the resultant increase is
approximately 3 dB CNEL/Lg,. An increase in traffic noise levels of 3 dB CNEL/Ly, or greater at noise-
sensitive receptors along affected roadway segments would be considered substantial because it would
be perceivable to the human ear. According to the Transportation and Circulation Update (February
2010), implementation of the proposed project would result in a similar amount of ADT (i.e., 918 daily
trips) to that estimated in the 1996 Master Plan FEIR (i.e., 928 daily trips). The addition of 928 daily trips
would not result in a doubling of ADT on nearby affected roadway segments as discussed in the analysis
presented in the 1996 Master Plan FEIR. Thus, the addition of 918 daily trips, as cited in the updated
transportation report for this project, would likewise not result in a doubling effect. Consequently,
operation of the proposed project would not result in a noticeable change in the traffic noise contours
of area roadways. With respect to the access road and parking lots, these would be located over 500
feet from the nearest sensitive receptor and shielded by the proposed knoll fill site at the eastern
portion of the site. Based on typical traffic noise levels and standard distance and shielding attenuation
rate, non-truck noise levels would be well below 45 dBA and maximum truck noise levels below 55 dBA.
Therefore, long-term operation-related traffic source noise would not result in the exposure of persons
to or generation of noise levels in excess of applicable standards, or create a substantial permanent
increase in ambient noise levels in the project vicinity above levels existing without the proposed
project. This impact less-than-significant impact identified in the previous EIR would remain less than
significant.

Long-Term Operation-Related Stationary Source Noise Levels

The 1996 Master Plan FEIR did not analyze whether implementation of the proposed project would
result in the operation of any stationary noise sources. Implementation of the proposed project could
include the use of on-site stationary noise sources, including electrical motors, pumps, air compressors,
and fans associated with the geethermalheating geoexchange system. Without proper noise control or
enclosure such equipment could result in noise levels of more than 100 dBA at 3 feet from the source
depending on the exact type and size (EPA 1971). Specifically, pumps could result in noise levels of more
than 90 dBA at 3 feet and electrical motors more than 100 dBA at 3 feet, approximately 43 dBA L, (50
dBA L...,) at the nearest residence located 280 feet to the east of the proposed location for the
geethermalheating geoexchange system. Also, filming operations would primarily occur within the main
building with occasional filming outdoor. In either case, the building structure would be anticipated to
result in a minimum reduction of approximately 12 dBA, in addition to reductions associated with the
intervening terrain and distance attenuation (i.e., 6 dBA per doubling of distance). Thus, these would not
exceed Marin County’s benchmarks for allowable noise exposure from stationary source noise as noted
in Figure 3-43 of the 2007 Marin Countywide Plan. In addition, on-site noise-generating stationary
equipment would be enclosed and/or placed underground, which would substantially reduce noise
levels at the nearest residence further below acceptable levels. Therefore, long-term on-site operation-
related stationary-source noise would not result in the exposure of persons to or generation of noise
levels in excess of applicable standards, or create a substantial permanent increase in ambient noise
levels in the project vicinity without the proposed project. This impact is considered less than significant.

Construction of the proposed project may result in varying degrees of temporary groundborne vibration
and noise levels, depending on the specific construction equipment used and activities involved. The
1996 Master Plan FEIR did not analyze the exposure of sensitive receptors to excessive levels from the
aforementioned sources. Groundborne vibration and noise levels associated with various types of
construction equipment and activities are summarized in Table N-3. Although a detailed construction
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equipment list is not currently available, based on the types of construction activities associated with
the proposed project it is expected that maximum groundborne vibration and noise levels would be
associated with the use of large dozers.

Table N-3: Representative Groundborne Vibration and Noise Levels for Construction Equipment
Equipment PPV at 25 feet (in/sec)! Approximate L, (VdB) at 25 feet?
Blasting 1.13 109
Large Dozer 0.089 87
Caisson Drilling 0.089 87
Trucks 0.076 86
Rock Breaker 0.059 83
Jackhammer 0.035 79
Small Dozer 0.003 58
1 Where PPV is the peak particle velocity
2 Where Lv is the root mean square velocity expressed in vibration decibels (VdB), assuming a crest factor of 4.
Source: FTA 2006

e,f)

According to Federal Transit Administration (FTA), levels associated with the use of a large dozer are
0.089 inches per sec (in/sec) peak particle velocity (PPV) and 87 vibration decibels (VdB) at 25 feet.
Based on FTA’s recommended procedure for applying a propagation adjustment to these reference
levels, construction-related project activities would not result in levels at the nearest sensitive land use
that exceed Caltrans’s recommended level of 0.2 in/sec PPV with respect to the prevention of structural
damage for normal buildings or FTA’s maximum acceptable level of 80 VdB with respect to human
response for residential uses (i.e., annoyance). In addition, blasting may occur, but due to the distance
to the nearest sensitive receptor associated groundborne levels would also not be anticipated to exceed
the aforementioned applicable standards and would be intermittent. It also should be noted that
maximum groundborne vibration and noise levels from operational-related activities (e.g., delivery
trucks) would be similar to those discussed above for construction-related activities. Thus,
implementation of the proposed project would not result in the exposure of existing sensitive receptors
to excessive groundborne vibration or noise levels. Therefore, this impact is considered less than
significant.

The 1996 Master Plan FEIR did not analyze whether implementation of the proposed would result in
exposure of noise-sensitive receptors to excessive aircraft-related noise levels. The nearest public
airport, Gnoss Field, is located approximately 7.5 miles south of the project site and two miles northeast
of Novato. The closest private airstrip to the project site is San Rafael/Marin Ranch Airport, located 4.6
miles east of the project site. Thus, given the distance of these nearby facilities airports from the project
site (e.g., greater than two miles), the proposed project would not result in the exposure of people
residing or working in the project area to excessive aircraft-related noise levels. This impact would be
considered less-than-significant.

MITIGATION MEASURES

Implementation of Mitigation Measure 5.9-1 (page 5.9-7 of the 1996 Master Plan FEIR) and the additional
mitigation measure noted below would reduce the impact associated with project-generated construction-
related noise levels to a less-than-significant level. Mitigation Measure 5.9-1 required that all equipment used
on the project site be muffled and maintained in good operating condition, that powered construction
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equipment be turned off when not in use, and that grading and impact tool use for the Main Building and
easternmost berm on Grady Ranch be limited to specific hours. The text of Mitigation Measure 5.9-1 is included
below.

1996 FEIR Mitigation Measure

5.9-1 The following mitigations as proposed and to be implemented by the applicant would lessen impact
associated with project-generated construction-related noise levels:

5.9-1(a) All equipment used on the project should be muffled and maintained in good operating condition. All
internal combustion engine-driven equipment should be fitted with intake and exhaust mufflers which
are in good condition. Good mufflers with quieted compressors should result in all non-impact tools
generating a maximum noise level of 85 dB when measured at a distance of 50 feet. This mitigation
would ensure that average noise levels would be less-than-significant.

5.9-1(b) Powered construction equipment should be turned off when not in use.

5.9-1(c) The applicant should notify adjacent off-site property owners within 800 feet of grading of the
easternmost berm and the Main Office Building on Grady Ranch. Notices should describe the work to
occur, equipment to be used, and the expected hours and duration of tasks. This mitigation would not
reduce noise levels, but would make high construction noise levels predictable and easier for
residents to avoid.

5.9-1(d) Grading and impact tool use (such as pile driving) for the Main Office Building and easternmost berm
on Grady Ranch, should be limited to Monday through Friday, from 8:00 A.M. to 5:00 P.M., excluding
holidays, unless the applicant can show that activity will not generate excessive noise levels in the
Wetsel Property or residences in Lucas Valley Estates, or unless permission is granted by the affected
homeowners. While unlikely, if other sources of construction noise are shown to exceed 60 dBA at
residential properties, then the time limits above would apply to these activities as well. If complaints
are received, the applicant should hire a noise specialist to take noise readings at affected
sites.[1996 FEIR - U]

New Mitigation Measures
Mitigation Measure Noise-1 is a new mitigation measure identified through environmental review.

Mitigation Measure Noise-1 [N]

Implement all of the construction noise suppression methods and techniques outlined in the construction
management plan (TBD Consultants 2009).

CONCLUSION

Changes to the current project (e.g., installation of a geethermatheating geoexchange system) compared to the
Master Plan, a new circumstance in the vicinity (e.g., location of noise-sensitive residential receptors closer to
the project site), and new impacts not analyzed in the 1996 Master Plan FEIR (e.g., exposure to groundborne
vibration and aircraft-related noise levels) would not involve new or substantially more severe significant
impacts. In addition, the aforementioned new information requiring analysis and verification would not result in
new significant impacts, more severe impacts, new feasible mitigation measures, and/or new information that
requires analysis.
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ALTERNATIVES

The 1996 FEIR stated that under Alternative 1 (No Project), the existing noise levels on the site would remain
unchanged. The 1996 FEIR concluded that implementation of Alternative 2 (Current Zoning Alternative) would
result in greater noise impacts than the project because it would result in more construction and a greater
number of daily trips. Alternative 3 (Previous-Proposed Project) would result in a similar potentially significant
noise impact from construction and less-than-significant traffic noise impacts. The construction noise impact
would be slightly more severe than the Master Plan because construction would be closer to neighboring
residences.

These comparisons of the impacts of the alternatives to the previously proposed Master Plan would be similar
when applied to the Grady Ranch PDP, because the number of trips and construction area are similar to the
1996 Master Plan Project. Therefore, the noise impacts would be similar and the results of the comparison of
alternatives would be the same.
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AnyNew

of replacement housing elsewhere?

people, necessitating the construction

Do Proposed . Do 1996 Master
Circumstances AnyNew
Changes Involve . . Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzedin 1996 SignificantImpacts| Requiring New
Impacts or . - Measures
Master Plan FEIR. . or Substantially Analysis or
Substantially More e Address/Resolve
More Severe Verification?
Severe Impacts? Impacts?
Impacts?
14, Population and Housing. Would the Project:
a. Induce substantial population growth |1996 FEIR, Vol. No No Yes, but new No
in an area, either directly (for 1, Section 3.0, or more
example, by proposing new homes pp. 3.0-46 severe
and businesses) or indirectly (for significant
example, through extension of roads effects would
or other infrastructure)? not occur
b. Displace substantial numbers of Not analyzed. No No Yes, but new N/A
existing housing, necessitating the or more
construction of replacement housing severe
elsewhere? significant
effects would
not occur
c. Displace substantial numbers of Not analyzed. No No Yes, but new N/A

or more
severe
significant
effects would
not occur

DISCUSSION

Population and Housing was briefly analyzed in Section 3.8, “Effects of No Significance” (Nichols-Berman 1996,
p. 3.0-46), of the 1996 Master Plan FEIR. The FEIR concluded that because the proposed project use was
primarily office in nature, it would not individually or cumulatively adversely affect population growth rates
projected for the project area. The 1996 Master Plan FEIR also indicated that Marin County’s zoning code
requirements for low and moderate income housing were not applicable to the project, because residential uses

were not proposed.

In the 1996 Master Plan, up to 456,100 square feet of building floor area for up to 340 employees and overnight
guests were approved. The guest accommodations proposed in the Master Plan included seven detached
accessory cottages. In the proposed PDP, 15 to 20 guest suites would be incorporated into the third floor of the

Main Building.

a)

listed the following number of employees and guests at Grady Ranch per use: residential
accommodations, 6; main building, 319; day care/recreation building, 10; and gate house building 5.
The project applicant has indicated that the number of employees and guests under the Precise
Development Plan would be similar to, and would not exceed, what was proposed under the Master
Plan. The existing General Plan designation for the proposed project site is Planned Residential (at 1
unit per acre to 1 unit per 10 acres), consistent with proposed land uses allowed under the existing
General Plan designation. In addition, the 2007 Marin Countywide Plan identifies this third phase of the

The proposed project would result in up to 340 employees and overnight guests. The Master Plan FEIR
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Lucasfilm project and acknowledges its approved master plan (p. 3-221 of the 2007 MCP). Therefore,
development of the proposed intensity of use is consistent with the Marin Countywide Plan population
forecast (because the Master Plan was an approved action at the time the population forecasts were
prepared). Furthermore, the proposed project is an employment generating project and is not expected
to spur significant indirect growth from secondary economic activity. As proposed and approved in the
Master Plan, Grady Ranch would need to be annexed into 1) the Marin Municipal Water District
(MMWD) to allow expansion of water services to the development, and 2) Las Gallinas Valley Sanitary
District (LGVSD) for expansion of sanitary sewer services. These impacts were considered less-than-
significant (Nichols-Berman 1996, pp.5.10-12 through 5.10-16). It is expected that MMWD currently has
capacity to serve the development based on consultation between the project applicant and MMWD.
These consultations resulted in an agreement on the amount of water required by the project; and the
terms and cost of the project’s contribution of MMWD’s development of a sufficient water supply to
offset the amount of water required for the project.=ane-en=the-The terms and costs for the facilities
that would be needed to supply water to the project site after it is annexed to the District will be
determined after Skywalker Properties is eligible and applies for a pipeline extension with MMWD. The
project applicant would need to apply for a wastewater allocation at the LGVSD’s treatment plant. As
discussed below under Item 17a, the 1996 Master Plan FEIR stated that there was sufficient capacity to
serve the development. The County would not issue building permits without the project being granted
a wastewater allocation from the LGVSD (Nichols-Berman 1996, pp. 5.10-16). Water and sewer systems
would be extended to the development site from existing utility connections located along Lucas Valley
Road. Itis anticipated that utilities would be provided to the project site without the need to expand
existing infrastructure or treatment capacities; therefore, the proposed project would not induce
indirect growth resulting from the expansion or extension of infrastructure. Impacts associated with
population growth would be less than significant for development of the project.

b) No housing exists on the site. The project site is currently undeveloped. Therefore, the proposed project
would not displace any existing homes. No impact would occur.

c) The project site is currently undeveloped. Therefore, no demolition of housing or businesses would
occur and the proposed project would not displace any existing people. No impact would occur.

MITIGATION MEASURES

No significant impacts to population and housing would occur as a result of the project. Therefore, no
mitigation is required.

CONCLUSION

Changes to the proposed project since the time of prior environmental review would not result in new or
increased severity of significant impacts, because the proposed land uses, maximum number of
employment/overnight guests, and project site are essentially the same as proposed in the Master Plan. The
proposed project would be consistent with the current Marin Countywide Plan and would not result in any
significant impacts related to population and housing.

ALTERNATIVES

The 1996 FEIR did not analyze the potential population and housing impacts from implementation of the project
alternatives. No additional alternatives analysis is required because the Grady Ranch PDP would not result in a
significant impact.
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DoProposed | . "mYNew Do 1996 Master
Changes Involve Clrcun]stances Any Ne'yv Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzedin 1996 SignificantImpacts| Requiring New
MasterPlan FER, | . 'MPACSOr | "o, bstantially |  Analysisor Measures
Substantially More bk o Address/Resolve
Severe Impacts? More Severe Verification? Impacts?
Impacts?
15. Public Services.
a. Would the project result in substantial
adverse physical impacts associated
with the provision of new or physically
altered governmental facilities, need
for new or physically altered
governmental facilities, the
construction of which could cause
significant environmental impacts, to
maintain acceptable service ratios,
response times or other performance
objectives for any the public services:
i. Fire protection? 1996 FEIR; No No No Yes
Section 5.10,
pages 5.10-1
through 5.10-9
ii. Police protection? 1996 FEIR; No No No Yes
Section 5.10,
pages 5.10-10
through 5.10-
11
iii. Schools? Not analyzed No No Yes, but new N/A
or more
severe
significant
effects would
not occur
iv. Parks? 1996 FEIR; No No No Yes
pages 5.10-17
through 5.10-
22,
v. Other public facilities? 1996 FEIR; No No No Yes
pages 5.10-1
through 5.10-9

DISCUSSION

In the Grady Ranch PDP, the proposed Gate House to be located on the Main Entry Road beyond the bridge over
Miller Creek, would also be used as headquarters for onsite fire service, maintenance, and security. MMWD’s

facilities in Lucas Valley Road would provide water to the property line of Grady Ranch. :
i i The code-required fire flows would be met through the use of the onsite 400 OOO-

gaIIon tank Iocated on the hill behind the main building. If some or all of the required flow can be provided by
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the MMWD system, this tank may be reduced or eliminated. Adequate fire flow would require private on-site
facilities, including pumps and storage tank(s), the adequacy of which would be determined by the governin

fire agency.

The 2007 Marin Countywide Trails Plan map identifies the northern half of Grady Fire Road as an existing trail
and proposes construction of a trail that would connect northern Grady Fire Road to Luiz Fire Road, located east
of Grady Fire Road (MCP 2007b). Since publication of the Countywide Plan, this trail has been constructed.
Because of County trails standards, the entire trail has been constructed on the Big Rock Ranch using the Luiz
Fire Road and other appropriate alignments.

ai. As described in both the Master Plan and proposed PDP, the project site is proposed for annexation into
the CSD for fire protection services around the building areas from the Marinwood Fire Department. Fire
protection for the State Responsibility Areas (all other acreage/wildland on the property) would be
provided by the Marin County Fire Department (MCFD). Paramedic service would be provided by the
City of San Rafael Fire Department as part of Paramedic Service Area B. As proposed in the Master Plan,
the Skywalker Ranch Fire Brigade would supplement the fire protection provided by the CSD and the
Marin County Fire Department and would handle fire prevention coordination with the agencies.

Fire and emergency medical response impacts were analyzed in the 1996 Master Plan FEIR (see Section
5.10, “Public Services”, Impact 5.10-1 through 5.10-6: pp. 5.10-4 through 5.10-9). With the exception
of Impact 5.10-4, “Wildland-Building Fire Exposure Impacts”, the Master Plan EIR concluded that the
project would result in less-than-significant fire and emergency medical response impacts. The 2007
Marin Countywide Plan identifies this third phase of the Lucasfilm project and acknowledges its
approved master plan (p.3-221 of the 2007 MCP). Therefore, development of the site with a use similar
in intensity to the proposed project was anticipated in the 2007 Marin Countywide Plan, and the
impacts were analyzed in the Marin Countywide Plan EIR and the Master Plan EIR. The proposed project
would not result in demand for fire protection beyond that which was analyzed in the Marin Countywide
Plan EIR and Master Plan EIR.

aii. Similar to the Master Plan, the proposed PDP indicates that the project would include its own private
security force. Police and protection service impacts were analyzed in the 1996 Master Plan FEIR (see
Section 5.10, “Public Services”, Impact 5.10-7 and 5.10-8: pp. 5.10-9 through 5.10-11). The Master Plan
EIR concluded that the project would result in less-than-significant impacts to police and protection
services. Similar to the discussion for fire protection service above, because development of the site
with a use similar in intensity to the proposed project was anticipated in the 2007 Marin Countywide
Plan, the impacts were analyzed in the Marin Countywide Plan EIR and the Master Plan EIR. The
proposed project would not result in demand for police protection beyond that which was analyzed in
the Marin Countywide Plan EIR and Master Plan EIR. Therefore, the project-related impact on police
protection service would remain less than significant.

aiii. The project’s potential impacts to schools were not analyzed in the Master Plan EIR. The project
anticipates up to 340 employees and overnight guests, similar to what was proposed under the Master
Plan. The proposed project is an employment generating use, consistent with the type and intensity
designated for Grady Ranch in the 2007 Marin Countywide Plan and 1996 Master Plan FEIR. Therefore,
the project-related impact related to schools is less than significant.

aiv. In the Master Plan, the Applicant offered fee ownership of 800 acres to the Marin County Open Space
District. The Marin County Open Space District has accepted this fee ownership. Mitigation Measure
5.10-14, “Trails Impacts” (page 5.10-21 and 22 of the 1996 Master Plan FEIR), of the Master Plan stated
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that, if the dedication of fee ownership of the public open space portion of Grady Ranch to a public
agency is selected, mitigations that refer to the Grady Ranch trail system would be required to be
implemented by that agency, and trail easements on Grady Ranch would not be necessary. Therefore,
implementation of Mitigation Measure 5.10-14 from the 1996 Master Plan FEIR would not be required,
and this would remain be less-than-significant impact. Changes to the project would not result in a new
significant impact or an increase in the severity of previously-identified impacts.

MITIGATION MEASURES

No new significant impacts or an increase in the severity of previously-identified impacts to public services
would occur as a result of the proposed project. Therefore, no new mitigation is required.

CONCLUSION

Changes to the proposed project since the time of prior environmental review would not result in new or
increased severity of impacts to public services because the proposed land uses, maximum number of
employment/overnight guests, and project site are the same as discussed in the 1996 Master Plan FEIR. The
proposed project would be consistent with the 2007 Marin Countywide Plan and would not result in any new
significant impacts related to public services.

ALTERNATIVES

The 1996 FEIR stated that under Alternative 1 (No Project) demands for public services and utilities would not
increase. Under Alternative 2, it is probable that the public services impacts would be greater, because of the
large amount of residential (rather than commercial) development proposed. Alternative 3 would result in
similar impacts as the proposed Master Plan.

These comparisons of the impacts of the alternatives to the previously proposed Master Plan would be similar
when applied to the Grady Ranch PDP, because the area to be developed and the operations of the Grady Ranch
Precise Development Plan would be similar to the previous project.
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facilities or require the construction or
expansion of recreational facilities
which might have an adverse physical
effect on the environment?

or more
severe
significant
effects would
not occur

DoProposed | . "mYNew Do 1996 Master
Circumstances AnyNew
Changes Involve . . Plan FEIR
Where ImpactWas New Significant Involving New Information Mitigation
Environmental Issue Area Analyzedin 1996 SignificantImpacts| Requiring New
Impacts or . - Measures
Master Plan FEIR. . or Substantially Analysis or
Substantially More e Address/Resolve
More Severe Verification?
Severe Impacts? Impacts?
Impacts?
16. Recreation.
a. Would the project increase the use of | Not analyzed. No No Yes, but new N/A
existing neighborhood and regional or more
parks or other recreational facilities severe
such that substantial physical significant
deterioration of the facility would effects would
occur or be accelerated? not occur
b. Does the project include recreational | Not analyzed. No No Yes, but new N/A

DISCUSSION

Recreation facilities were proposed under both project descriptions in the Master Plan and PDP. The only
difference in the Grady Ranch PDP is that the recreation facilities would be proposed to be located within the

proposed Main Building instead of a separate building.

a, b)

The 1996 Master Plan FEIR did not analyze the project’s potential effects to existing neighborhood and

regional parks or other recreational facilities. Recreational facilities are proposed within the Main
Building of the project and no new adverse physical effects on the environment would occur from
construction of the proposed recreational facilities, especially now that a separate building for such
facilities is no longer proposed. In addition, the project would not directly result in the construction of
new housing or the generation of new residents in Marin County that would necessitate the provision,
deterioration, or expansion of recreational facilities. No impacts to recreational facilities are

anticipated.

Potential impacts to recreational trails are addressed under the “Public Services” section of this checklist

and the 1996 Master Plan FEIR.

MITIGATION MEASURES

No impacts to recreational facilities are anticipated. Therefore, no mitigation is required.

CONCLUSION

No impacts to recreational facilities are anticipated. No changes in circumstances or revisions of the proposed
project in the PDP would result in new or substantially more severe significant environmental impacts.
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ALTERNATIVES

The 1996 FEIR did not analyze potential impacts on recreational resources resulting from implementation of the
project alternatives, because it did not address this topic. No additional alternatives analysis is required
because the Grady Ranch PDP would not result in a significant impact to recreational resources.
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AnyNew
DoProposed Circurrlstances AnyNew Do 1996 Master
Wherelmpact | Changes Involve . . -
. L Involving New Information Plan FEIR Mitigation
Environmental Issue Area Was Analyzedin | - New Significant Significantimpacts | Requiring New Measures
1996 Master Impacts or h :
PlanFER. | SubstantialyMore| Of>ustantally | - Analysisor - - Address/Resolve
Severe Impacts? More Severe Verification? Impacts?
Impacts?
17. Transportation/Traffic. Would the project:
a. Conflict with an applicable plan, 1996 FEIR; |No No No Yes
ordinance or policy establishing page 5.7-23
measures of effectiveness for the
performance of the circulation
system, taking into account all modes
of transportation including mass
transit and non-motorized travel and
relevant components of the
circulation system, including but not
limited to intersections, streets,
highways and freeways, pedestrian
and bicycle paths, and mass transit?
b. Conflict with an applicable congestion |1996 FEIR; No No Yes, but new |Yes
management  program, including, |Pages5.7-18 or more
but not limited to level of service 10 5.7-25 severe
standards and travel demand significant
measures, or other standards effects would
established by the county congestion not occur
management agency for designated
roads or highways?
c. Resultin a change in air traffic Not analyzed |No No No N/A
patterns, including either an increase
in traffic levels or a change in location
that results in substantial safety risks?
d. Substantially increase hazards due to {1996 FEIR; |No No No N/A
a design feature (e.g., sharp curves or |page 5.7-39
dangerous intersections) or
incompatible uses (e.g., farm
equipment)?
e. Result in inadequate emergency 1996 FEIR; |No No Yes, but new |Yes, with updates
access? page 5.7-39 or more
severe
significant
effects would
not occur
f. Conflict with adopted policies, plans, |1996 FEIR; |No No No N/A
or programs regarding public transit, |page 5.7-38
bicycle, or pedestrian facilities, or
otherwise decrease the performance
or safety of such facilities?
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DISCUSSION

To address transportation and traffic impacts, W-Trans reviewed all project description and transportation-
related materials, provided peer review, and provided the analysis discussion to answer the following
Environmental Checklist questions. W-Trans staff reviewed the 2010 Transportation and Circulation Update
report and consulted with Marin County Department of Public Works staff.

a)

b)

Impact 5.7 and Mitigation Measure 5.7-1(e) in the 1996 EIR address the need for a Transportation
Demand Management program as part of the project, including vanpools, buspools, and/or shuttle
service. This is echoed in Mitigation Measures 5.7-2(e) and 5.7-3(f). According to the analysis provided
in the February 2010 Transportation and Circulation Update submitted to the County by the applicant,
the project would include continued use of the Transportation Demand Management techniques that
are currently being applied at Skywalker Ranch and Big Rock Ranch. The techniques include rideshare
incentive programs. Results from a survey conducted during 12 weekdays in October 2009 show that
the program is successful, with approximately 15 percent of employees carpooling to work. Skywalker
Ranch and Big Rock Ranch provide flexible work schedules for employees and contractors. Coupled with
the off-peak times at which employees and guests typically travel, the project has a lower trip
generation than would typically be associated with a development of this size. This impact would be
addressed through implementation of Mitigation Measure 5.7-1(e) of the 1996 DEIR. No new significant
impact or an increase in the severity of a previously identified significant impact would occur.

Impact 5.7-1 in the 1996 Master Plan FEIR described Level of Service impacts at four intersections along
Lucas Valley Road-Smith Ranch Road (Miller Creek Road, Los Gamos Road, US 101 South Ramps, and US
101 North Ramps). Mitigation Measures 5.7-1(a) through (d) addressed these impacts. The applicant
has paid “fair-share” fees toward planned improvements at three of these locations and paid for the
construction of a traffic signal at Miller Creek Road. Impact 5.7-2 includes the above locations as well as
the two ramp intersections on Miller Creek Road at US 101. Mitigation Measure 5.7-2(f) requires
signalization of both intersections at the Miller Creek Road interchange with US 101. Under long-range
volumes, as detailed for Impact 5.7-3 and Mitigation Measure 5.7-3(a), improvements are needed at
Lucas Valley Road/Mt. Lassen Drive, and Mitigation Measure 5.7-3(c) addresses improvements needed
at Lucas Valley Road/Las Gallinas Avenue.

Since the publication of the 1996 Master Plan FEIR, changes along Lucas Valley Road include the
signalization of the Miller Creek Road intersection, signalization of the US 101 southbound ramp
intersection, and repaving of Lucas Valley Road from west of Las Gallinas Avenue to Westgate Drive,
with the provision of Class Il on-street bicycle lanes. The project, as evaluated in the February 2010
Transportation and Circulation Update, remains at 340 employees, which is the independent variable
used for trip generation estimates. The Grady Ranch PDP would not result in numbers of new
employees greater than the previous estimate. No new significant impact or an increase in the severity
of a previously identified significant impact would occur as a result of the rate of trip generation.

In the 1996 Master Plan FEIR, the impact at Lucas Valley Road/Mt. Lassen Drive was projected under
Long-Range Cumulative Conditions. However, in the Transportation and Circulation Update this
intersection is projected to operate unacceptably during the AM peak hour under Existing plus Project
volumes.

Although the applicant has paid “fair share” fees toward future improvements to address the previously
expected, cumulative congestion impact based on the findings in the 1996 Master Plan FEIR, the
Transportation and Circulation Update indicates that the impact at Lucas Valley Road/Mt. Lassen Drive is
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d)

now expected to occur under Existing plus Project volumes. This significant impact would change from a
cumulative impact to a project-specific impact. This is not a new or substantially more severe significant
impact; rather, it reflects a change in the timing of the significant impact identified and adequately
addressed in the 1996 Master Plan FEIR.

Payment of “fair share” fees together with the construction of the traffic signal at Lucas Valley
Road/Miller Creek Road was deemed adequate mitigation under the 1996 Master Plan FEIR. Lucasfilm
Ltd. paid its “fair-share” fees to the Marin County Department of Public Works in September 2000 for
road improvements at eight locations, including the Lucas Valley/Mt. Lassen intersection. The County
has determined that payment of these fees remains adequate to address the previously identified
project impacts. These impacts would remain less than significant after mitigation.

As discussed above, the nearest public airport, Gnoss Field, is located approximately 7.5 miles northeast
of the project site and 2 miles northeast of Novato. The closest private airstrip to the project site is San
Rafael/Marin Ranch Airport, located 4.6 miles east of the project site. The Main Building would be built
up to 51 feet from the floor of the first level to the top of the wall above the third level. The height of
the building would extend an additional 34 feet to the highest point at the top of the towers. The
building would be situated partially underground to minimize the aboveground mass. Local topography
includes nearby ridgelines that are considerably higher than the tallest elements of the Main Building.
Given the distance of the nearby airports from the project site, local topography, and the nature of the
project (i.e. office uses in a three-story building), the proposed project would not result in a change in air
traffic patterns or a change in location that results in substantial safety risks. The impact would be less
than significant.

The traffic circulation and project entrance features of the proposed PDP would improve local traffic
safety conditions on Lucas Valley Road by realigning the road and providing intersections with proper
sight distances. Further review of sight distance was performed and it appears that sight lines would be
adequate to meet AASHTO minimum recommended sight distance for turning left from a minor street
(555 feet) and turning right (480 feet) based on the grading plan provided. The previously-identified
less-than-significant impact related to stopping sight distance (Impact 5.7-6) would remain less than
significant.

The 1996 DEIR addresses this issue as regards the site’s primary access point. Mitigation Measure 5.7-7
required the widening of Lucas Valley Road to provide an eastbound left-turn acceleration lane and a
westbound right-turn deceleration lane. The project as currently proposed would include separate left-
turn and right-turn lanes for egress from the site, resulting in acceptable operating conditions and
eliminating the need for the westbound left-turn acceleration lane.

The Transportation and Circulation Update indicates that Mitigation Measure 5.7-7 is no longer
necessary, but recommends installation of right-turn tapers for both inbound and outbound
movements.* An independent analysis was performed to determine the potential need for turn lanes
based on criteria other than level of service. This analysis confirms that an eastbound left-turn pocket is
not needed, but westbound right-turn tapers are warranted, as indicated in the updated traffic analysis.
No new significant impact or an increase in the severity of a previously identified significant impact
would occur related to emergency access. Modifying the previously identified mitigation with Mitigation
Measure TRANS-1 (below) would update the recommended improvements to current needs and
maintain this impact as less than significant after mitigation.

4 It should be noted that the analysis contains an error in that the eastbound through and left-turn p.m. peak hour volumes are reversed in the

calculations, though the results for traffic exiting the site would be almost the same.
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f)

The 1996 DEIR noted that the project would be expected to generate very few transit trips and little
pedestrian traffic given that the project is not served by transit nor is it near any activity centers.
Pedestrian activity would generally be limited to within the site itself. Bicycle trips were not addressed
in the 1996 DEIR. The February 2010 Transportation and Circulation Update indicates that the project
would generate little, if any, pedestrian traffic and some bicycle traffic. The volume of potential bicycle
traffic on local roadways would probably be minimal; however, County policies promote support of
bicycle transportation. The PDP includes spaces for 24 bicycles in the parking level of the main building.
The Transportation Management Plan for the proposed project includes the encouragement of
“alternative methods of transportation such as bicycles, public transit, and walking when possible.
Safety will always be emphasized. While the absence of facilities to promote bicycle use would not be a
significant environmental impact, some provisions to encourage bicycle trips could be considered as a
project design issue in light of County policies.

MITIGATION MEASURES

Mitigation Measure 5.7-7 would no longer be required. The following mitigation measure has been identified
through environmental review and would replace Mitigation Measure 5.7-7 to address potential impacts related
to project access. Previous mitigation measures requiring the payment of fair share fees towards intersection
improvements have been implemented and the project applicant has paid fees towards those improvements.
Mitigation Measure 5.7-1(e) addressed the need for a Transportation Demand Management Program (TMP).
Submittal of a TMP to the Department of Public Works will be coordinated with DPW staff to ensure the TMP
provides adequate detail prior to issuance of the first building permit.

1996 FEIR Mitigation Measures
5.7-1(e) In order to address the issue of project impacts in the AM and PM peak hours at the

impacted intersections, the project applicant would be responsible to implement the
following measure:

The existing Transportation Demand Management Plan for Skywalker Ranch should be
expanded to include proposed development on beth-Grady-and BigReek Ranches. In
addition to programs currently included in the Skywalker Ranch Employee Transportation
Program consideration shall be given to the establishment of a van/buspool or shuttle bus
for employees at Grady, Big Rock and Skywalker ranches. The components of such a system
could include the following:

Van/B Is - Vanpools could be used to transport employees from their homes or pre

arranged pick-ups points to the employment centers (Skywalker, Grady or Big Rock). Large
vans typically have capacities for up to 16 passengers. Operational costs could be
subsidized by Lucasfilm, or Lucasfilm employees. The typical cost for privately contracted
shuttle service is $50 to $55 per vehicle hour. Annual operating costs are typically $50,000
10 $75,000. Vehicles are usually owned by a private contractor, and the capitol cost is
included in the hourly operating rate.

This type of service requires a high degree of administrative coordination in terms of route
planning, vehicle scheduling and employee work schedules. Vanpool users would ideally be
made up of employees who would tend to drive along if this service were not available.
Conversely, a vanpool service should not supplant existing carpool arrangements (three to

four employees per vehicle).

huttl rvice - A shuttle van or bus service operating from a remote parking lot could be
effective in reducing project trips on Lucas Valley Road. As noted, large vans can carry up to
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