Mitigation Monitoring and Reporting Program

INTRODUCTION

The California Environmental Quality Act (CEQA) requires that a Lead Agency establish a program to report
on and monitor measures adopted as part of the environmental review process to mitigate or avoid
significant effects on the environment. This MMRP is designed to ensure that the mitigation measures
identified in the Environmental Impact Report (EIR) for the Guenoc Valley Mixed Use Planned
Development Project (Proposed Project) are fully implemented. The MMRP, as presented in Table 1,
describes the implementation and timing of mitigation responsibilities and standards, and verification of
compliance for the mitigation measures identified in the EIR.

Table 1 presents all applicable requirements of the recommended mitigation measures and is organized
in the same order as the contents of the 2020 EIR, as modified by the 2025 Final Partially Revised EIR
(PREIR), by topic. Monitoring responsibilities have been distributed between the County and the Applicant
under this MMRP. All monitoring actions, once completed, would be reported (in writing) to Lake County
staff, which would maintain mitigation monitoring records for the Proposed Project.

The components of the MMRP table are described below.

= Mitigation Measure: The mitigation measures are taken verbatim from the 2025 Final PREIR.
Mitigation measures are assigned the same number as in the PREIR.

= |mplementation and Timing: Identifies the timing for the implementation of each action.

= Responsibility for Implementation: Identifies the authority responsible for implementing the
mitigation measure.

= Responsibility for Monitoring: Identifies the authority responsible for monitoring
implementation of the mitigation measure.

PROJECT COMMITMENTS

In addition to mitigation responsibilities listed in Table 1, the Applicant has committed to certain actions
that would reduce the environmental effects of the Project, including effects related to wildfire
prevention and response. A number of project commitments are outlined in Table 2, along with the
timing, responsible party for implementation, and responsible party of monitoring. It should be noted that
Table 2 is not inclusive of all of the project’s environmental commitments. Other measures may be
described in the 2020 Final EIR, Volume II, Section 2.0 Project Description, the 2025 PREIR, and other
Project documents, including but not limited to the Design Guidelines and zoning ordinance requirements.

SETTLEMENT AGREEMENT MEASURES

In addition to mitigation responsibilities listed in Table 1 and project commitments in Table 2, the
Applicant voluntarily entered into a Settlement Agreement with the State of California. The Settlement
Agreement stipulated several Project Modifications that the Applicant has agreed to incorporate into the
Project pertaining to wildfire prevention and protection, greenhouse gas emissions, and land use, which
are listed in Table 3. The timing, responsible party for implementation, and responsible party of
monitoring, are also listed in Table 3.
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Table 1: Mitigation Monitoring and Reporting Plan

Mitigation Measure

Implementation and

Timing Implementing
3.1 Aesthetics
3.1-1 Off-Site Workforce Housing Lighting Design Lighting plans consistent
All exterior lighting shall be required to be of the fully-cut off and fully-shielded style With these requirements
to direct light downward (and not up or away) from the light source. The applicant ~ shall be submitted to
shall coordinate with the County to ensure the lighting plan is consistent with the County prior to approval of
International Dark Sky Association Model Lighting Ordinance. building permit. (Use
Permit COA)
3.2 Land Use and Agriculture
3.2-1 Right-to-Farm Disclosure Applicant to put note on Applicant/County
In accordance with the Lake County Code, the Applicant and/or HOA will inform Final Maps. County to
prospective buyers of property, future owners, and current occupants of the project require note to be
site of the County’s Right-to-Farm Ordinance. This notification requirement willbe  recorded with Final Maps.
included in the conditions, covenants, and restrictions (CC&Rs) for the Proposed
Project.
Additionally, buyers shall sign an acknowledgement of the disclosure statements
once informed of the Right-to-Farm Ordinance, which shall be kept on file by an
authorized agent of the Applicant and/or HOA. The notification shall include a
description of adjacent agricultural operations so that buyers within the Proposed
Project are aware of operational aspects of agricultural uses (e.g. noise, odors, and
dust). The disclosure shall also state that operations from the agricultural equipment
may routinely exceed the Lake County Noise Ordinance standards.
3.2-2  Agricultural Conservation Applicant to record Applicant/County

For every acre of prime farmland and unique farmland identified by the Farmland
Mapping and Monitoring Program that is converted to non-agricultural uses, the
Applicant shall place an agricultural conservation easement, deed restriction, or
other form of long-term permanent protection on farmland of equivalent quality to

agricultural conservation
easement, deed restriction,
or other form of long- term
permanent protection on

the farmland that would be converted. This farmland shall be permanently protected farmland as required by

and located within 100 miles of the Guenoc Valley Site. This farmland shall also have

County prior to submittal of

access to necessary infrastructure for farmland operations, such as roads. There shall Final Maps, and provide

be at least a 100-foot buffer between the easement and residential development (a
smaller buffer may be utilized if determined acceptable by the agricultural

commissioner).

proof of recordation with
submittal of Final Maps.
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Mitigation Measure

Implementation and Responsible for
Timing Implementing

Responsibility for
Monitoring

For Phase 1, this will require that approximately 86.7 acres of Prime Farmland, and
approximately 193.6 acres of Unique Farmland are permanently preserved in
accordance with this mitigation measure. The acreage requirements for future
phases will be based on the specific development proposals and associated area of
impacted farmland. The County shall verify the precise size of impact and therefore
the relative size of land to be conserved prior to approval of the associated final
phased tentative maps.

33

Air Quality

3.3-1

Measures to Reduce Short-term Construction Related Emissions

The following measures will be implemented by the Proposed Project to
reduce emissions of criteria pollutants and DPM from construction.

a) Prior to approval of Grading or Improvement Plans- (whichever occurs first) the
Applicant shall submit to LCAQMD a Construction Emission/Dust Control Plan
within 30 days prior to groundbreaking. The following shall be listed on the
improvement plans as standard notes:

=  During construction, emissions of fugitive dust from any active operation,
open storage pile, or disturbed surface area, shall be controlled so that dust
does not remain visible in the atmosphere beyond the boundary line of the
emissionsource.

=  When wind speeds result in dust emissions crossing property lines, and
despite the application of dust control measures, grading and earthmoving
operations shall be suspended and inactive disturbed surface areas shall be
stabilized.

=  Fugitive dust generated by active operations, open storage piles, or from a
disturbed surface area shall not result in such opacity as to obscure an
observer’s view to a degree equal to or greater than does smoke as dark or
darker in shade as that designated as No. 2 on the Ringlemann Chart (or 40
percent opacity).

= All exposed soils be watered as needed to prevent dust density as described
above and in order to prevent dust from visibly exiting the property.

= Any visible tracked out dirt on a paved road where vehicles enter and exit the

work area must be removed at the end of the workday or at least one time
per day. Removal shall be accomplished by using wet sweeping or a HEPA

Applicant to submit to Applicant
LCAQMD a Construction
Emission/Dust Control Plan
and other information
conforming to this Mitigation
Measure within 30 days prior
to groundbreaking. County to
review prior to issuing
Grading or Improvement
Plans- (whichever occurs
first). (Use Permit COA)

County
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Mitigation Measure

Implementation and
Timing

Responsible for
Implementing

Responsibility for
Monitoring

b)

c)

filter equipped vacuum device. Dirt from vehicles exiting the site shall be
removed through the use of a gravel pad, a tire shaker, a wheel wash system,
or a pavement extending for not less than 50 feet from the intersection with
the paved public road.

All haul trucks transporting soil, sand, or other loose material offsite

shall be covered.

All vehicle speeds on unpaved roads shall be limited to 25 mph.

During construction the contractor shall, where feasible, utilize existing
power sources (e.g., power poles) or clean fuel (i.e. gasoline, biodiesel,
natural gas) generators rather than temporary diesel power generators.

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 measure Title 13, Section 2485 of California
Code of Regulations [CCR]). Clear signage shall be provided for construction
workers at all access points. Signs shall be posted in the designated queuing
areas of the construction site to remind off-road equipment operators that
idling time is limited to a maximum of 5 minutes.
In conjunction with the submittal of the Construction Emission/Dust Control
Plan, the prime contractor shall submit to the District a comprehensive inventory
(i.e., make, model, year, emission rating) of all the heavy-duty off-road
equipment (50 horsepower or greater) that will be used in aggregate of 40 or
more hours for the construction project. If any new equipment is added after
submission of the inventory, the prime contractor shall contact the LCAQMD
prior to the new equipment being utilized. Except in the event of emergency
work, when no notice shall be required, the project representative shall provide
the District, at least one business day prior to the use of subject heavy-duty off
road equipment with the anticipated construction timeline including start date,
name and phone number of the property owner, project manager and on-site
foreman. The equipment inventory shall meet the minimum requirements as
specified in MM 3.3-1c, including the use of Tier 4 engines or better to the
maximum extent feasible, and Level 3 Diesel Filters during all phases of
development.
To the maximum extent feasible, the contractors shall utilize Tier 4 engines or
better, and Level 3 Diesel Filters during all phases of development. Compliance
must be demonstrated with submittal of the equipment inventory, prior to
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Mitigation Measure

Implementation and Responsible for

Responsibility for

Timing Implementing Monitoring
approval of dust control plans.

3.3-2 Project Measures to Reduce Operational Emissions Applicant to prepare TDM Applicant County
Prior to the issuance of the first certificate of occupancy for the relevant portion of Program compliant with this
the project (i.e., residential or commercial), as appropriate, the Applicant shall Mitigation Measure and
provide documentation to the County that the following measures have been submit to County. County to
achieved. It should be noted that these measures do not apply to on-going uses review and approve prior to
within the property that are not a component of the Proposed Project, including issuance of the first
agricultural operations conducted under third party leases. certificate of occupancy.

(Use Permit COA)
Transportation Demand Management Measures
Implement MM 3.13-4 to develop and implement a Transportation Demand Lighting plans consistent
Management (TDM) Program to achieve a reduction in vehicle miles traveled (VMT) with these requirements
as a result of the Proposed Project. At a minimum these measures will include: shall be submitted to
= Dedicated on-site parking for shared vehicles (vanpools/carpools); County prior to approval of
= Adequate, safe, convenient, and secure on-site bicycle parking and storage in  building permit. (Use Permit
the commercial portion of the project; and COA)
= Use of an electric fleet for internal transport vehicles (excluding trucks and
other ranch vehicles for on-going agricultural and grazing activities) to the Impr-ovemen.t Plans
extent feasible (no less than 75%), including the golf course. con5|.stent with these
requirements shall be
Project Wide Measures submitted to Co_unty prior
. L . Lo L to approval of Final Maps.
= Use energy-efficient lighting that will reduce indirect criteria pollutants and (TM COA)
greenhouse gas (GHG) emissions. Using energy-efficient lighting will reduce
energy usage and, thus, reduce the indirect GHG emissions from the Proposed
Project. Energy-efficient lighting includes adaptive lighting systems or systems
that achieve energy savings beyond those required by Title 24 lighting
requirements to the maximum extent feasible.
= Utilize low-flow appliances and fixtures; Use of state-of-the-art irrigation
systems that reduce water consumption including graywater systems and
rainwater catchment.
= Use of drought-tolerant and native vegetation.
=  Low volatile organic compound paint shall be utilized for parking areas and
the interiors and exteriors of both the residential and non-residential
Guenoc Valley Mixed-Use Planned Development Project Page 5
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Mitigation Measure

Implementation and
Timing

Responsible for
Implementing

Responsibility for
Monitoring

buildings.

Residential Measures

Facilitate achievement of zero net energy buildings through installation of
solar photovoltaic systems consistent with the 2019 Building Energy Efficiency
Standards, CCR Title 24 Part 6. Compliance with this requirement must be
demonstrated prior to issuance of occupancy permits for residential uses.
Provide electrical outlets on the outside of the homes or outlets within the
garages to encourage the use of electrical landscaping equipment.

Use water efficient landscapes and native/drought-tolerant vegetation.
Install smart meters and programmable thermostats.

Use energy-efficient appliances in the residences where available. These
include appliances that meet U.S. Environmental Protection Agency (USEPA)
Energy Star Criteria.

Resort/Commercial Measures

Facilitate achievement of zero net energy buildings through the construction
standards required under the 2019 Building Energy Efficiency Standards, CCR
Title 24 Part 6 and the use of rooftop or on-site photovoltaic systems, with or
without storage, or the acquisition of renewable energy or energy credits
from another source, or generation onsite. Zero Net Energy shall mean that on
a community-wide basis, the actual annual consumed energy will be less than
or equal to the renewable generated energy utilized. It is the Project’s goal to
obtain enough renewable electrical energy for the Project’s needs and to
distribute it throughout the Guenoc Valley Site. Therefore, renewable energy
supplies shall be secured and/or systems installed for each commercial
structure prior to issuance of its final certificate of occupancy.

Install on-site charging units for electric vehicles consistent with parking
requirements in California Green Building Standards Code Section 5.106.5.2.
Install electric water heating instead of gas water heating for some or all of
the project’s hot water needs, to the extent such technology is readily
available and commercially practicable.
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Mitigation Measure

Implementation and Responsible for

Responsibility for

Timing Implementing Monitoring
3.4 Biological Resources
3.4-1 Construction Best Management Practices (BMP) The applicant shall include Applicant County
A) Construction and staging areas shall not be larger than necessary and to the these requirements in
degree feasible shall be within areas otherwise scheduled for development. construction contracts. (Use
These areas shall be visibly demarcated prior to construction activities to Permit COA)
prevent unnecessary impacts. Equipment shall not be kept outside established
areas.
B) Construction areas shall be kept serviceably clean. Sufficient closed bins shall be
provided for trash and debris. Washout, track out, and dust control BMPs shall
be implemented as necessary. Construction vehicles and equipment shall be
clean and free of mud or vegetation that could introduce plant pathogens or
propagules of non-native plants. This includes equipment hauled onto the site.
C) Pets shall not be allowed within construction areas.
D) Construction activities shall be carried out such that sensitive habitats are
avoided. Materials shall not be placed where they may enter sensitive habitat,
receiving waters, or a storm drain, or be subject to wind or runoff erosion and
dispersion.
E) Equipment use shall be limited to the hours from 7:00 a.m. to 7:00 p.m. to the
extent possible. Exceptions may be made if approved by the County for
situations where a longer construction schedule would alleviate the potential
for adverse environmental effects
3.4-2 Work Environmental Awareness Training The applicant shall include Applicant County
Construction personnel working on the Proposed Project shall be provided with an these requirements in
Environmental Awareness Training tailored to the location they will be working on construction contracts. (Use
prior to the commencement of construction work by that personnel. This training Permit COA)
shall include materials that describe the sensitive habitats and special status wildlife
species with the potential to occur. Table 3.4-9 in Final EIR, Volume I, Section 3.4
dictates species for which environmental awareness training shall occur, based on
location.
Guenoc Valley Mixed-Use Planned Development Project Page 7
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Mitigation Measure Implementation and Responsible for  Responsibility for

Timing Implementing Monitoring
Guenoc Valley
Species Site (All Phases) Middletown
and Grange Housing Site
Road Connector
Pallid bat (Antrozous pallidus) X X
Ring-tailed cat (Bassariscus astutus) X
Townsend'’s big-eared bat (Corynorhinus X
townsendii)
Western red bat (Lasiurus blossevillii) X X
American badger (Taxidea taxus) X
Tricolored blackbird (Agelaius tricolor) X
Grasshopper sparrow (Ammodramus X
savannarum)
Golden eagle (Aquila chrysaetos) X
Long-eared owl (Asio otus) X X
Burrowing owl (Athene cunicularia) X
Northern harrier (Circus cyaneus) X
Olive-sided flycatcher (Contopus cooperi) X X
White-tailed kite (Elanus leucurus) X X
American peregrine falcon (Falco X
peregrinus anatum)
Bald eagle (Haliaeetus leucocephalus) X
Yellow-breasted chat (/cteria virens) X X
Least bittern (Ixobrychus exilis) X
Loggerhead shrike (Lanius ludovicianus) X X
Purple martin (Progne subis) X X
Yellow warbler (Setophaga [Dendroical X X
petechia brewsteri)
Yellow-headed blackbird X
(Xanthocephalus xanthocephalus)
Northwestern pond turtle (Actinemys X X
marmorata)
Foothill yellow-legged frog (Rana boylii) X X
Topics covered shall include relevant biological information on these species, and the
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Mitigation Measure

Implementation and

Responsible for

Responsibility for

Timing Implementing Monitoring

appropriate actions that shall be taken in the event of an occurrence. Training shall

also include a description of construction best management practices and the

importance of environmentally conscious construction. Training materials shall be

prepared by a qualified biologist who shall train a member of the contractor’s crew to

provide follow-up trainings to newly hired employees during the construction period.

The qualified biologist shall attend the Environmental Awareness Training quarterly,

at a minimum, to ensure that the training sufficiently covers the necessary materials.

These materials may be updated as new information is available. Construction

personnel shall sign a training log stating that they have received this training. Copies

of this training log shall be maintained on the Guenoc Valley Site and shall be made

available to inquiring agencies upon request.

Construction personnel will also be trained to identify nesting bird behavior that

indicates construction activities are causing a significant disturbance to nesting birds.

This behavior includes vocalizing, making defensive flights at intruders, getting up

from a brooding position, or flying off the nest. Should these behaviors be identified,

construction workers will be trained to halt work in the vicinity of the nest until a

qualified biologist determines a suitable nest buffer.

Should a special-status species be observed by construction personnel, the qualified

biologist will verify the observation and report the observation to CNDDB. The

qualified biologist shall also report observations of special-status species identified

during preconstruction surveys, if any.

3.4-3 General Special-Status Plant Mitigation The applicant shall perform Applicant County

A) Pre-construction botanical surveys of herb-dominated habitats (i.e. grasslands, pre-construction surveys
wetlands) with the potential to support special-status plants shall be conducted prior to groundbreaking as
within those areas scheduled for groundbreaking during one of the two described in Mitigation
appropriate identification seasons prior to ground breaking. It should be noted Measure 3.4-3, and
that surveys conducted in 2018 and 2019 for Phase 1 would meet the implement mitigation for
requirements of this measure for construction activities occurring in 2020 and identified species within
through a portion of 2021, depending on the exact timeframe of construction one year of identification
and the potential species impacted. Pre-construction surveys of shrub or and prior to occupancy. The
woodland dominated habitats with the potential to support special-status plants  County shall verify
shall be surveyed within one of the four appropriate identification seasons prior implementation of
to groundbreaking for each specific component of the Proposed Project. Initial mitigation prior to issuance
vegetation clearing along proposed roadways for fire management shall also be of certificates of occupancy
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Implementation and

Mitigation Measure ..
Timing

Responsible for
Implementing

Responsibility for
Monitoring

subject to these standards. Pre-construction surveys shall be completed by a (Use Permit COA)
qualified biologist during the appropriate identification period for plants with the
potential to occur in the area scheduled for ground breaking. Results of the pre-
construction survey shall be maintained on the Guenoc Valley Site and available
to agencies upon request.
B) Inthe event that the results of the pre-construction special-status plant surveys
identify the presence of individual special-status plants within areas identified for
ground disturbance activities, one of the following measures shall be conducted.

1) Individual occurrences of special-status plants shall be avoided by a
minimum of 20 feet when possible. This buffer shall be demarcated by a
qualified biologist with high-visibility fencing. Where ground disturbance
would occur within 100 feet upslope of occurrences of special-status plants
during the wet season (October 1 through April 1), silt fencing or straw
wattles shall be installed between the work area and the 20-foot setback and
shall not be removed until the disturbed areas have been revegetated or
otherwise stabilized.

OR

2) When avoidance of a special-status plant is not feasible, mitigation shall
occur through transplanting or compensatory planting of in-kind species.
Mitigation for special-status plants shall follow the general outline below.

i.  For compensatory plantings, in-kind species shall be planted at a
minimum ratio of 2:1. Monitoring of mitigation activities shall be
performed by a qualified biologist for a minimum of three years. The
qualified biologist shall prepare an annual report on the progress of
mitigation with recommended management actions. Mitigation shall
be deemed complete once the qualified biologist has determined
that the mitigation has achieved or exceeded 80 percent success
following the minimum three years of monitoring. Additional years of
monitoring and management shall occur should mitigation fail to
meet success criteria.

ii. Should transplanting of individual plants be considered, the
transplanting shall be overseen by a qualified biologist. Plants shall

Guenoc Valley Mixed-Use Planned Development Project
Mitigation Monitoring and Reporting Program

Page 10



Mitigation Measure

Implementation and

Responsible for

Responsibility for

Timing Implementing Monitoring
be relocated to suitable habitats and shall be within designated open
space as possible. A quantified biologist shall monitor all
transplanted individuals for a minimum of three years to ensure
successful establishment. The qualified biologist shall prepare an
annual report on the success of transplanted plants. Should
transplanting fail, compensatory actions shall occur as outlined
under (i).

iii. Consultation with CDFW or USFWS shall occur as necessary, based on
regulatory jurisdiction, should a special-status plant that does not
have a history of successful transplantation and was not previously
identified within the Phase 1 Area of Potential Effects be observed
during preconstruction botanical surveys. For species with a
demonstrated history of successful transplantation, then mitigation
shall follow steps (i) and (ii) above.

iv. If project activities cannot avoid take of federally or state listed plant
species, the applicant shall obtain a California Endangered Species
Act (CESA) Incidental Take Permit (ITP) or a Consistency
Determination (CD) through CDFW and/or USFWS prior to initiating
any work that may result in take of State-listed species.

3.4-4 American Badger Impacts The applicant shall perform Applicant County
No more than 14 days before the start of ground disturbance activities on or within pre-construction surveys no
200 feet of open grassland, a qualified biologist shall conduct pre-construction more than 14 days before
surveys to determine if American badger dens are present. If no dens are observed, the start of ground
no further mitigation is necessary. If American badger dens are determined to be disturbance activities on or
present, the biologist shall monitor for activity to determine whether the den is within 200 feet of open
active. If the den is determined to be occupied by a female with young, a 50-foot grassland as described in
buffer shall be demarcated with high-visibility flagging until the qualified biologist has  Mitigation Measure 3.4-4,
determined that young have matured and dispersed. No construction activities shall and implement avoidance
occur within the buffer while the den is actively supporting dependent young. measures if required as

described in Mitigation
If the den is determined to be active, but a female with young is not present, CDFW Measure 3.4-4. The
shall be contacted to determine if burrow exclusion using passive measures such as applicant shall include these
one-way doors or equivalent may be utilized. Exclusion activities shall be attempted requirements in
for a minimum of three days to discourage their use prior to any project-related construction contracts. (Use
ground disturbance. If the biologist determines that the dens have become inactive Permit COA)
as a result of the exclusion methods, dens shall be excavated by hand to prevent
Guenoc Valley Mixed-Use Planned Development Project Page 11
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Mitigation Measure

Implementation and

Responsible for

Responsibility for

Timing Implementing Monitoring
them from being re occupied during construction.
3.4-5 Ringtail Impacts The applicant shall perform Applicant County
No more than 14 days before the start of ground disturbance activities within open pre-construction surveys as
grassland, oak woodland, or riparian forest habitat, a qualified biologist shall conduct  described in Mitigation
pre-construction surveys to determine if ringtail dens are present. If no active ringtail Measure 3.4-5 no more
dens are observed, no further mitigation shall be recommended. If active ringtail dens than 14 days before the
are determined to be present within the work area, the biologist shall notify Lake start of ground disturbance
County and develop an avoidance plan using best available scientific practices, in activities within open
consultation with CDFW, to ensure impacts to the species are avoided prior to the grassland, oak woodland, or
initiation of construction activities. The plan shall include an appropriately sized riparian forest habitat, and
avoidance buffer based on environmental conditions of the den site and project implement avoidance
activities proposed in the vicinity. measures if required. The
applicant shall include these
requirements in
construction contracts. (Use
Permit COA)
3.4-6 Bat Maternity Roosts and Special-Status Bat Impacts The applicant shall perform Applicant County
A habitat assessment shall be conducted by a qualified biologist for potentially pre-construction habitat
suitable bat habitat within six months of the start of project construction activities. assessment and
The habitat assessment shall include a visual inspection of suitable habitat features presence/absence surveys
(e.g., trees, bridges, and other structures) for suitable bat roosting habitat within the  as described in Mitigation
project area and a minimum of a 500-foot radius adjacent to these areas that may be = Measure 3.4-6, and
impacted by Project activities. implement avoidance
measures as described in
If no potential bat habitat is observed, no further mitigation shall be necessary. If the  Mitigation Measure 3.4-6 if
habitat assessment reveals potentially suitable bat roost habitat, then a qualified bat  required. The applicant shall
biologist shall do a presence/absence survey within 30 days of the start of include these requirements
construction. If bats are present, then the qualified biologist shall develop a bat in construction contracts.
avoidance plan that shall identify: (Use Permit COA)
1. The location of the roosting sites;
2. The number of bats present at the time of assessment (count or estimate);
3. The species of bats present;
4. The type of roost: maternity, hibernaculum, or a roost;
5. Species specific measures to avoid and minimize impacts to bats. The bat
Guenoc Valley Mixed-Use Planned Development Project Page 12
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Implementation and

Mitigation Measure ..
Timing

Responsible for
Implementing

Responsibility for
Monitoring

avoidance plan shall evaluate the length of time of disturbance, equipment
noise, and type of habitat present at the project.

If an occupied bat roost is found and is occupied either during the maternity season
(Apr 15 - Aug 31) or during the hibernaculum period (Nov 1 - Feb 28), the qualified
bat biologist shall establish a no-disturbance buffer around the roost in consultation
with CDFW. The width of the buffer shall be determined by the qualified biologist
based on the bat species, site specific conditions, and level of disturbance. The buffer
shall be maintained until the qualified bat biologist determines that the roost is no
longer occupied or construction near the buffer has been completed.

For structures that must be removed that have been identified as containing an active
bat roost, exclusion shall occur outside of the maternity or hibernaculum periods
described above. The qualified bat biologist shall prepare a plan for the passive
exclusion of the bats from the roost, in consultation with CDFW.

Trees that must be removed that have been identified as potentially suitable bat
habitat shall be removed using the two-day phased removal method. On day 1,
branches and small limbs not containing potential bat roost habitat (cavities, crevices,
exfoliating bark, etc.) shall be removed using chainsaws only. The remainder of the
tree shall be removed on day 2.

Removal shall occur during seasonal periods of bat activity. Removal shall occur as
possible outside of maternity season. The maternity roosting season for bats is
approximately February 1 through September 1 (but varies due to rainfall and
temperature). The best time for removal of structures that may support maternity
roosting is between March 1 and April 15.

If an active maternity roost or hibernaculum is detected, the tree(s) or structures shall
be retained until after there is no longer a hibernaculum present, or until after the
young bats are no longer dependent on their parents for care as determined by a
qualified biologist. If a special-status bat roost is observed during preconstruction
surveys, appropriate avoidance or exclusion measures shall be developed in
consultation with CDFW as described above.
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Mitigation Measure

Implementation and
Timing

Responsible for
Implementing

Responsibility for
Monitoring

3.4-7

Artificial Lighting Impacts

Lighting fixtures associated with the construction and operation of the Proposed
Project shall be designed to ensure maximum efficiency, eliminate direct upward
light, and reduce spill consistent with Design Guidelines and shall follow the general
principles below:

=  Site-wide lighting shall promote dark sky policies;

= Lighting along roadways, pathways, and within parking areas shall only be used
to the extent necessary to guide nighttime navigation and ensure safety and
security;

= Lighting shall not be placed or illuminate higher than necessary to provide
efficient lighting for its intended purpose;

= Lighting shall be deliberately directed downward and away from sensitive habitat
types;

= Nighttime lighting shall also be reduced to the maximum extent feasible by

turning off lights from the hours of 11 p.m. to 7 a.m., unless they are essential for

safety or security purposes and are properly designed and installed to reduce
light spillage. Lights that must be used during these designated nighttime hours
shall be dimmed in order to reduce the intensity of light projected by the
Proposed Project as possible and shall be minimized as appropriate through
motion-sensitive lighting, lower intensity lights, and appropriately programmed
timed lights.

Appropriate lighting consistent with these measures and the Proposed Project’s
Design Guidelines shall be adhered to for all phases of construction at project-related
sites.

Lighting plans consistent
with these requirements
shall be submitted to
County prior to approval of
building permits. (Use
Permit COA)

Applicant

County

3.4-8

Special-Status Birds — Nesting

General Nesting Bird Survey Requirements: Should any groundbreaking or
construction-related work begin within the general nesting season (February 1
through August 31), a pre-construction nesting bird survey on and within 500 feet of
ground-disturbing activities shall be completed by a qualified biologist no more than
five days prior to the start of work. If no active nests are observed, no further
mitigation shall be recommended.

If active nests are observed during the pre-construction survey, a qualified biologist
shall demarcate a protective, high-visibility buffer around the nest. Buffer size shall be

Should any groundbreaking
or construction-related
work begin within the
general nesting season
(February 1 through August
31), the applicant shall
perform a pre- construction
nesting bird survey as
described in Mitigation
Measure 3.4-8, and

Applicant

County
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determined by the biologist based on species, nest location, planned disturbance
footprint, and presence of any visual or auditory buffers. The qualified biologist shall
also consider any species-specific plans related to acceptable nest-avoidance
measures compared to anticipated disturbance levels of construction. The
exclusionary buffer shall remain in place until the chicks have fledged, are feeding
independently and are no longer dependent on the nest as determined by a qualified
biologist. The qualified biologist shall regularly monitor the nest and shall have stop
work authority if construction activities are having an adverse impact on the nest.

If a lapse in project-related work of fourteen (14) calendar days or longer occurs, the
qualified biologist shall complete another focused survey before Project construction
work can be reinitiated.

Project Proponent Responsibility: It is the Project proponent’s responsibility to
comply with Fish and Game Code Sections 3503, 3503.5, and 3513, regardless of
the time of year

Additional Raptor Survey Requirements: Due to the known presence of several
nesting raptor species, including eagles, on the overall Guenoc Valley Site primarily
outside of the APE, targeted surveys for active raptor nests shall be conducted within
0.5 mile of groundbreaking or construction-related work. The pre- construction
surveys shall be conducted in accordance with the most current guidance available
from USFWS and CDFW. If a fully protected or otherwise listed bird species is
determined to be present on or within 0.5 miles of the work area, consultation with
the USFWS and/or CDFW, based on regulatory jurisdiction, shall occur and any
measures recommended or required by those agencies shall be incorporated into the
project design.

Additional Tricolored Blackbird Survey Requirements: Prior to initiation of
construction in areas containing or adjacent to tricolor blackbird (TRBL) habitat
(typically characterized by emergent vegetation) a qualified biologist shall conduct
protocol-level surveys within a 0.25-mile radius of project work areas to evaluate the
presence of TRBL breeding colonies, suitable nesting and foraging habitat. Surveys
shall be conducted during the nesting season (March 15 to July 31). If construction is
initiated in the project work area during the nesting season, three (3) surveys shall be
conducted within fifteen (15) days prior to the construction activity, with one of the

implement avoidance
measures as described in
Mitigation Measure 3.4-8 if
required. The applicant shall
include these requirements
in construction contracts.
(Use Permit COA)
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surveys within three (3) days prior to the start of the construction. The surveys shall
be based on survey methods identified in the Results of the 2017 Tricolored Blackbird
Statewide Survey, Appendix 1 (Meese 2017). If breeding colonies are found, the
foraging behavior of the colony shall also be documented. Many TRBL breeding
colonies expand over time as additional birds are recruited at the edges of
established colonies. For this reason, it is important to reassess the extent of a
breeding colony before the start of construction activities. If TRBL are found, no work
shall begin until CDFW has been consulted with to determine the appropriate
avoidance or minimization measures and compliance with CESA can be
demonstrated.

3.4-9

Special-Status Birds — Burrowing Owl

A pre-construction survey shall be performed by a qualified biologist prior to the start
of ground disturbing activities where suitable burrowing owl burrows (such as ground
squirrel complexes) are present. The survey shall be performed according to the
standards set forth by the Staff Report for Burrowing Owl Mitigation (CDFW, 2012).
Pre- construction surveys shall occur no more than 14 days prior to ground
disturbance.

Should a burrow be observed in use by a burrowing owl, or if a burrow shows signs of
use (pellets, whitewash, feathers), no work shall begin until appropriate burrowing
owl avoidance or minimization measures have been established by the qualified
biologist. The size of the no disturbance buffer shall be consistent with the Staff
Report on Burrowing Owl Mitigation shown below:

Medium Disturbance
1,650 feet
650 feet
330 feet

Low Disturbance
650 feet
650 feet
165 feet

Time of Year:
4/1-8/15

8/16 —10/15
10/16 - 3/31

High Disturbance
1,650 feet
1,650 feet
1,650 feet

The no disturbance buffer shall be clearly marked with high-visibility flagging, signage,
or other methods determined by the qualified biologist.

To ensure the buffer is sufficiently sized to avoid take, the qualified biologist shall
conduct a minimum of two days of baseline monitoring of burrowing owl behavior
prior to the start of project activities and then be onsite to monitor the burrow during
the start of project activities. No disturbance buffers shall remain in place until the

The applicant shall perform  Applicant/County
a pre- construction survey

as described in Mitigation
Measure 3.4-9 no more
than 14 days prior to ground
disturbance, and implement
avoidance measures as
described in Mitigation
Measure 3.4-9 if required.
The applicant shall include
these requirements in
construction contracts. (Use
Permit COA)

County
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qualified biologist determines the burrow is unoccupied by adults or young
(occupation includes individuals or family groups using the burrow or foraging on or
near the site following fledging). Should project activities cause burrowing owls to
exhibit territorial or agitated behavior (e.g. flushing, vocalizing, making defensive
flights at intruders, etc.) then the no disturbance buffer shall be increased such that
activities are far enough from the burrow so that the bird(s) no longer display the
agitated behavior. Any reductions or modifications to this buffer shall be approved by
CDFW prior to its implementation. The buffer reduction request shall include relevant
rationale and may propose new measures to further justify the buffer reduction.

3.4-10 Northwestern Pond Turtle Impacts — Construction The applicant shall schedule Applicant/County County
To the extent possible, initial ground disturbance, vegetation clearing, and associated initial ground disturbance
project activities within 300 feet of ponds, reservoirs, or wetted streams where per in Mitigation Measure
northwestern pond turtle has been documented or may potentially occupy, as 3.4-10. If such a schedule is
determined by a USFWS-approved qualified biologist, shall occur between July 1 and not possible, the applicant
October 31 to avoid the peak nesting season and winter inactivity periods for shall perform a pre-
northwestern pond turtle. construction survey as

described in Mitigation
If work must occur within 300 feet of occupied or potentially occupied aquatic habitat Measure 3.4-10 for work
between November 1 and June 31, a qualified biologist will conduct a preconstruction  within 300 feet of ponds,
survey and identify areas with potential to support nesting or occupation by reservoirs, or wetted
overwintering turtles, as applicable, depending on the season. These specific areas streams with the potential
will be avoided if feasible. If these areas cannot be avoided, a qualified biologist will to support northwestern
conduct a pre-construction survey within 48 hours of the start of construction in these pond turtle, and implement
identified areas to survey for turtle nests. Any active nests will be flagged and avoidance measures as
avoided. If nests cannot be avoided, the USFWS-approved qualified biologist will described in Mitigation
contact the USFWS to determine next steps. Any measures prescribed by USFWS to Measure 3.4-10 if required.
avoid take of nesting northwestern pond turtle shall be adhered to. The applicant shall include

these requirements in
During the active period and outside of peak nesting (July 1 to October 31), a construction contracts. The
preconstruction survey for northwestern pond turtle shall be completed by a qualified applicant shall include all of
biologist no more than 14 days prior to the start of work within 300 feet of ponds, these requirements in
reservoirs, or wetted streams with the potential to support northwestern pond turtle.  construction contracts. (Use
If the species is observed, the biologist shall provide measures to avoid direct impacts  Permit COA)
based on the planned work. Such measures may include a protective no-work buffer,
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exclusion fencing, monitoring, or coordination with CDFW and USFWS if relocation is
required. These measures shall be implemented in the following manner:
= If a no-work buffer of 300 feet is feasible, it shall be applied and no work shall
occur within it.

= If a no-work buffer of 300 feet is not feasible, work may occur with an on-site
biological monitor, or after the installation of an exclusion fence facilitated by the
qualified biologist that encircles areas with potential to support pond turtles or
otherwise prevents pond turtles from entering the impact area. Exclusionary
fence shall be constructed of silt fence no lower than 24 inches in height and the
bottom edge will be buried or otherwise secured to the ground to prevent turtles
from crossing go under it. A qualified biologist will inspect the exclusion fence
after its installation.

= Ifapond turtle would be reasonably expected to incur injury from project work,
a qualified biologist may relocate a pond turtle after coordinating with CDFW and
USFWS.

3.4-11 Foothill Yellow-Legged Frog Impacts — Construction The applicant shall schedule Applicant/County County
Work within 100 feet of any wetted stream feature or associated riparian area where  work within 100 feet of any
foothill yellow-legged frog (FYLF) has been documented shall occur during the dry wetted stream feature or
months (July 1 through October 31) as possible. Timing shall also occur outside of the  associated riparian area
FYLF breeding season (March 1 to June 30) to the extent possible. If work must occur ~ where foothill yellow-
between October 31 and June 30, a monitor shall be present, or FYLF shall be legged frog (FYLF) has been
excluded from active work areas by an exclusionary fence that is at least 24 inches tall documented per in
and has a no-climb barrier installed along the top. Prior to commencement of work, a  Mitigation Measure 3.4-11.
qualified biologist will inspect the fence and work area to ensure proper installation If such a schedule is not
and clearance of FYLF. possible, the applicant shall

perform a pre- construction
Pre-construction surveys for FYLF within any wetted stream feature near a work area  survey as described in
shall be conducted by a qualified biologist within 5 days of the onset of construction Mitigation Measure 3.4-11
activities. Surveys shall cover between left and right bankfull at least 500 feet no more than five days prior
upstream and 500 feet downstream of the work area for presence of all life stages. to the onset of construction
Surveys shall extend up to 30 feet above bankfull within 100 feet of work areas when  activities, and implement
suitable, accessible habitat is present. Surveys shall be conducted during the day and  avoidance measures as
under optimal conditions for detecting FYLF. Additional pre-construction surveys may described in Mitigation
be required as determined by the qualified biologist. If FYLF are detected, measures Measure 3.4-10 if required.
to avoid the species shall be implemented. Such measures may include, but are not The applicant shall include

Guenoc Valley Mixed-Use Planned Development Project Page 18

Mitigation Monitoring and Reporting Program



Mitigation Measure

Implementation and Responsible for

Responsibility for

Timing Implementing Monitoring
limited to, a protective no-work buffer, exclusion fencing, monitoring, and/or these requirements in
coordination with CDFW. These measures shall be implemented in the following construction contracts. The
manner: applicant shall include all of

these requirements in

= |If a work area is within 100 feet of a perennial or intermittent stream with construction contracts. (Use

potential to support FYLF and work must occur between November 1 and Permit COA)

March 1, a monitor will be present during work and will ensure that no FYLF

are harmed by project work. If FYLF are located during preconstruction

surveys within 500 feet of a work area that is within 30 feet of a wetted

stream between March 1 and July 1, a monitor will be present during work. If

FYLF are located within 100 feet of a work area that is located within 30 feet

of a stream between July 1 and November 1, a monitor will be present. Any

FYLF detected will be avoided by construction activities by at least 50 feet

unless the monitor is positioned between the FYLF and the construction

activity.
=  Work areas can optionally be enclosed with exclusion fence as described

above and no monitoring would be required.
= Ifa FYLFis found to be in a work area and cannot be avoided, the qualified

biologist will coordinate with CDFW to develop an acceptable relocation

strategy.

3.4-12 Invasive Species Management — Operation The applicant shall prepare Applicant County
Non-native wildlife shall not be intentionally released onto the Project site, with the a Bullfrog Management Plan
exception of approved stocking of fish within isolated waterbodies. In order to that meets the
address the creation of bullfrog habitat as a result of the Proposed Project, a Bullfrog  requirements of Mitigation
Management Plan shall be created. The Bullfrog Management Plan shall include the Measure 3.4-12 and submit
following provisions: to the County for review

prior to issuance of the first
=  Goals of the Bullfrog Management Plan; grading plans. (Use Permit
= |dentification of target areas for bullfrog management; COA) The applicant shall
= Appropriate management actions designed to remove invasive bullfrogs such  ensure that implementation
that an environmental benefit is achieved; of the Bullfrog Management
=  Asuitable method of monitoring, adaptive management, and reporting Plan and restrictions on the
throughout the duration of management. release of non-wildlife are
included in the CC&Rs and is
the responsibility of the
HOA. (TM COA)
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3.4-13 Aquatic Habitat Public Signage Signage shall be installed Applicant County
Signage at primary public access locations in proximity to western pond turtle or prior to issuance of the first
foothill yellow-legged frog habitat shall be posted that describes the sensitive nature  occupancy permit. (Use
of these habitat types and their importance within the Guenoc Valley Site ecosystem.  Permit COA) Maintenance
Signage shall also include action items for visiting public to encourage protection of of signage shall be the
these valuable resources. This may include, but is not limited to: responsibility of the HOA,
and this shall be included in
=  Proper collection and disposal of trash; the CC&Rs. (TM COA)
= Leashing of pets to prevent harassment of wildlife;
=  Passive activities to enjoy wildlife without disturbing natural behavior;
= Discouragement of removal of plants or other biological resources; and
= Restrictions on allowable transportation (vehicles, bicycles, horses, etc.) near
sensitive habitat.
Infrastructure shall also include waste receptacles sufficient in number and size to
service public use of the Guenoc Valley Site with regular service to prevent over
spilling. Removal of litter shall occur during servicing of waste receptacles.
3.4-14 Future Phases Biological Review Applicant shall include in Applicant/County County
Following the development of sufficient information related to future phases of application for SPD for
development and prior to any on the ground impacts, a qualified biologist shall future phases. County will
perform an updated and detailed analysis on impacts to biological resources within ensure that this mitigation
the future phases Area of Potential Effect. A report detailing any necessary survey is implemented prior to
methods, results, and analysis of potential future phases impacts shall be prepared to  approval of SPDs for future
determine the application of Mitigation Measures 3.4-1 through 3.4 13, 3.4-15 phases.
through 3.4-21, 3.9- 1, 3.9-2, and 3.10-2 to future phases, and the need for additional
mitigation measures beyond those measures to reduce impacts of future phases to a
less than significant level. The analysis shall be to the level of detail presented within
this EIR. Additional mitigation shall be presented for those impacts determined to be
significant or potentially significant following the inclusion of Mitigation Measures
3.4-1 through 3.4 13, 3.4-15 through 3.4-21, 3.9-1, 3.9-2, and 3.10-2. Additional
mitigation shall be designed such that impacts to biological resources are reduced to
less-than-significant levels and include avoidance, compensation, and monitoring
similar to mitigation identified for Phase 1.
3.4-15 Impact to Sensitive Habitats The applicant shall ensure  Applicant/County County
Sensitive habitats shall be avoided to the maximum extent feasible. In areas where that sensitive habitats are
full avoidance of sensitive habitat types is not possible, mitigation shall occur as avoided as described in
Guenoc Valley Mixed-Use Planned Development Project Page 20
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described below. This mitigation shall be applicable to impacts for purple
needlegrass, musk- brush chaparral, white alder grove, Brewer willow thicket, Sargent
cypress forest, serpentine rock outcrops, and native grasslands:

*  Preservation of in-kind habitat shall occur at a minimum ratio of 2 acre:1 acre.

= Areas designated for preservation shall be maximized within identified protection
areas, such as sensitive habitats within Habitat Connectivity Easement Areas.
Sensitive habitats within the Open Space Combining District that are not required
to mitigate for impacts to POU resulting from vineyard development approved in
the 2009 FEIR may be used for the purpose of this mitigation.

=  Preservation of in-kind habitat that occurs within residential lots shall occur only
within open space prohibited from development (including landscaping and
agricultural uses) by the Design Guidelines, or through the establishment of
habitat easements within the residential lots. Preservation of sensitive habitat for
the purposes of mitigation that occurs within deed-restricted open space shall be
identified within the deed restriction and shall prohibit the development of that
area identified for preservation. Preservation within deed-restrictions shall be
preserved in perpetuity as a condition of the deed.

=  Areas that are preserved for in-kind habitat that occur outside of residential lots,
Habitat Connectivity Easement Areas, and the Open Space Combining District
shall be avoided during future phases of development. Should unavoidable
impacts to in-kind habitat preservation areas occur during future phases of
construction, those impacts shall be subject to additional compensatory actions
set forth in this mitigation. Should insufficient habitat occur to offset future
impacts, a compensatory habitat restoration, enhancement, and/or creation
mitigation measure shall be prepared and approved by the County prior to on the
ground impacts of future development phases.

= Those areas selected for preservation shall be provided on a map to the County
and approved by the County.

Preservation of in-kind habitat shall be the preferred method of mitigation when
possible. The Applicant may additionally satisfy the 2:1 mitigation ratio through
restoration, creation, and/ or enhancement of in-kind habitat. “In-kind” requires that
habitats meet the classification criteria of their respective vegetative community as
defined during the appropriate biological surveys. Mitigation performed through
restoration, creation, or enhancement shall be performed under the supervision of a

Mitigation Measure 3.4-15,
and where avoidance is not
feasible, implement
mitigation described in
Mitigation Measure 3.4-15.
(Use Permit and TM COAs)
The County shall review and
approve mitigations prior to
on-the-ground impacts of
future development phases.
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qualified biologist and monitored for a minimum of five years by a qualified biologist.
The biologist shall prepare an annual report on the status of mitigation activities
along with adaptive management recommendations as necessary. These reports shall
be maintained by the Applicant and available to agencies upon request. Success
criteria shall be as follows and shall require additional years of monitoring and
management should mitigation fail to meet success criteria:
=  Purple needlegrass and native grasslands shall achieve a percent native plant
cover that meets or exceeds that of the habitat impacted. Non-sensitive
grasslands and herb-dominated habitat types are suitable for restoration and
creation activities.

= Musk-brush chaparral shall be restored in non-sensitive suitable habitat.
Mitigation shall occur at a 2:1 acre ratio and shall achieve a 75 percent acreage
establishment. The monitoring biologist shall consider percent cover, species
composition, overall health of plantings, and other indicators when determining
success of establishment.

=  White alder grove and Brewer willow thicket may be restored along riparian
corridors where invasive species or bank stabilization issues have occurred.
Mitigation shall occur at a 2:1 acre ratio and shall achieve a 75 percent acreage
enhancement. The monitoring biologist shall consider percent cover, species
composition, bank stability, overall health of plantings, and other indicators when
determining success of establishment.

=  Sargent cypress forest shall be enhanced through the removal of competing
foothill pines at an acreage ratio of 2:1 once annually for a total of five years
and/or Sargent cypress trees shall be replanted at a 2:1 ratio and monitored for a
total of five years. Replanting shall achieve a 75 percent success rate.

= Serpentine rock outcrop shall be enhanced through the removal of invasive
species at an acreage ratio of 2:1 in similar habitat that has a dominant invasive
species relative cover to achieve a percent native plant cover that meet or
exceeds that of the habitat impacted.

3.4-16 Oak Mitigation Plan Prior to approval of final Applicant County
All project activities shall be subject to compliance with the Oak Mitigation Plan, maps, the Applicant shall
dated March 2024, included as Appendix J to the Draft PREIR. Prior to approval of demonstrate compliance
final maps, the Applicant shall demonstrate compliance with the Oak Mitigation Plan  with the Oak Mitigation
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related to impacts to oaks and oak woodland canopy. Prior to issuance of grading and  Plan related to impacts to
building permits, the Applicant or applicants for grading and building permits shall oaks and oak woodland
demonstrate compliance with the Oak Mitigation Plan related to impacts to oaks, canopy. (TM COA) Prior to
mitigation compliance, building envelope and deed restrictions. The Oak Mitigation issuance of grading and
Plan for this project addresses impacts to oaks as a result of the Proposed Project. building permits, the
The Oak Mitigation Plan was prepared in accordance with the Lake County General Applicant or applicants for
Plan. The Oak Mitigation Plan includes the following: grading and building

permits shall demonstrate
= Goals of the mitigation plan; compliance with the Oak
=  Method of impact identification appropriate for all phases of construction; Mitigation Plan related to
=  Discussion on compliance with the Lake County General Plan and 2008 Oak Tree impacts to individual oaks,
Replacement Plan per the 2009 FEIR; mitigation compliance,
=  Proposed compensatory action suitable to meet mitigation goals; building envelope and deed
=  Compensatory planting ratios of 2:1 for smaller trees and 5:1 for larger trees; restrictions. (Use Permit
= Success criteria for mitigation such that compensatory plantings for impacts to COA)
individual trees achieve a minimum of 80 percent success rate;
=  Preservation for impacts to valley oak woodland, when applied, shall be no less
than 3:1 of in-kind habitat type acreage, and 2:1 for all other types of oak
woodland;
= Arequirement of at least 7 years of monitoring, adaptive management, and
reporting throughout the mitigation process; and
= Limitation of the total impact to oak woodlands to 1 acre on residential lots
consistent with the design guidelines.
The Oak Mitigation Plan shall be subject to Lake County review and approval prior to
ground disturbance.
Oaks present on the Middletown Housing Site shall be avoided. If full avoidance of
oaks is not feasible, the measures in the Oak Mitigation Plan prepared for the Guenoc
Valley Site shall apply. Replanting for oaks removed on the Middletown Housing Site
may occur on the Middletown Housing Site or the Guenoc Valley Site.

3.4-17 Aquatic Resources Protection and Management Setbacks are incorporated Applicant County
Consistent with governing regulations and policies, the following setbacks shall be into the Design Guidelines
incorporated into the project design: and shall be administered

by the HOA. The County will
= 30 feet from the top of bank of perennial streams; review compliance prior to
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= 20 feet from the top of bank of any intermittent stream; issuance of building permits.
= 20 feet from the edge of any adjacent wetlands or the ordinary high water mark Flagging shall be installed as
of ephemeral streams or other bodies of water (including reservoirs and lakes); or described in Mitigation

=  To the outer extent of a riparian corridor. Measure 3.4-17. The
applicant shall include all of

No setback is required or recommended for man-made stormwater or irrigation these requirements in

ditches. construction contracts. (Use
Permit COA)

Should additional analysis of these features performed by a qualified biologist that
determines larger setbacks are needed to ensure full protection of habitat based on
factors such as slope, setbacks up to fifty feet may be required as possible and
dictated by the conditions observed and analyzed.

The setback distances identified above shall be delineated by a qualified biologist
with high-visibility fencing or flagging prior to any construction activities occurring
within 200 feet of the aquatic habitat features. No construction work or equipment
staging shall occur within the setbacks unless a variance or permit is authorized to
allow it. Prior to impacts, consultation shall occur with USACE and the RWQCB to
determine the extent of federal and state jurisdictional wetlands and waters. A CWA
Section 404 permit shall be obtained from USACE for impacts to any identified
wetlands and waters subject to CWA jurisdiction, along with RWQCB state water
quality certification for such permit under CWA Section 401, as necessary. An LSAA
with CDFW shall be entered for those impacts to any identified streams subject to
Fish and Game Code Section 1600 jurisdiction. Any necessary permits and approvals
shall be obtained prior to the respective impacts for which they are required, and
conditions of permits and approvals acquired for the Proposed Project shall be met.
Mitigation shall occur consistent with the necessary permits and approval conditions
required for the Proposed Project.

Mitigation for direct impacts to aquatic habitats shall occur through a combination of
habitat preservation, creation, or restoration/enhancement and shall, at a minimum,
include the following:

=  Should mitigation for aquatic resources occur through preservation, preservation
shall occur at a minimum ratio of 2:1. Areas designated for preservation shall be
maximized within the Open Space Combining District or within Habitat
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Connectivity Easement Areas, and may only occur within residential lots if
preservation in perpetuity as a condition of the deed-restricted open space for
the lot. Those areas selected for preservation shall be approved by the County
and be subject to the compensatory actions set forth in this mitigation and
necessary permit or approval conditions should future impacts to preserved
habitats be identified.

=  When mitigation occurs through the restoration or enhancement of habitat,
mitigation shall occur at a minimum ratio of 2:1. Restoration and/or
enhancement of habitat shall occur within the Open Space Combining District or
within Habitat Connectivity Easement Areas as possible. Monitoring of mitigation
activities shall be performed by a qualified biologist for a minimum of three years
consistent with the terms of necessary permits. The qualified biologist shall
prepare an annual report on the progress of mitigation with recommended
management actions. Mitigation shall be deemed complete once the qualified
biologist has determined that the success of restoration or habitat enhancement
activities meets or exceeds 80 percent (measured either in acres or linear feet).
Enhancement and restoration activities may include, but are not limited to,
planting of native riparian or wetland vegetation, stabilization of banks, creating a
natural channel along areas of manmade drainages, addition of habitat
enhancement features that provide refugia or other important features for
wildlife that may utilize the habitat, or removal of non-native vegetation.

=  When mitigation occurs through the creation of habitat, creation shall occur at a
minimum ratio of 1:1. A qualified biologist shall monitor habitat creation activities
on an annual basis for a minimum of five years, and shall provide an annual
report of these monitoring activities along with recommendations in order to
ensure success of habitat creation. Following completion of habitat creation
activities, a qualified biologist shall prepare an annual report on the progress of
mitigation with recommended management actions. Mitigation shall not be
deemed complete until the full 1:1 creation ratio has been met.

= In cases of conflict between permit terms and measures presented herein, those
permit terms and conditions shall supersede those presented within this EIR.
Alternative forms of mitigation not detailed above may serve to satisfy mitigating
requirements to jurisdictional wetlands and waters as dictated by the appropriate
permit(s). Alternative forms of mitigation include purchase of habitat credits from
an approved mitigation bank at a ratio not less than 2:1, or payment of in-lieu
fees as set by the appropriate agency.
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3.4-18 Sensitive Habitat Impacts from Wildfire Clearing
Sensitive habitats included below shall be avoided during removal of dead vegetation
and fire fuel load reduction necessary for safety purposes in managing wildfire risk to
the degree feasible. The following sensitive habitats shall be addressed in the
following manner as it relates to fire management fire breaks, lop and scatter, and
masticating outside of development areas:

= Purple needlegrass grasslands — This habitat does not require wildfire risk
fuel reduction activities. This habitat shall be avoided to the degree feasible.
Equipment and vehicles shall not be used or staged within this habitat type.

= Musk brush chaparral — This habitat does not require wildfire risk fuel
reduction activities. This habitat shall be avoided to the degree feasible.
Equipment and vehicles shall not be used or staged within this habitat type.

=  White alder grove — Due to limited distribution and association with natural
riparian fire breaks, this habitat type should not require ongoing wildfire risk
fuel reduction activities and shall be avoided as possible. Equipment and
vehicles shall not be used or staged within this habitat type. If determined
necessary by safety personnel, hand-clearing of dead vegetation may occur.

»=  Brewer willow thicket - Due to the limited distribution and association with
natural riparian fire breaks, this habitat type does not require wildfire risk
fuel reduction activities. This habitat shall be avoided to the degree feasible.
Equipment and vehicles shall not be used or staged within this habitat type.

= Sargent cypress forest — This habitat may require occasional management for
wildfire risk. Due to the sensitive nature of this habitat type, hand tools shall
be the only acceptable use of vegetation management. No live Sargent
cypress trees shall be felled. Equipment and vehicles shall not be used or
staged within this habitat type.

= Serpentine rock outcrop - Due to the limited distribution and low vegetation
cover, this habitat type does not require wildfire risk fuel reduction activities.
This habitat shall be avoided to the degree feasible. Equipment and vehicles
shall not be used or staged within this habitat type.

= QOak woodland - This habitat may require occasional management for wildfire
risk. Due to the sensitive nature of this habitat type, hand tools or grazing
shall be the only acceptable use of vegetation management. Should impacts
to any living oak trees occur, they shall be mitigated for as outlined within
the Oak Mitigation Plan. Equipment and vehicles shall not be used or staged

The applicant shall ensure  Applicant/County
compliance with Mitigation

Measure 3.4-18. Applicant
to incorporate these
measures into the Wildfire
Prevention Plan and obtain
County approval of revised
Wildfire Prevention Plan
prior to approval of Grading
or Improvement Plans-
(whichever occurs first). The
applicant shall include all of
these requirements in
construction contracts. (Use
Permit COA)

County
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within this habitat type.
=  QOak savanna — Cover for this habitat type is dominated by non-native annual
grasses and would not likely require management for wildfire risk except
limited grazing or mowing immediately adjacent to high-risk fire areas such
as within 50 feet of roads. Equipment use and staging may occur within areas
of non- native annual grassland provided that the driplines of oaks are not
impacted. Should impacts to any living oak trees occur, mitigation shall occur
as outlined within the Oak Mitigation Plan.

3.4-19 Wildlife Movement — Fencing Fencing requirements are
Use of fencing shall be minimized throughout the Guenoc Valley Site and shall adhere incorporated into the
to those restrictions set forth in the Design Guidelines for all phases of development.  Design Guidelines and shall
Fencing shall not be installed for the purpose of wildlife exclusion except in the case be administered by the
of safety or protection of agricultural resources or residential development areas, and HOA. The County will review
shall be designed to allow for continued movement of non-target species as possible.  compliance prior to
Unless approved by the Home Owner’s Association or for ongoing protection of issuance of building permits.
agricultural resources or property, fencing exceeding six feet in height shall not be The applicant shall include
used. Fencing materials designed for the purpose of wildlife entrapment or injury all of these requirements in
shall not be used. construction contracts. (Use

Permit COA)

Full perimeter fencing for residential lots exceeding two acres in size shall be

prohibited unless consistent with the following wildlife-friendly fencing measures:

=  Fencing shall be reasonably visible to travelling wildlife to prevent collision with
fencing,

=  Fencing shall not include low rails or wires that would prevent smaller dispersing
animals from passing,

=  Fencing shall not present a top rail clearance exceeding six feet, and shall not
exceed four feet when possible. Clearance height shall consider the ground slope
approaching the fence such that the height of a jump required to clear the fence
from the downslope side does not exceed six feet, and

=  Materials that entangle or otherwise entrap wildlife, such as loose wire, top or
bottom barbed wires, shall be prohibited.

3.4-20 Wildlife Movement — Future Phases Applicant shall include in Applicant/County County
Future phases of development shall retain the clustered development design and application for SPD for
restriction on maximum allowable residential lot development standards set forth future phases. County will
within the Design Guidelines. Residential lots shall be restricted to an allowable ensure that this mitigation
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development area of 1.5 acres unless further restricted by the Design Guidelines, for is implemented prior to
example, in areas of oak woodlands. Development of future phases shall avoid approval of SPDs for future
riparian corridors that commonly serve as wildlife passageways with development phases.
setbacks to the degree feasible, as identified in Mitigation Measure 3.4-17. Setbacks
and sensitive habitat avoidance shall also be maximized. Prior to implementation of
future phases, additional analysis on the overall impacts to wildlife movement of
proposed future phases development shall be performed by a qualified biologist to
the level of detail presented within this EIR, and determine the extent to which
implementation of Mitigation Measure 3.4-19 will reduce the impacts of proposed
future phases development on wildlife movement. Should implementation of
Mitigation Measure 3.4-19 not reduce the impacts of proposed future phases
development on wildlife movement to a less than significant level, additional
mitigation shall be determined by a qualified biologist such that impacts to wildlife
movement are reduced to less-than-significant levels. Such mitigation may include
use of Habitat Corridor Easements or other forms of designating open space.
3.4-21 Domestic Cat Predation HOA shall prepare Applicant County
The Home Owner’s Association shall distribute to new residents informational educational materials to
resources on domestic cat predation on wildlife and methods to prevent such provide to future
predation. These recommendations may include, but are not limited to: homeowners prior to
occupancy. Ongoing
=  Encouraging cat owners to keep cats indoor as possible; implementation of this
=  Encouraging all residents to remove domestic cat attractants such as outdoor mitigation shall be handled
food bowls and uncovered trash; by the HOA.
= Affixing bells to collars;
*= Having cats spayed or neutered to prevent establishment of feral colonies; and
=  Ensuring backyard bird feeders are not accessible to cats.
3.5 Cultural Resources
3.5-1 Avoid Historical and Archaeological Resources, Apply Appropriate Mitigation The applicant shall Applicant County
Phase 1 and Future Phase General Provisions implement surveys,
All of the identified cultural resource sites shall be avoided during project avoidance and monitoring
construction, development, and operation activities. A shapefile database shall be as described in Mitigation
transmitted to the Applicant and included in the final contract with the construction Measure 3.5-1. The
contractor to ensure that cultural resource locations are avoided. Allowable building applicant shall include all of
envelopes shall be identified in the subdivision maps to ensure avoidance of cultural these requirements in
resource sites, and any residential properties that include cultural resources shall be construction contracts. (Use
Guenoc Valley Mixed-Use Planned Development Project Page 28
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deed restricted to avoid construction on or immediately adjacent to the resource.
This shall be accomplished by establishing a buffer of 50 feet around the perimeter of
the site and erecting a semi-permanent fence that will remain in place throughout
construction. The fence shall be installed with a qualified archaeologist and tribal
monitor in attendance, and shall determine the established buffer for the location.
The buffer can be reduced or modified to accommodate sensitive environmental
conditions, based on the assessment of the qualified archaeologist and tribal monitor
or cultural advisor (see Mitigation Measure TCR-2).

If construction will encroach closer than 50 feet, a qualified archaeological and tribal
monitor shall be retained to monitor those activities. Should cultural resources be
uncovered within the buffer, all construction in the in the immediate area shall halt
until the find can be assessed for NRHP/CRHR eligibility in accordance with current
professional standards using minimization measures and the provisions of the
Unanticipated Discoveries Plan developed in compliance with Mitigation Measure
TCR-2.

Phase 1 Site-Specific Avoidance Strategies

Site P-17-425 shall be incorporated into proposed buffer zones for wetlands or oak
woodlands. Should ground-disturbing work be required within 50 feet of the site, a
qualified professional archaeologist shall be retained to monitor construction
activities. If site elements are discovered during monitoring, then the archeologist
shall design an appropriate mitigation plan in consultation with Middletown
Rancheria.

The sites designated as lithic scatters (P-17-399, 400, 401, -404, -1363, -1470, -1957, -
1958, -1959, -1960, -1961, -1962, -1963, and -2027, the Back of House vineyard lithic
scatter site, the Hilltop Site, the Creek Overlook Site, and the Sunshine Midden Site)
have not been evaluated for the NRHP or CRHR. They shall be avoided and/or
incorporated into open space or wetland or vegetation buffers wherever possible. If
ground-disturbing work is required within 50 feet of any of these sites, they shall be
examined under the CARIDAP unless different and/or additional mitigation measures
are identified through consultation with the Middletown Rancheria (Tribe). Analyses
shall be competed in the field to the extent possible.

Four other sites (P-17-417, -2035, -2038, and -2041) include lithic scatters and

Permit COA) The applicant
will delineate areas as
described in Mitigation
Measure 3.5-1 for deed
restrictions on all final
maps. (TM COA)
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bedrock mortars; these sites cannot be evaluated under the CARIDAP protocol. These
sites should similarly be incorporated into open space or other natural resource
buffers where feasible. Should construction impacts be unavoidable, each affected
site shall be investigated by a qualified archaeologist in collaboration with the Tribe
accordance with current professional standards in order to assess eligibility to the
NRHP or CRHR unless different and/or additional mitigation measures are identified
through consultation with the Tribe. For resources that cannot be avoided, site-
specific minimization and mitigation measures will be developed in consultation
between the archaeologist and Tribal monitor.

Occupation sites have an elevated potential to contain data and other values which
would make them eligible for listing on the NRHP or CRHR. These sites (P-17-116, -
256, -405, -411, -414, -416, -420, -421, and -2039), therefore, shall be accorded an
extra degree of protection. Each of these sites shall be avoided, incorporated into
open space or wetland or vegetation buffers wherever possible. The sites are
presumed eligible for listing on the NRHP/CRHR and therefore shall be protected by
semi- permanent construction fencing, to be maintained until construction in the
vicinity has finished. Should avoidance be infeasible, these sites shall be subject to
intensive Phase Il evaluation in accordance with an individual Treatment Plan
designed for each specific site subject to consultation with Middletown Rancheria.
The primary method of mitigation will be through minimization and avoidance
measures. Only in cases where minimization or avoidance is infeasible, or there are
no other means of mitigation, may a program of archaeological Data Recovery be
implemented in accordance with current professional standards. Construction in the
vicinity of the site shall not resume until minimization measures or Data Recovery has
been completed.

Historic sites within Phase 1 impact areas, including P-17-406, -412, -1996, -2042, -
2043, -2952, -2956, the Bohn Hill debris scatter, and the Ink Ranch corrals, shall be
incorporated into open space or wetland or vegetation buffers wherever possible and
avoided with a 15-foot fenced buffer; the fence shall remain in place until all ground-
disturbing work within 50 feet of the resource has been completed. Should
construction impacts to historic sites be unavoidable, the individual site shall be
visited, compared to existing resource records, re-documented through resource
update forms, and evaluated for the NRHP/CRHR. If eligible, appropriate treatment
methods shall be included in a Treatment Plan designed in consultation with the
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Tribe, which shall be implemented prior to site disturbance.

The Back of House vineyard site is located within an active vineyard and consequently
has been disturbed; further disturbance will occur when the vineyard is removed
prior to Back of House construction. This site has not been evaluated for NRHP/CRHR
eligibility and will be more fully disturbed during construction of the Proposed
Project. A CARIDAP testing and evaluation program shall be implemented prior to any
new ground-disturbing activities at this location unless different and/or additional
mitigation measures are identified through consultation with the Tribe. If the site is
found or presumed eligible for listing on the NRHP/CRHR, a qualified professional
archaeologist shall design an appropriate Treatment Plan in consultation with
Middletown Rancheria; the Treatment Plan shall include the number and size of
excavation units to be completed, laboratory or in-field analyses to be performed,
documentation of results, and criteria to make a final recommendation to the
NRHP/CRHR, all in accordance with Mitigation Measure 3.5-1. Construction activities
in the vicinity of the site shall not resume until mitigation has been completed.

Sites that may occur within Phase 1 development areas but which could not be
relocated include: P-17-404, and -409. Accordingly, all ground disturbance proposed
in areas where these sites have been previously plotted shall be monitored by a
qualified archaeologist and Tribal monitor. In the event that site indicators are
encountered, project-related activities shall cease and shall not resume within 50 feet
of the find and the site shall be evaluated for NRHP/CRHR eligibility in accordance
with the provisions of the Unanticipated Discoveries Plan unless different and/or
additional mitigation measures are identified through consultation with the Tribe.

3.5-2

Worker Awareness Training, Construction Monitoring, and Halt Work

1) Worker Awareness and Sensitivity Training: Prior to the beginning of grading
(including ground-clearing) or any construction (including structure relocation), a
qualified professional archaeologist shall administer a cultural resources
awareness and sensitivity training program to all construction workers who will
be performing grading or construction work. Either a tribal representative should
assist with administering the training, or the training materials should be
approved by the Tribal Cultural Advisor. The program shall include a review of the
types of finds that could occur, regulatory requirements, and a list of contacts
(with telephone numbers) in case of accidental discoveries. The training program
shall be repeated periodically as new construction workers are added to the

The applicant shall Applicant
implement monitoring and

other actions as described

in Mitigation Measure 3.5-2.

The applicant shall include

all of these requirements in

construction contracts. (Use

Permit COA)

County
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2)

3)

project.

Construction Monitoring: The Applicant shall retain a team of professional
archaeologists and tribal monitors to implement a monitoring program to
observe initial ground disturbing activities from the surface to sub-soil (including
testing, concrete pilings, debris removal, rescrapes, punchlists, pot-holing or
auguring, boring, grading, trenching, foundation work and other excavations or
other ground disturbance involving the moving of dirt or rocks with heavy
equipment or hand tools within the Project area), ensure that buffer areas are
marked, and halt construction in the case of new discoveries. The tribal
monitoring shall be supervised by the project Tribal Cultural Advisor. The
duration and timing of the archaeological monitoring activities shall be
determined by the lead archaeologist in consultation with the Tribal Cultural
Advisor. The duration and timing of tribal monitoring will be determined by a
cultural resources monitoring agreement between the parties. The Tribal Cultural
Advisor will coordinate with the construction field supervisor to confirm where
ground disturbing activities will occur and determine the location its tribal
monitor would survey, monitor, spot-check or remain stationary. Where feasible,
the archaeological and tribal monitors will work together at the same locations. If
the Tribal Cultural Advisor determines that full-time monitoring is no longer
warranted, he or she may recommend that tribal monitoring be reduced to
periodic spot-checking or cease entirely. Tribal monitoring would be reinstated in
the event of any new or unforeseen ground disturbances.

Depending on the scope and schedule of ground disturbance activities of the
Project (e.g., discoveries of cultural resources or simultaneous activities in
multiple locations that requires multiple tribal monitors, etc.) additional tribal
monitors may be required on-site. If additional tribal monitors are needed, the
Tribe shall be provided with a minimum of three (3) business days advance notice
unless otherwise agreed upon between the Tribe and applicant. The on-site tribal
monitoring shall end when the ground disturbance activities are completed, or
when the project Tribal Cultural Advisor has indicated that the site has a low
potential for tribal cultural resources.

Halt Work: Should any archaeological, paleontological, or cultural materials be
discovered during site development, all activity shall be halted within 100 feet of
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the find(s). A professional archaeologist certified by the Registry of Professional
Archeologists (RPA) shall be notified and shall evaluate the find(s) and recommend
mitigation procedures, if necessary. The findings and mitigation measures shall be
reviewed and approved by the Lake County Community Development Director
prior to commencing work.

3.5-3

Future Phase Investigations

Because Future Phases of work will affect areas not yet included in an archaeological
study, prior to undertaking construction in any Future Phase area, the Applicant shall
retain a qualified professional archaeologist to complete a cultural resources study in
coordination with Middletown Rancheria. The study shall determine whether any
previous archaeological studies or cultural resources have been identified within the
Future Phase development area. If no studies have been completed, or if previous
study results are more than 15 years old, new studies shall be prepared including the
results of background research, field surveys, identification and evaluation of
resources, documentation of results, and submission of the report to Lake County and
the NWIC upon completion. New surveys shall include both professional
archaeologists and the Tribal Cultural Advisor (or his/her designee). These efforts
shall be completed prior to ground-disturbing activities. If significant historic-era
resources or significant archaeological sites are present, the development proposal
shall designate the area surrounding the site as open space and the site shall be
completely avoided. If avoidance is not feasible, a qualified professional archeologist
shall be retained to evaluate NRHP/CRHR eligibility of the site, and, if eligible, shall
design an appropriate Treatment Plan in consultation with Middletown Rancheria.
The minimization measures outlined in the Unanticipated Discoveries Plan described
under Mitigation Measure TCR-2 shall be adhered to as feasible. Construction
activities in the vicinity of the site shall not occur until mitigation has been completed,
and the construction monitoring provisions of Mitigation Measure TCR-2 have been
implemented. Any newly identified resources uncovered during Future Phases shall
be treated in accordance with Mitigation Measure TCR-2 requirements.

Applicant shall include in
application for SPD for
future phases. County will
ensure that this mitigation
is implemented prior to
approval of SPDs for future
phases.

Applicant/County

County

3.5-4

Cease Work, Contact County Coroner

California law recognizes the need to protect interred human remains, particularly
Native American burials and items of cultural patrimony, from vandalism and
inadvertent destruction. If human remains are uncovered during project construction,
construction shall halt immediately within 100 feet of the find and the Lake County
Coroner, County, and the Applicant shall be notified. The procedures for the
treatment of discovered human remains are contained in California Health and Safety

The applicant shall
implement monitoring and
other actions as described
in Mitigation Measure 3.5-4.
The applicant shall include
all of these requirements in
construction contracts. (Use

Applicant/County

County
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Code §7050.5 and §7052 and California PRC §5097. 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 NAHC by phone within 24 hours of making that determination (Health
and Safety Code Section 7050[c]). The County shall contact the Most Likely
Descendent (MLD), as determined by the NAHC, regarding the remains. The MLD, in
cooperation with the County and a qualified professional archaeologist, shall develop
a plan of action to avoid or minimize significant effects to the human remains prior to
resumption of ground-disturbing activities.

Permit COA)

3.6

Geology and Soils

3.6-1

Final Design-Level Geotechnical Report(s)

The Applicant shall submit final design-level geotechnical report(s) produced by a
California Registered Civil Engineer or Geotechnical Engineer for County review and
approval. The report(s) shall address and make recommendations on the following:

. Road, pavement, and parking area design;

. Structural foundations, including retaining wall design (if applicable);

. Grading practices;

. Erosion/winterization;

. Special problems discovered onsite, (e.g., groundwater,
compressive/expansive/unstable soils/liquefaction potential); and

6. Slope stability (landslides).

U b WN R

It is the responsibility of the Applicant to provide for engineering inspection and
certification that earthwork has been performed in conformity with
recommendations contained in the report.

If the geotechnical report indicates the presence of critically expansive soils or other
issues that could lead to structural defects, a certification of completion of the
requirements of the geotechnical report shall be submitted to the County Community
Development Department prior to issuance of building permits. This certification may
be completed on a lot-by-lot basis or on a tract basis. This shall be so noted on the
Improvement Plans, in the CC&Rs, and on the Informational Sheet filed with the Final
Subdivision Map(s). The preliminary geotechnical engineering report performed by

The applicant shall prepare Applicant
reports and take actions as

described in Mitigation

Measure 3.6-1. The

applicant shall include all of

these requirements in

construction contracts. (Use

Permit COA)

County
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RGH Consultants, dated May 29, 2019 and revised December 6, 2019, indicated the
presence of potentially expansive soils and landslides, which must be addressed in a
design-level geotechnical report. At a minimum, the following recommendations of
the preliminary geotechnical engineering report shall be adhered to:

1. Ingeneral, cut and fill slopes should be designed and constructed at slope
gradients of 2:1 (horizontal to vertical) or flatter, unless otherwise approved by
the geotechnical engineer in specified areas. In expansive soil areas and
serpentinite or highly weathered mélange bedrock, cut and fill slopes should be
no steeper than 3:1. Where steeper slopes are required, retaining walls should be
used unless approved by the project geotechnical engineer. Fill slopes steeper
than 2:1 will require the use of geogrid to increase stability. If the owner is willing
to accept ongoing maintenance, steeper slopes may be constructed within
roadway cutslopes on a case-by-case basis. Cutslopes up to 1:1 may be allowable
in certain areas with certain remedial measures.

In general, slopes within serpentinite-derived soils and Franciscan mélange or
serpentinite bedrock are highly weathered and are less stable than slopes on
younger and/or harder bedrock types. In addition, some of the younger volcanic
bedrock formations are rubbly to agglomeritic in nature and may be prone to
rockfalls or debris flows as the clayey matrix becomes saturated on steep slopes.
The geotechnical engineer should review preliminary site-specific grading plans
and profiles for potential slope stability concerns.

and/or

2. The proposed building envelopes must be located outside unstable areas and
steep slopes in order to reduce the risks associated with slope instability. Initially,
a structural setback of approximately 50 feet from unstable areas and breaks in
slope of 2:1 or steeper should be established. A site-specific study by the project
geotechnical engineer should finalize recommended structural setbacks.

3.6-2

Worker Training, Cease Work, and Consult with Qualified Paleontologist The applicant shall Applicant/County
A qualified professional paleontologist (as defined by the Society of Vertebrate implement monitoring and

Paleontology, 2010) shall provide awareness training, in written or multi-media form  other actions as described

for construction personnel involved in earth-moving activities. Construction in Mitigation Measure 3.6-2.

personnel to be involved with earth-moving activities shall be informed that fossils The applicant shall include

could be discovered during excavation that these fossils are protected by laws, on the all of these requirements in

County
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appearance of common fossils, and on proper notification procedures should fossils construction contracts. (Use
be discovered. Permit COA)

In the unlikely event that paleontological resources are encountered, work shall cease
within 50 feet of the discovery, and the County shall be notified immediately. The
Applicant shall retain a qualified professional paleontologist (as defined by the Society
of Vertebrate Paleontology, 2010) to assess the significance of the find and
recommend appropriate treatment measures. Recommendations shall include, but
are not limited to, salvage and treatment as described by the Society of Vertebrate
Paleontology (2010); this treatment shall include preparation, identification,
determination of significance, and curation into a public museum. Any recommended
mitigation shall be completed before construction resumes in the vicinity of the find.
3.7 Greenhouse Gases and Climate Change
3.7-1 Operational GHG Emissions Applicant to prepare TDM  Applicant/County County
Prior to the issuance of the first certificate of occupancy for the relevant portion of Program compliant with this
the project (i.e., residential or commercial), as appropriate, the Applicant shall Mitigation Measure and
provide documentation to the County that the following measures have been submit to County. County to
achieved. It should be noted that these measures do not apply to on-going uses review and approve prior to
within the property that are not a component of the Proposed Project, including issuance of the first
agricultural operations conducted under third party leases. certificate of occupancy.
(Use Permit COA)
Transportation Demand Management Measures
Implement MM 3.13-4 to develop and implement a TDM Program to achieve a Lighting plans consistent
reduction in VMT as a result of the Proposed Project. At a minimum these measures with these requirements
will include: shall be submitted to
= Dedicated on-site parking for shared vehicles (vanpools/carpools); County prior to approval of
=  Provide adequate, safe, convenient, and secure on-site bicycle parking and building permit. (Use Permit
storage in the commercial portion of the project; and COA)
=  Use of an electric fleet for internal transport vehicles (excluding trucks and other
ranch vehicles for on-going agricultural and grazing activities) to the extent Improvement Plans
feasible (no less than 75 percent), including the golf course. consistent with these
requirements shall be
Project Wide Measures submitted to County prior
= Use energy-efficient lighting that will reduce indirect criteria pollutants and GHG to approval of Final Maps.
emissions. Using energy-efficient lighting will reduce energy usage and, thus, (TM COA)
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reduce the indirect GHG emissions from the project. Energy-efficient lighting
includes adaptive lighting systems or systems that achieve energy savings beyond
those required by Title 24 lighting requirements to the maximum extent feasible.
Utilize low-flow appliances and fixtures;

Use of state-of-the-art irrigation systems that reduce water consumption
including graywater systems and rainwater catchment;

Use of drought-tolerant and native vegetation; and

Achieve compliance with off-street electric vehicle requirements in the most
recently adopted version of CALGreen Tier 2.

Residential Measures

Facilitate achievement of zero net energy buildings through installation of solar
photovoltaic systems consistent with the 2019 Building Energy Efficiency
Standards, CCR Title 24 Part 6. Compliance with this requirement must be
demonstrated prior to issuance of occupancy permits for residential uses.
Provide electrical outlets on the outside of the homes or outlets within the
garages to encourage the use of electrical landscaping equipment.

Use water efficient landscapes and native/drought-tolerant vegetation.

Install smart meters and programmable thermostats.

Use energy-efficient appliances in the residences where available. These include
appliances that meet USEPAs Energy Star Criteria.

Resort/Commercial Measures

Facilitate achievement of zero net energy buildings through the construction
standards required under the 2019 Building Energy Efficiency Standards, CCR Title
24 Part 6 and the use of rooftop or on-site photovoltaic systems, with or without
storage, or the acquisition of renewable energy or energy credits from another
source, or generation onsite. Zero Net Energy shall mean that on a community-
wide basis, the actual annual consumed energy will be less than or equal to the
renewable generated energy utilized. It is the Project’s goal to obtain enough
renewable electrical energy for the Project’s needs and to distribute it
throughout the Guenoc Valley Site. Therefore, renewable energy supplies shall be
secured and/or systems installed for each commercial structure prior to issuance
of its final certificate of occupancy.

Install on-site charging units for electric vehicles consistent with parking
requirements in California Green Building Standards Code Section 5.106.5.2.
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= |Install electric water heating instead of gas water heating for some or all of the
project’s hot water needs, to the extent such technology is readily available and
commercially practicable.

=  Minimize the use of propane gas at restaurants and replace with alternative
equipment to the maximum extent feasible.

Purchase GHG Credits

Prior to the issuance of building permits, the Applicant shall purchase GHG emission
credits from a CARB approved registry source or project to offset the difference
between the mitigated project emissions and the recognized 2030 service population
thresholds. The credits must be established using CARB-consistent protocols and
permanently retired. The table below converts the service population thresholds to
metric tons per year based on the service population of the Proposed Project.
Additionally, the table illustrates the difference between the total project emissions
and the thresholds.

Therefore, prior the issuance of building permits for Phase 1, the Applicant shall
purchase 14,865 carbon offset credits.

OPERATIONAL GHG EMISSIONS - MITIGATED

Year 2030

Category
Future Total All

Phase 1 Phases Phases

MT CO2e per year
Total Project Emissions 18,973 11,873 30,846
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Service Population (Residents + 1,580 2,990 4,570
Emp/oyeesl)
Service Population Project 12.0 4.0 6.7
Emissions
BAAQMD Threshold (MT 2.6 2.6 2.6
CO2e/SP)?
BAAQMD Service Pop 4,108 7,774 11,882
Threshold Converted to
total MT CO2e3 per year
Total Annual Project Emissions 14,865 4,099 18,964
Above Threshold

Notes:

1. Service population for Phase 1 includes both the project population
increase from Phase 1 residential units and workforce housing, plus
the 300 employment positions that would be generated. Service
population for Future Phases includes the estimated population
increase from future phases residential units and workforce housing,
plus an estimated 200 employment positions.

2. 2030 service population threshold adjusted to account for 2017
Scoping Plan Update 40% Reduction Goal by 2030.

3. Calculated by multiplying the service population threshold by the
service population of the project.

3.7-2  Construction GHG Emissions Applicant to submit to Applicant County
Implement Mitigation Measure 3.3-1 to reduce GHG emissions from construction of LCAQMD a Construction
the Proposed Project. Emission/Dust Control Plan
a) To the maximum extent feasible, the contractors shall utilize Tier 4 engines or and other information
better, and Level 3 Diesel Filters during all phases of development. Compliance must conforming to this
be demonstrated with submittal of the equipment inventory, prior to approval of Mitigation Measure within
dust control plans. 30 days prior to

groundbreaking. County to
review prior to issuing
Grading or Improvement
Plans- (whichever occurs
first). (Use Permit COA)

3.8 Hazardous Materials
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3.8-1 Hazardous Materials Best Management Practices The Applicant shall Applicant County
The following mitigation measures shall be implemented prior to the issuance of implement monitoring and
grading permits: other actions, and obtain
1) Ensure through contractual obligations that all contractors prepare hazardous permits as described in
materials business plans and that they transport, store, and handle construction Mitigation Measure 3.8-1
and remediation-related hazardous materials in a manner consistent with prior to issuance of grading
applicable regulations and guidelines. Components of the plan include, but are permits and during
not limited to, transporting and storing materials in appropriate and approved construction. The applicant
containers, maintaining required clearances, and handling materials in shall include all of these
accordance with the applicable federal, State, and/or local regulatory agency requirements in
protocols. The hazardous materials business plans shall be submitted to the Lake  construction contracts. (Use
County Division of Environmental Health for review and approval. Permit COA)
2) In compliance with the CWA, a Stormwater Pollution Prevention Plan (SWPPP)
shall be prepared for construction activities. Hazardous materials control
measures identified in the SWPPP shall include, but not be limited to, the
following:
a. Aspill prevention and countermeasure plan shall be developed, which
identifies proper storage, collection, and disposal measures for potential
pollutants (such as fuel, fertilizers, pesticides, etc.) used onsite.
b. Petroleum products shall be stored, handled, used, and disposed of properly
in accordance with provisions of the CWA (33 USC § 1251 to 1387).
c. During the wet season, construction materials, including topsoil and
chemicals, and quarried materials shall be stored, covered, and isolated to
prevent runoff losses and contamination of surface and groundwater.
d. Fuel and vehicle maintenance areas shall be established away from all
drainage courses and designed to control runoff.
Sanitary facilities shall be provided for construction workers.
f.  Disposal facilities shall be provided for soil wastes, including excess asphalt
during construction and demolition.
g. Require that at all times a supervisor or other responsible employee trained
in the proper handling, use, cleanup, and disposal of all chemical materials
used during construction activities shall be present onsite and provide
appropriate facilities to store and isolate contaminants.
h. Encountered groundwater shall be removed from trenches and excavations
in such a manner as to reduce potential contact with construction materials,
construction personnel, surface waters, and, to the extent required by
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regulation or requirements, shall be disposed of at an appropriately
permitted facility such as a wastewater treatment plant in accordance with
the requirements of the National Pollutant Discharge Elimination System
(NPDES) permit.
3.8-2 Prepare a Hazardous Materials Contingency Plan The applicant shall prepare  Applicant/County County
Prior to issuance of the grading permits, the Applicant shall provide to Lake County a site- specific hazardous
Division of Environmental Health a site-specific hazardous materials contingency plan. materials contingency plan,
The plan will describe the necessary actions that would be taken if evidence of implement monitoring and
contaminated soil or groundwater is encountered during construction. The other actions, and obtain
contingency plan shall identify conditions that could indicate potential hazardous permits as described in
materials contamination, including soil discoloration, petroleum or chemical odors, Mitigation Measure 3.8-2
presence of underground storage tanks, or buried building material. Compliance with  prior to issuance of grading
the plan will be included as a requirement within all construction bid specifications. permits and during
If at any time during the course of constructing the Proposed Project evidence of soil construction. The applicant
and/or groundwater contamination with hazardous material is encountered, shall include all of these
construction shall immediately cease and the Lake County Division of Environmental requirements in
Health shall be contacted. Construction in the area affected by the contamination construction contracts. (Use
shall remain stopped until there is resolution of the contamination problem (through  Permit COA)
such mechanisms as soil or groundwater sampling and remediation if potentially
hazardous materials are detected above threshold levels) to the satisfaction of Lake
County Division of Environmental Health and Central Valley Regional Water Quality
Control Board (CVRWQCB); construction on areas not affected by the contamination
may continue during the remediation process.
The plan, and obligations to abide by and implement the plan, shall be incorporated
into the construction contract specifications of the project.
3.8-3 Minimize Potential for Accidental Release of Hazardous Materials during Demolition The applicant shall County County
a) Prior to demolition of existing structures, the Applicant shall: implement Mitigation
1) Identify locations that could contain hazardous residues; Measure 3.8-3 prior to
2) Remove plumbing fixtures known to contain, or potentially containing, issuance of grading permits
hazardous materials; and during construction.
3) Determine the waste classification of the debris; The applicant shall include
4) Package contaminated items and wastes; and all of these requirements in
5) Identify disposal site(s) permitted to accept such wastes. These activities will construction contracts. (Use
be conducted in compliance with all applicable federal, state, and local laws. Permit COA)
b) Prior to demolition of existing structures, the Applicant shall provide written
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documentation to the County that asbestos testing and abatement, as
appropriate, has occurred in compliance with applicable federal, State, and local
laws.

Prior to demolition of existing structures, the Applicant shall provide written
documentation to the County that lead-based paint testing and abatement, as
appropriate, has been completed in accordance with applicable State and local
laws and regulations. Abatement shall include the removal of lead-contaminated
soil (considered soil with lead concentrations greater than 400 parts per million
in areas where children are likely to be present). If lead-contaminated soil is to be
removed, the Applicant shall submit a soil management plan to Lake County
Division of Environmental Health.

3.8-4

Reporting Geothermal Wells

As recommended by the Division of Qil, Gas, and Geothermal Resources (Division)
within the Department of Conversion and according to the County General Plan, the
following shall be performed concerning geothermal well sites for the Guenoc Valley
Site and the Off-Site Infrastructure Improvement Areas:

1)

2)

3)

The location of any known geothermal wells on the property shall be clearly
identified on the project construction plans and communicated to the
appropriate County recorder for inclusion in the title information of the subject
real property.

If any unknown geothermal well(s) is/are discovered during development, the
County and the Division shall be notified immediately so that the newly
discovered well(s) can be incorporated into the records and investigated in order
to determine proper disposal, if required. Any previously unidentified wells found
during project exploration and construction work shall be communicated to the
appropriate County recorder for inclusion in the title information of the subject
real property. This is to ensure that present and future property owners are
aware of the wells located on the property, and the potentially significant issues
associated with any improvements near geothermal wells.

Before work on a low or high temperature gradient well is performed, written
approval from the Division in the form of an appropriate permit shall be
obtained. This includes, but is not limited to, mitigating leaking fluids or gas from
abandoned wells, modifications to well casings, and/or any other re-
abandonment work. If any well needs to be lowered or raised (i.e., casing cut
down or casing riser added) to meet the grade regulation standard of 6 feet
below ground, a permit from the Division is required before work can start.

The applicant shall County
implement Mitigation

Measure 3.8-4 prior to

issuance of grading permits

and during construction.

The applicant shall include

all of these requirements in

construction contracts. (Use

Permit COA)

County

Guenoc Valley Mixed-Use Planned Development Project
Mitigation Monitoring and Reporting Program

Page 42



Mitigation Measure

Implementation and
Timing

Responsible for
Implementing

Responsibility for
Monitoring

3.8-5

Asbestos Dust Mitigation Plan
Prior to construction activities, an Asbestos Dust Mitigation Plan shall be prepared
and submitted to the LCAQMD for review and approval. The Plan shall include the
following components in order to reduce asbestos dust generation and meet the
requirements of an asbestos dust mitigation plan as specified in Asbestos Airborne
Toxic Control Measures (ATCM) for Construction, Grading, Quarrying, and Surface
Mining Operations:
1) Track-out prevention and control measures:

a) Removal of any visible track-out from a paved public road at any location

where vehicles exit the construction site via wet sweeping or a HEPA filter

equipped vacuum device at the end of the work day or at least once per day.

b) Installation of one or more of the following track-out prevention measures:
i A gravel pad designed using good engineering practices to clean the
tires of exiting vehicles;
ii. A tire shaker;
iii. A wheel wash system;
iv.  Pavement extending for not less than 50 consecutive feet from the
intersection with the paved public road; or
v.  Other measure that is deemed by the LCAQMD as effective as the
measures listed above.
2) Active storage piles will be adequately wetted or covered with tarps.
3) Control for disturbed surface areas and storage piles that will remain inactive for
more than seven (7) days shall have one or more of the following done:

a) Keep the surface adequately wetted;

b) Establishment and maintenance of surface crusting that is sufficient to
satisfy the test in subsection (h)(6) of the Asbestos ATCM for Construction,
Grading, Quarrying, and Surface Mining Operations;

c) Application of chemical dust suppressants or chemical stabilizers according
to the manufacturers' recommendations;

d) Covering with tarp(s) or vegetative cover;

e) Installation of wind barriers of 50 percent porosity around three sides of a
storage pile;

f) Installation of wind barriers across open areas; or

g) Other measure that is deemed by the LCAQMD as effective as the measures
listed above.

4) Control for traffic on on-site unpaved roads, parking lots, and staging areas shall

The applicant shall prepare
and implement an Asbestos
Dust Mitigation Plan as
described in Mitigation
Measure 3.8-5. The Plan
must be approved by
LCAQMD prior to issuance
of grading permits. The Plan
shall be implemented
during construction. The
applicant shall include all of
these requirements in
construction contracts. (Use
Permit COA)

Applicant

LCAQMD / County
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include the following:

1) A maximum vehicle speed limit of 15 mph or less; and

2) One or more of the following:

i. Watering every two hours of active operations or sufficiently often to
keep the area adequately wetted;

ii. Applying chemical dust suppressants consistent with manufacturer's
directions;

iii.  Maintaining a gravel cover with a silt content that is less than 5 percent
and asbestos content that is less than 0.25 percent, as determined using
an approved asbestos bulk test method, to a depth of 3 inches on the
surface being used for travel; or

iv.  Other measure that is deemed by the LCAQMD as effective as the
measures listed above.

5) Control for earthmoving activities shall include one or more of the following:

a) Pre-wetting the ground to the depth of anticipated cuts;

b) Suspending grading operations when wind speeds are high enough to result
in dust emissions crossing the project boundary despite the application of
dust mitigation measures;

c) Application of water prior to any land clearing; or

d) Other measure that is deemed by the LCAQMD as effective as the measures
listed above.

6) No trucks shall be allowed to transport excavated material offsite until the
following are performed:

a) Trucks are maintained such that no spillage can occur from holes or other
openings in cargo compartments; and

b) Loads are adequately wetted and either:

i Covered with tarps; or

ii. Loaded such that the material does not touch the front, back, or sides of
the cargo compartment at any point less than 6 inches from the top and
that no point of the load extends above the top of the cargo
compartment.

7) Upon completion of the Proposed Project, disturbed surfaces shall be stabilized
using one or more of the following methods:

a) Establishment of a vegetative cover;

b) Placement of at least 3 inches of non-asbestos-containing material;

c) Paving;
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d) Any other measure sufficient to prevent wind speeds of 10 mph or greater
from causing visible dust emissions.
8) If deemed applicable by LCAQMD, an air quality testing component shall be
developed and contain the following:
a) Type of air sampling device(s);
b) Siting of air sampling device(s);
c) Sampling duration and frequency; and
d) Analytical method.
9) A Site-Specific Health and Safety Plan shall be a component of the overall
Asbestos Dust Mitigation Plan. The Health and Safety Plan shall include measures
to protect all onsite workers and residents throughout all phases of the project.
3.8-6 Conduct Shallow Groundwater Characterization Plan for Construction of Off-Site Prior to obtaining a Applicant County
Water Pipeline dewatering permit
Prior to obtaining a dewatering permit associated with trenching activities for the off- associated with trenching
site water pipeline in Butts Canyon Road, a Shallow Groundwater Characterization activities for the off-site
Plan will be developed in consultation with the CVRWQCB. The Shallow Groundwater  water pipeline in Butts
Characterization Plan will outline the appropriate number of shallow groundwater Canyon Road, the applicant
samples to be collected and the analytes to be assessed in order to determine shall prepare and
appropriate dewatering methods during pipeline construction. The results of the implement a Shallow
Shallow Groundwater Characterization Plan shall be provided to the Lake County Groundwater
Division of Environmental Health and CVRWQCB. Should the results indicate the Characterization Plan will be
presence of contaminated groundwater, an individual dewatering permit shall be developed in consultation
obtained from the CVRWQCB, and all conditions adhered to Methods for disposal of with the CVRWQCB is
contaminated groundwater may include but are not limited to transporting the water  described in Mitigation
to an approved facility for treatment and discharge in accordance with NPDES permit ~ Measure 3.8-6. The
requirements. applicant shall include all of
these requirements in
construction contracts. (Use
Permit COA)
3.9 Hydrology and Water Quality
3.9-1 Storm Water Pollution Prevention Plan The applicant shall obtain a County County
Consistent with the requirements of the State Water Resources Control Board project-specific SWPPP prior
General Permit for Storm Water Discharges Associated with Construction and Land to ground disturbing
Disturbance Activities (Order 2022-0057-DWQ), the Applicant shall undertake the activities and provide the
Proposed Project in accordance with a project-specific SWPPP. The CVRWQCB, the County with verification of
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primary agency responsible for protecting water quality within the project area, is compliance with the permit.

responsible for reviewing and ensuring compliance with the SWPPP. The (Use Permit COA)
recommended BMPs, subject to review and approval by the CVRWQCB, include the

measures listed below. However, the measures themselves may be altered,

supplemented, or deleted during the CVRWQCB’s review process, since the

CVRWAQCB has final authority over the terms of the SWPPP.

General Construction

a. Schedule and sequence construction activities to minimize the areal extent and
duration of site disturbance at any time.

b. Provide work exclusion zones outside of work areas to protect vegetation and to
minimize the potential for removing or injuring trees, roots, vines, shrubs, and
grasses.

c. Avoid disturbance of riparian and wetland vegetation by installing flagging and
temporary fencing.

d. Use berms, ditches, or other structures to divert natural surface runoff around
construction areas.

e. Install weed-free fiber rolls, straw-wattles, coir logs, silt fences, or other effective
devices along drainage channels to prevent soils from moving into creeks.

f. Locate stockpiles at least 50 feet from creeks, drainage channels, and drainage
swales, whenever possible.

g. Install fiber rolls, straw-wattles, or silt fencing between stockpiles and creeks,
drainage channels, and drainage swales.

h. After excavating any open-cut slopes, install slope protection measures such as
fiber rolls, drainage ditches, or erosion control fabrics to minimize the potential
for concentrated surface runoff to cause erosion.

i. Implement wind erosion or dust control procedures consisting of applying water
or other dust palliatives as necessary to prevent or alleviate dust nuisance
generated by construction activities. The contractor may choose to cover small
stockpiles or areas as an alternative to applying water or other dust palliatives.

j. Control water application rates to prevent runoff and ponding. Repair leaks from
water trucks and equipment immediately.

Hazardous Materials
k. Keep hazardous materials and other wastes at least 100 feet from wetlands,
creeks, drainage channels, and drainage swales, whenever possible.
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|. Store hazardous materials in areas protected from rain and provide secondary
containment to prevent leaks or spills from affecting water quality.

m. Implement the following hazardous materials handling, storage, and spill
response practices to reduce the possibility of adverse impacts from use or
accidental spills or releases of contaminants:

Develop and implement strict on-site handling rules to keep construction and
maintenance materials out of drainages and waterways.

Conduct all refueling and servicing of equipment with absorbent material or
drip pans underneath to contain spilled fuel. Collect any fluid drained from
machinery during servicing in leak-proof containers and deliver to an
appropriate disposal or recycling facility.

Maintain controlled construction staging, site entrance, concrete washout,
and fueling areas a minimum of 100 feet from stream channels or wetlands
whenever possible to minimize accidental spills and runoff of contaminants in
stormwater.

Prevent raw cement; concrete, or concrete washings; asphalt, paint, or other
coating material; oil or other petroleum products; or any other substances
that could be hazardous to aquatic life from contaminating the soil or entering
watercourses.

Dewatering and Treatment Controls

n. Prepare a dewatering plan prior to excavation.

o. Impound dewatering discharges in sediment retention basins or other holding
facilities to settle the solids and provide treatment prior to discharge to receiving
waters as necessary to meet Basin Plan water quality objectives.

p. In order to meet the Basin Plan water quality objectives, install turbidity barriers
and collect and treat drainage and runoff water from any part of the work area
that has become turbid with eroded soil, silt, or clay to reduce turbidity prior to
discharge to receiving waters.

Temporary Stream Crossings
g. Construct temporary stream crossings using a temporary bridge with gravel
approach ramps or temporary culverts backfilled with clean gravel/cobbles and
topped with a gravel road base.
r. Do not place earth and rockfill material in stream channels.
s. Upon completion of the Proposed Project, remove or stabilize temporary stream
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crossings with banks graded to a stable angle.
3.9-2 Aggregate/Concrete Monitoring and Reporting Program The applicant shall obtain Applicant County
The Applicant shall undertake the proposed aggregate and concrete production an NPDES discharge permit
facility in accordance with permit requirements of the CVRWQCB. The Applicant shall  and verification of coverage
submit a Report of Waste Discharge to the CVRWQCB. The Applicant shall comply under the NPDES
with monitoring requirements and discharge prohibitions identified by the Construction General Permit
CVRWQCB. The recommended discharge prohibitions, subject to review and approval from the CVRWQCB for the
by the CVRWQCB, include the specifications listed below. aggregate and concrete
production facility prior to
a. Aggregate wash water must be retained within designated operational area and ground disturbing activities
may not be allowed to be percolated or disposed on land or to drainages. associated with that facility
b. Aggregate wash and wastewater ponds must be lined and meet storage capacity and provide the County with
requirements, maintain adequate freeboard, and be designed to protect ponds verification of compliance
from inundation due to floods with a 100-year return frequency. with the permit. (Use Permit
c. Commingling aggregate wastewater and concrete wastewater is prohibited. COA)
d. Construct continuous interior asphalt or concrete berms around batch plant
equipment (mixing equipment, silos, concrete drop points, conveyor belts,
admixture tanks, etc.) to facilitate proper containment and cleanup of releases.
Rollover or flip top curbs or dikes should be placed at ingress and egress points.
e. Direct runoff from the paved or unpaved portion of the concrete batch plant into a
sump and pipe to a lined washout area or dewatering tank.
f. All wastewater that contains residual concrete shall only be discharged to the
concrete wastewater system (e.g., primary settling basin and secondary storage
pond, or engineered alterative).
g. Washout of concrete trucks must be conducted in a designated area with drainage
to the concrete wastewater system.
h. All stockpiled wastes and products shall be managed to prevent erosion of
sediment to surface water drainage courses.
i. Collected screenings, sludge, and other solids removed from liquid wastes shall be
disposed of in a manner consistent with Consolidated Regulations for Treatment,
Storage, Processing, or Disposal of Solid Waste, as set forth in Title 27, CCR,
Division 2, Subdivision 1, Section 20005, et seq.
3.9-3  Off-Site Groundwater Well Safe Yield Analysis and Monitoring Prior to the issuance of an  Applicant/County County
Prior to the issuance of an encroachment permit or grading permit for installation of encroachment permit or
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off-site water line along Butts Canyon Road for the use of the off-site agricultural well  grading permit for
for water supply on the Guenoc Valley Site, the Applicant shall provide to the County  installation of off-site water
an analysis that defines the safe yield. The safe yield must be set to meet the line along Butts Canyon
following performance criteria: avoid drawdown of groundwater beyond 300 feet of Road for the use of the off-
the well. The analysis must incorporate pump testing of the well, and be certified by a  site agricultural well for
Registered Professional Engineer or Registered Geologist. Groundwater pumping water supply on the Guenoc
rates and durations must be limited to the safe yield determined in the hydraulic Valley Site, the Applicant
analysis. The safe yield analysis shall identify the location of one or more monitoring shall provide to the County
wells necessary to evaluate compliance with the performance criteria. Monitoring of ~ an analysis that defines the
groundwater pumping rates and durations and groundwater levels shall be safe yield as described in
performed quarterly for the first ten years of use. The Applicant shall be required to Mitigation Measure 3.9-3
submit annual monitoring reports that provide quarterly groundwater pumping and and submit required
groundwater level data to the Lake County Health Services Department for the first monitoring reports as well
ten years of use. In the event these reports show an impact to the groundwater as cooperate with the
levels, the Lake County Health Services Department and the Applicant shall developa  County to prepare a
Groundwater Management Plan in coordination with a geotechnical engineer for Groundwater Management
approval by the Community Development Director. Plan as described in

Mitigation Measure 3.9-3.

(Use Permit COA)

3.9-4 Floodplain Analysis The Applicant shall provide Applicant County
Prior to the issuance of a grading permit for any development within 1,500 feet of to the County a floodplain
Bucksnort Creek or Putah Creek, the Applicant shall provide to the County a analysis meeting the
floodplain analysis certified by a Registered Professional Engineer. This analysis shall requirements of this
define the extent of floodwaters (floodplain) and the elevations associated with 100-  Mitigation Measure with
year flood event within proposed development areas along these creeks. If, due to applications for any grading
the performed analyses, the changes in the effective Floodplain Maps and Flood permit for development
Insurance Studies occur, the Developer will apply for a Letter(s) of Map Revision with  within 1,500 feet of
the Federal Emergency Management Agency. Bucksnort Creek or Putah

Creek, along with Letter(s)
Prior to the issuance of a grading permit for development of the Middletown Housing  of Map Revision with the
Site, including off-site improvements, the Applicant shall provide to the County a Federal Emergency
floodplain analysis certified by a Registered Professional Engineer. The analysis shall Management Agency if
identify any changes in the extent of the 100-year floodplain or changes in flood required. (Use Permit COA)
depths within 750 feet of the Middletown Housing Site that would occur as the result
of the proposed housing development and associated improvements. Drainage The Applicant shall provide
features shall be incorporated into the project design to ensure that the development to the County a floodplain
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will not increase the extent or depth of flooding in adjacent areas. These features analysis meeting the
may include the additional of drainage swales or larger detention basin capacity requirements of this
within the site. Mitigation Measure with
applications for any grading
permit for development
within the Middletown
Housing Site.
3.9-5 Inundation Mapping The Applicant shall provide Applicant County
Prior to the issuance of a grading permit for any development within 4,000 feet of to the County inundation
Bucksnort Creek or Putah Creek, the Applicant shall provide to the County inundation = maps of Detert Reservoir
maps of Detert Reservoir (Guenoc Lake), Langtry Lake, Bordeaux Lake, Burgundy Lake, (Guenoc Lake), Langtry
and McCreary Lake dams that have been approved by Division of Safety of Dams Lake, Bordeaux Lake,
Burgundy Lake, and
McCreary Lake dams that
have been approved by
DSOD with applications for
any grading permit for
development within 4,000
feet of Bucksnort Creek or
Putah Creek. (Use
Permit COA)
3.9-6 Incorporation of Floodplains and Dam Inundation Zones in Site Plans Applicant to prepare site Applicant/County County
a. All site plans submitted to the County for the review of any development within plans meeting the
1,500 feet of Bucksnort Creek or Putah Creek shall identify the extent of the 100- requirements of this
year floodplain within proposed development areas. The 100-year floodplain Mitigation Measure and
shown shall be as certified by a Registered Professional Engineer. submit to County with
applications for
b. All site plans submitted to the County for the review of any development within development as described
4,000 feet of Bucksnort Creek or Putah Creek shall identify the extent of the in this Mitigation Measure.
inundation zones of Detert Reservoir (Guenoc Lake), Langtry Lake, Bordeaux County to review and make
Lake, Burgundy Lake, and McCreary Lake dams within proposed development determinations and require
areas. Maximum inundation depths shall be identified on the site plans. appropriate conditions of
approval prior to any
c. For any facilities identified within the 100-year floodplain or inundation zone, approvals of such
including at the Guenoc Valley, Middletown Housing ,and off-site well sites, any conditionally permitted
hazardous materials or materials that may pollute flood waters such as, but not uses. (Use Permit COA)
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limited to fuel, oil, chemicals, pesticides, fertilizer, or cleaning products, shall be
adequately protected from release in flood waters or relocated out of the 100-
year floodplain and inundation zone.
3.10 Noise
3.10-1 Restrict Construction Times in Areas in Proximity to Sensitive Receptors County to incorporate this  Applicant/County County
Construction activities within 1 mile of occupied residential uses not within the restriction into the
Guenoc Valley Site, and where feasible, all construction deliveries, shall be restricted Conditions of Approval of
to occur between the hours of 7:00 A.M. and 7:00 P.M. the project. Applicant to
add these requirements to
construction contracts. (Use
Permit COA)
3.10-2 Construction Noise Reduction County to incorporate this  Applicant/County County
The following measures shall be implemented to reduce impacts of construction restriction into the
noise. Conditions of Approval of
= To reduce construction noise levels at off-site sensitive receptors as well as the project. Applicant to
wildlife within the site, construction contractors shall be required to add these requirements to
implement the following measures. These measures would be incorporated construction contracts. (Use
into the construction plan: Permit COA)
o Equipment and trucks used for project construction shall utilize the
best available noise control techniques, such as improved mufflers,
equipment redesign, use of intake silencers, ducts, engine
enclosures and acoustically-attenuating shields or shrouds.
o Impact tools (e.g., jack hammers, pavement breakers, and rock
drills) used for project construction shall be hydraulically or
electrically powered wherever possible to avoid noise associated
with compressed air exhaust from pneumatically powered tools.
However, where use of pneumatic tools is unavoidable, an exhaust
muffler on the compressed air exhaust shall be used; this muffler
can lower noise levels from the exhaust by up to about 10 dBA.
External jackets on the tools themselves shall be used, to achieve a
reduction of 5 dBA. Quieter procedures will be used, such as drills
rather than impact equipment.
o Stationary noise sources shall be located as far from adjacent
receptors as possible, and they will be muffled and enclosed within
temporary sheds, incorporate insulation barriers, or other
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measures.
o Locate fixed construction equipment such as compressors and
generators as far as possible from sensitive receptors. Shroud or
shield all impact tools, and muffle or shield all intake and exhaust
ports on power construction equipment.
= Designate a disturbance coordinator and conspicuously post this person’s
number around the project site and in adjacent public spaces. The
disturbance coordinator shall receive all public complaints about
construction noise disturbances and shall be responsible for determining the
cause of the complaint, and implement any feasible measures to be taken to
alleviate the problem.
=  Well Drilling and Pipeline Construction Noise (Off-Site Infrastructure
Improvement only):
o Noise curtains shall be utilized during drilling of the well if, at the
time of well construction, homes are occupied within 1,000 feet of
the well.

3.10-3

Future Phases Noise Control

Prior to County approval of conditionally permitted uses which include more
substantial exterior noise sources such as amphitheaters and event venues, a noise
study shall be prepared by an acoustical engineer that identifies the necessary

measures required to achieve compliance with the County’s Noise Level Performance

Standards at the nearest sensitive receptors. The County shall require that the
measures identified in the noise study are implemented as a condition of approval of
conditional use permits.

(Use Permit COA)

Applicant/County

County

3.10-4

Restrict Aircraft and Non-Emergency Helicopter Flight Times

Inbound and outbound flight times to and from the float dock and helicopter landing
pads shall be limited to the hours of 7 A.M. to 7 P.M. every day of the week with
exceptions for emergency situations only.

County to incorporate this
restriction into the
Conditions of Approval of
the project. (Use Permit
COA)

County

County

3.13

Transportation

3.13-1

Implement Improvements at SR-29 and Butts Canyon Road

Prior to issuance of grading permits for Phase 1, the Developer shall execute and
deliver to Caltrans an agreement to mitigate the impacts to the intersection of SR-29
and Butts Canyon Road by paying to Caltrans the cost of the following:

Applicant to enter into an
agreement with Caltrans
that meets the
requirements of this

Applicant

County
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State Route 29 at Butts Canyon Road (Intersection #7) — Installation of an intersection  Mitigation Measure prior to
control improvement—roundabout or three-way traffic signal with crosswalks, issuance of grading permits
depending on results of an Intersection Safety and Operational Assessment Process for Phase 1. (Use Permit
(ISOAP). COA)
3.13-2 Pay Fair Share towards Lake County Intersection Improvements Applicant to enter into an Applicant County
The Developer shall execute and deliver to Caltrans an agreement that requires agreement with Caltrans
payment, or provides bonding for, a proportionate share of the construction costs of  that meets the
the following improvements. The timing for collection of the fees and implementation requirements of this
of the improvements will be at the discretion of Caltrans as the lead agency. Mitigation Measure prior to
=  State Route 29 at Hartmann Road (Intersection #5) — Expansion of the recordation of Final Maps.
existing roundabout or other intersection control improvement, depending (TM COA)
on the results of an Intersection Safety and Operational Assessment Process
(ISOAP) (ISOAP; required under Baseline plus Phase 1).
=  SR-29 at Spruce Grove Road South (Intersection #3) — Installation of an
intersection control improvement—roundabout or three-way traffic signal
with crosswalks, depending on results of an ISOAP (required under
cumulative plus Phase 1).
= SR-29 at Hidden Valley Road (Intersection #4) — Installation of an intersection
control improvement, roundabout or four-way traffic signal with crosswalks,
depending on results of an ISOAP (required under cumulative plus Phase 1).
3.13-3 Conduct Traffic Study and Implement Mitigation for Future Phases Applicant to prepare Applicant/County County
As specified in the Development Agreement, an updated Project Level traffic impact updated project-level traffic
analysis shall be completed prior to approval of future Project phases to determine if  impact analysis and submit
future phases would conflict with adopted circulation plans and policies. to County with applications
Improvement measures determined for future phases shall be coordinated with for future phases. County to
applicable jurisdictional agencies as appropriate, including Lake County, Napa County, review and make
City of Calistoga, and Caltrans. determinations/coordinate
with other agencies prior to
any approvals of future
phases.
3.13-4 Implement a Transportation Demand Management Program Applicant to prepare TDM Applicant County
Prior to issuance of occupancy permits for Phase 1, the Applicant shall develop and Program compliant with this
submit to the County a final Transportation Demand Management Program for the Mitigation Measure and
Proposed Project. The TDM plan shall identify all feasible measures to reduce the submit to County. County to
VMT per capita of the Proposed Project to below the regional average to the extent review and approve prior to
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feasible. The goal of the TDM Program shall be a 15 percent in reduction in the VMT issuance of the first
generated by the Proposed Project. The County shall verify compliance with the plan certificate of occupancy.
prior to issuance of occupancy permits for the Proposed Project. Additionally, the (Use Permit COA)
Applicant shall undertake annual monitoring and reporting of the TDM Plan, in

accordance with Section 1.4 of Appendix TDM. Section 1.4 of Appendix TDM includes

provisions regarding the timing, scope, and implementation of monitoring and

reporting requirements, and requires the Applicant to adjust the TDM plan based on

the monitoring results. The following strategies shall be identified within the TDM

plan to reduce the VMT generated by the Proposed Project:

=  Private Shuttle Service — There are currently no plans for Lake Transit to run
buses along Butts Canyon Road near the project site and the nearest bus
stops are about six miles away in Middletown. While it is possible Lake
Transit might consider adding a stop on Butts Canyon Road in the future to
serve project employees, it is our understanding that there is no funding
available for it at this time. Alternatively, the project shall provide a frequent
direct weekday shuttle service specifically for employees during the peak
morning and evening commute periods. This could operate between the
project site any and off-site work force housing with a stop at the Lake
Transit bus transfer point in Middletown. Please note that shuttles would
need be fully accessible to passengers using wheelchairs. It is recommended
the applicant also explore providing a real-time smart-phone app that tracks
arrivals to make shuttle use more reliable and convenient. Shuttle service for
patrons of the project has been assumed as part of this analysis. The current
assumption is that regular shuttle service to and from San Francisco and
Sacramento will accommodate approximately 40% of resort patrons. The
management shall monitor and provide adequate shuttle headways to
accommodate all employees and guests who wish to use the shuttle services.

= On-call Dial-A-Ride Service — The management shall provide free on-call dial-
a-ride transportation service connecting the Guenoc Valley Site to the
community of Middletown and to regional transit services. The service shall
be made available to the general public within a 15-mile radius of the site, in
addition to employees, patrons, and residents of the Proposed Project.

= Carpool and Ride-Matching Assistance Program — Although on-site employee
parking is limited, the management shall offer personalized ride-matching
assistance to pair employees interested in forming commute carpools. As an
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enhancement, management may consider using specific services such as
ZimRide, TwoGo by SAP, Enterprise RideShare, 511.org RideShare or the
equivalent.

= Preferential Parking for Carpoolers/Vanpoolers — The management shall offer
preferential carpool parking for eligible commuters. To be eligible for carpool
parking, the carpool shall consist of three or more people. The number of
preferential parking spaces will be based on the number of participants in
the program. The management shall monitor and provide adequate carpool
spaces to meet or exceed potential demand.

= Dedicated Parking Spaces for Car Share Services — The management will set
aside parking spaces to be dedicated for use by car share services to serve
employees. This is expected to reduce parking demand and GHG emissions
associated with the project by providing more flexibility for employees who
otherwise utilize alternate modes. The availability of car share services within
a project can potentially reduce the demand for employees to own their own
cars. Car share services allow for employees to make midday trips without
needing to have their own personal vehicle on site. The availability of car
share services within a project can potentially reduce the demand for
employees to commute by car or even own their own cars. In addition to
dedicating parking spaces for car share services for employees, the
management may consider dedicating additional parking spaces for car share
vehicles dedicated for guest use, if demand exists. The availability of such
cars makes traveling to the Project site without a personal vehicle more
appealing for some guests The management shall monitor and provide
adequate car share spaces to meet or exceed potential demand.

= On-Site Sales of Transit Passes — The building management shall offer direct
on-site sales of Lake County Transit Authority transit passes purchased and
sold at a bulk group rate to employees. Although Lake Transit Authority does
not currently operate transit service to the site directly, some employees
who live in the greater Lake County and surrounding areas may take public
transit to Middletown and then could take the private shuttle to the Project
site. Offering on-site transit pass sales reduces the barrier of purchasing
transit passes and provides a bulk discount to employees, further
encouraging transit use as a primary commute mode.

= TDM Coordinator — Management shall designate a “TDM coordinator” to
coordinate, monitor and publicize TDM activities. The effectiveness of
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providing a TDM Coordinator on auto mode share is uncertain but is
generally seen as a supportive measure that is beneficial to implement the
other TDM measures. The Project sponsor may instruct the management
company to designate their on-site manager as the TDM coordinator, or they
may designate someone else.

= Transportation and Commute Information Kiosks - An information board or
kiosk will be located in a common gathering area (e.g., lobby, employee
entrance, break, or lunch room). The kiosk will contain transportation
information, such as Emergency Ride Home (ERH), transit schedules, bike
maps, and 511 ride- matching. Information will be updated periodically by
the designated TDM Coordinator.

= Tenant Performance and Lease Language — TDM Requirements - For all
tenants, the applicant will draft lease language or side agreements that
require the identification of a designated contact responsible for compliance
and implementation of the TDM program.

= Tenant/Employer Commute Program Training - As needed and applicable,
the applicant or property management will provide individual tenants of the
project with initial TDM (and commute) program training, and commute
program start- up assistance. The overarching goals of this support function
are to reduce commute trips for employees and assist with employee
marketing and outreach.

=  Employee Transportation Brochure - All employees will be provided with an
Employee Transportation Brochure regarding the Commute Program. This
brochure will include (but not be limited to) information about shuttle
service, carpool parking, transit opportunities, ride-matching services, bicycle
routes, and emergency rides home.

3.13-5

Pay a Fair Share towards Pedestrian and Bicycle Improvements

Prior to issuance of occupancy permits for Phase 1 and future phases, the Applicant
shall enter into an agreement with the Lake City/County Area Planning Council to pay
a proportionate impact fee towards pedestrian and bicycle improvement projects in
Lake County and Middletown.

Applicant to enter into an
agreement with Lake
City/County Area Planning
Council that meets the
requirements of this
Mitigation Measure prior to
issuance of the first
certificate of occupancy.
(Use Permit COA)

Applicant/ Lake
City/County Area
Planning Council

County
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3.16 Wildfire
3.16-1 Fire Prevention during Construction Applicant to incorporate Applicant/County County
Any construction equipment that normally includes a spark arrester shall be equipped these measures into the
with an arrester in good working order. This includes, but is not limited to, vehicles, Wildfire Prevention Plan
heavy equipment, and chainsaws. During construction, staging areas and areas slated  and obtain County approval
for development using spark-producing equipment shall be cleared of dried of revised Wildfire
vegetation or other materials that could serve as fire fuel. To the extent feasible, the Prevention Plan prior to
contractor shall keep these areas clear of combustible materials in order to maintain approval of Grading or
a firebreak. Improvement Plans-
(whichever occurs first).
Additionally, the following measures shall be required on the Guenoc Valley Site: Wildfire Prevention Plan
shall be issued to every
=  Every work area shall have one round tip shovel, and one water type fire contractor and construction
extinguisher accessible within 10 feet. crew. (Use Permit COA)
*  Portable Fire Extinguisher rated at a minimum of 4/ABC or larger shall be in
every vehicle, or piece of equipment except for privately owned vehicles.
= Ingeneral, during fire season, mowing of vegetation should be completed
prior to noon.
=  Hot Work shall have Fire Watch in place during and 30 minutes after.
= Persons activating 911 shall know where they are on property to give
directions.
= All persons shall have access to a cell phone or radio system to activate 911.
=  Persons activating 911 shall arrange an escort from the entrance at 22000
Butts Canyon Road to the location of the emergency for the first arriving
emergency apparatus.
= Each construction site shall be provided with a hand-held pressurized air
horn such as a marine device (or similar) to alert others of an emergency.
= A certified firefighter shall be available on-site during construction.
3.16-2 Post-Wildfire Emergency Response Applicant to incorporate Applicant/County County
After a wildfire, response measures shall include actions to minimize slope instability =~ these measures into the
and installation of warning signs. Immediate actions may include identifying Wildfire Prevention Plan
impending threats to safety and property, checking all culverts to ensure proper and obtain County approval
drainage and installing erosion control mats and fiber rolls around steep areas. There  of revised Wildfire
shall also be long-term recovery and restoration actions to rehabilitate burned areas Prevention Plan prior to
that have the potential to impact safety and property. approval of Grading or
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The post wildfire emergency response plan (PWERP) will also include standards for a
five-year long-term recovery and restoration plan to rehabilitate any burned areas
that have the potential to impact safety and property. These measures could include
restoring burned habitat, reforestation, mulching, and treating noxious weed
infestations. This would be prepared by a qualified personnel with burned area
restoration expertise and in coordination with and to the approval of the Lake County

Department of Environmental Health.

Improvement Plans-
(whichever occurs first).
(Use Permit COA)

3.16-3

Prepare South Lake County Evacuation Traffic Management Plan to Reduce Near-
Term Evacuation Times, Incorporate in Updated Lake County Emergency Operations
Plan (EOP), and Implement Evacuation Traffic Management Measures

The applicant shall fund the administrative costs for preparation and adoption of a
South Lake County Evacuation Traffic Management Plan, which shall be adopted prior
to the issuance of the first certificate of occupancy for Phase 1. Lake County Office of
Emergency Services (OES) shall be the Lead Agency for adoption of the plan and
implementation of the traffic management measures, working in collaboration with
other responsible agencies as noted below. The Evacuation Traffic Management Plan
strategies, in combination with other mitigation measures described below, shall
achieve a 15-minute reduction in total evacuation times for a full evacuation of South
Lake County, thereby reducing the 30 minutes in added overall evacuation time due to
Phase 1 Project evacuation trips. The Evacuation Traffic Management Plan shall be
subject to the approval of the Lake County OES, the Lake County Sheriff, the South Lake
County Fire Protection District, Caltrans, and the California Highway Patrol (CHP). The
approved version of the South Lake County Evacuation Traffic Management Plan shall
be incorporated into an updated version of the Lake County Emergency Operations Plan
(Lake County Office of Emergency Services) and the Lake County Community Wildfire
Protection Plan (CWPP), with evacuation management strategies and improvement
measures to address major bottlenecks in the South Lake County evacuation network.
These measures shall include but will not be limited to the following:

= SR 29 Evacuation Traffic Reduction Measure — at the time of an evacuation order
for a full South Lake County evacuation and as determined by the Incident
Commander and County Sheriff, CHP and/or other police enforcement personnel
shall implement measures to stop through traffic on SR 29 through the evacuation
area such as stopping northbound SR 29 traffic at Tubbs Lane in Napa County and
southbound SR 29 traffic at SR 53 in Lower Lake, thus reducing traffic levels on SR

Applicant shall prepare the  Applicant/County
South Lake County

Evacuation Traffic
Management Plan
compliance with this
Mitigation Measure and
submit to County OES.
County to review and adopt
prior to issuance of the first
certificate of occupancy.
(Use Permit COA)

County
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29 during an evacuation. This measure would prevent inbound traffic on SR 29
from accessing the South Lake County evacuation network but would allow
outbound evacuating vehicles to exit via SR 29.

Hidden Valley Lake Evacuation Traffic Management Measure — at the time of an
evacuation order for a full South Lake County evacuation and as determined by the
Incident Commander and County Sheriff, Lake County Sheriff and/or other police
enforcement personnel shall implement traffic management for the Hidden Valley
Lake community that addresses bottlenecks at the intersections of SR 29 and
Hidden Valley Lake community egress roads. The officers would direct Hidden
Valley Lake evacuating traffic away from the direction of the wildfire and in a
coordinated direction to reduce or avoid conflicting movements at the
intersections.

Guenoc Valley Project SR 29 Evacuation Traffic Reduction Measure — at the time of
an evacuation order for a full South Lake County evacuation, evacuating project
traffic shall be directed to alternate routes to SR 29. Unless precluded by wildfire,
evacuating project traffic shall be directed to the planned project egress
intersections on Butts Canyon Road and to the south on Butts Canyon Road. This
measure would not apply if Butts Canyon Road were closed due to wildfire. In that
event (such as under Scenario B), evacuating project trips would be directed to
travel north on Butts Canyon Road (or via Grange Road as needed), south on SR 29
to Middletown, and then north on SR 175 (presuming that SR 29 to the south over
Mt. St. Helena was also closed). Additional details are described for this measure
in Mitigation Measure 3.16-4.

SR 29 Traffic Signal Evacuation Operational Enhancement Measures — a description
of the traffic signal evacuation operational enhancement measures described in
Mitigation Measure 3.16-5 shall be included in the Updated Lake County EOP.

3.16-4 Reduce Evacuation Time Impacts on SR 29 by Minimizing Project-Related
Evacuation Traffic on SR-29

Prior to occupancy of any project uses, the applicant shall install variable message
signs at the outbound lanes of the three project egress roads that connect to Butts
Canyon Road and Grange Road. Lake County shall be the Lead Agency to oversee
installation of the variable message signs within the project site. The variable
message signs shall be connected to the on-site Emergency Response Center so
that evacuation-related messages can be controlled by fire personnel managing
the evacuation. At the time of an evacuation order for a full South Lake County

Applicant shall complete
improvements prior to
issuance of the first
certificate of occupancy.
(Use Permit COA)

Applicant

County
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evacuation, evacuating project traffic shall be directed to alternate routes to SR 29.
Unless precluded by wildfire, evacuating Project traffic shall be directed to the
planned egress intersections on Butts Canyon Road and to the south on Butts
Canyon Road.

The roundabout that will be constructed by the project applicant at the SR 29/Butts
Canyon Road intersection shall include a southbound bypass lane to increase
intersection capacity after preparation of an Intersection Safety and Operational
Assessment Process (ISOAP).

3.16-5

Implement SR 29 Traffic Signal Evacuation Operational Enhancement Measures

Applicant shall obtain Applicant, County,

County, Caltrans

= Prior to issuance of the first certificate of occupancy for any Project uses, the permits for and complete Caltrans
applicant shall design, obtain permits for, and install improvements to the improvements prior to
signalized intersection of SR 29/SR 53 intersection in Lower Lake and the two issuance of the first
signalized intersections on SR 29 in Middletown (SR 175 and Wardlaw Street). The certificate of occupancy.
improvements would be funded by the project applicant who shall obtain permits (Use Permit COA)
from Caltrans and/or Lake County. The variable message signs and traffic signal
controllers shall be connected to Caltrans and Lake County traffic operations staff
so they can be managed remotely during an evacuation. Improvements at the SR
29/SR 53 intersection in Lower Lake shall include extending the length of the
northbound left turn pocket by 175 feet to a length of approximately 400 feet
which could be accomplished by restriping the existing striped median, installing
variable message signs on three approaches (i.e., eastbound, southbound, and
westbound), and developing and installing wildfire signal timing plans that can be
implemented by County staff during a wildfire that significantly extend maximum
green times on the northbound approach. Improvements at the two intersections
on SR 29 in Middletown include developing and installing wildfire signal timing
plans that can be implemented by County staff during a wildfire that significantly
extend maximum green times on the northbound and/or southbound approaches
depending on conditions.
3.16-6 Provide Dedicated Project Evacuation Shuttles for Phase 1 Hotel Uses Applicant shall acquire and Applicant County
= Prior to the issuance of the first certificate of occupancy for any Project hotel uses, provide storage for
the applicant shall acquire and provide storage for dedicated evacuation shuttle evacuation shuttle buses as
buses that can serve 45 percent of all guests (i.e., six 20-person buses at full required by Mitigation
occupancy of all Phase 1 hotel uses). Applicant shall identify and provide signage Measure prior to issuance
for bus stop evacuation pick-up zones at all hotels, and identify evacuation routes of the first certificate of
and shelter locations. Applicant shall designate shuttle drivers (hotel staff) and occupancy (Use Permit COA)
provide ongoing training for staff and drivers for the shuttle buses.
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= The Project shall obtain, maintain, and store dedicated evacuation shuttles for
hotel guests, as individual hotel projects are completed, at a rate of 0.9 shuttle bus
seats per room. If shuttle buses with a 20-person capacity are acquired, a total of
six dedicated evacuation shuttle buses for hotel guests would be provided for the
127 hotel units when all Phase 1 hotels are completed. The Project shall train
employees to operate the shuttles and be aware of alternative routes to
designated shelter locations.

3.16-7 Updated South Lake County Evacuation Traffic Management Plan

As part of the future project-level CEQA evacuation assessment of full build-out of the
Project and prior to issuance of the first certificate of occupancy for any uses beyond
those included in Phase 1, the Project shall develop evacuation time reduction
strategies to reduce forecast evacuation levels in the Evacuation Area, which the
Project will be required to implement after occupancy of such uses. The measures
would include any combination of demand, supply, and/or communication strategies
as described below such that (1) the added evacuation time estimates (ETEs) (i.e., time
until the last evacuee leaves the Evacuation Area) due to Project full build-out
evacuation trips shall not exceed one hour beyond the total cumulative no project ETEs
for a full evacuation of the Evacuation Area under either Scenario A or B, and (2) the
estimated number of added Project full build-out evacuation trips on Butts Canyon
Road shall not exceed its evacuation capacity.

Prior to issuance of the first certificate of occupancy for any use beyond those included
in Phase 1, the applicant shall fund the administrative costs for preparation and
adoption of a South Lake County Evacuation Plan (Evacuation Plan) that includes
strategies to reduce overall cumulative ETEs for the Evacuation Area as described
above, and the Evacuation Plan shall have been approved by the Lake County Office of
Emergency Services (OES), the Lake County Sheriff, the South Lake County Fire
Protection District, and the California Highway Patrol (CHP). Prior to the approval of the
Evacuation Plan, a project-level CEQA analysis shall be conducted that analyzes the
impacts of any proposed use beyond those included in Phase 1 on evacuation routes,
and confirms that the strategies included in the Evacuation Plan meet the performance
standards described above related to added ETEs and the evacuation capacity of Butts
Canyon Road. The approved version of the South Lake County Evacuation Plan shall be
incorporated into an updated version of the Lake County EOP (Lake County Office of
Emergency Services).

Applicant shall complete
prior to issuance of the first
certificate of occupancy for
future phases (any use
beyond those included in
Phase 1). County will ensure
that this mitigation is
implemented prior to
issuance of the first
certificate of occupancy for
future phases.

Applicant/County

County
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Demand Strategies — demand-side strategies that may reduce evacuation time
estimates (ETEs) and evacuation trips include vehicle reduction and phased
evacuation measures. A vehicle reduction strategy may include a combination of
land use program reductions and/or measures to increase vehicle occupancy (i.e.,
additional shuttles). A community-wide policy encouraging households to limit the
number of evacuating vehicles to one per household is another demand reduction
strategy that could help reduce overall evacuation times. Reduction of the number
of housing units shall be implemented as a strategy only if implementation of all
other feasible demand-side, supply-side, and communication strategies would not
reduce ETEs or exceedance of the capacity of Butts Canyon Road sufficiently to
meet the performance standards described above.

Supply Strategies — supply-side strategies that may reduce ETEs include road lane
widening, shoulder widening to provide an additional egress lane, contraflow lane
operations (i.e., allowing two lanes of outbound traffic, if needed), and intersection
traffic control measures.

Communication Strategies — communication strategies that may reduce ETEs
include early warning systems, enhanced communication systems, and dynamic
route guidance and monitoring.

The above strategies are programmatic in nature and may be refined following the
additional project-level CEQA analysis described above based on more specific details
regarding future Project phases that will be included in application submittals for such
phases, evolving evacuation analysis methods, any future changes to roadway
infrastructure and/or capacity, and/or new or enhanced evacuation mitigation
strategies.

3.16-8

Provide Dedicated Project Evacuation Shuttles for Full Build-out Hotel Uses

Consistent with Mitigation Measure 3.16-6, prior to the issuance of the first certificate
of occupancy for any new hotel uses beyond those included in Phase 1, the applicant
shall acquire and provide storage for dedicated evacuation shuttle buses that can serve
45 percent of all guests. Applicant shall identify and provide signage for bus stop
evacuation pick-up zones at all hotels and identify evacuation routes and shelter
locations. Applicant shall designate shuttle drivers and provide ongoing training for
staff and drivers for the shuttle buses, including information on alternative evacuation
routes and shelter locations. If shuttle buses with a 20-person capacity are acquired, a

Applicant shall complete
prior to issuance of the first
certificate of occupancy for
hotel uses in future phases.
County will ensure that this
mitigation is implemented
prior to issuance of the first
certificate of occupancy for
hotels under future phases.

Applicant/County

County
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total of up to eighteen dedicated evacuation shuttle buses for hotel guests would be
provided for up to 400 hotel units when all hotels are completed.

3.16-9 Implement Operational Wildfire Risk Reduction Activities
The Applicant and/or HOA shall ensure that the following wildfire risk reduction
measures are conducted throughout the Guenoc Valley Site in accordance with the
Wildfire Prevention Plan:

HOA contract with a wildfire expert for Project duration to support
homeowner education and response planning. The HOA will be required by its
by-laws to contract with a wildfire expert for the duration of the Project, with
costs paid by the HOA; the HOA shall consult with the wildfire expert in its
implementation of wildfire prevention measures, including those identified
within the WPP. The HOA will also cover the costs associated with having on-
site at least one individual with wildfire expertise related to evacuation and
emergency response at the Project’s Emergency Response Center.

Defensible space for all buildings (minimum 100 ft for residential, and 300 ft
for non-residential). The project CC&Rs will require that homeowners and
commercial/facility managers establish and maintain defensible space of no
less than 100 feet for residential structures and no less than 300 feet for
commercial structures in accordance with Zone 0, Zone 1, and Zone 2 guidance.
Dead, dying, invasive, poorly-maintained, and fire-prone vegetation shall be
removed and/or reduced within these areas in accordance with the WPP. Trees
and shrubs should be selectively addressed to reduce flammable vegetation
parts, including pruning dead or lower branches. The HOA and wildfire expert
shall inspect properties annually to ensure compliance.

Vegetation Management for fire risk reduction. A Vegetation Management
Plan (VMP) shall be prepared and updated annually by a qualified wildfire
expert to organize and monitor active landscape management strategies as
outlined in the WPP. The VMP shall include livestock grazing throughout the
undeveloped rural landscapes as well as certain resort, residential, and vineyard
landscapes and manual removal of dead, dying, or invasive vegetation through
mowing, trimming, cutting, and brush removal. Ongoing vegetation
management shall be conducted in accordance the VMP.

At time of first occupancy

Project Applicant CAL FIRE &
Community
Development
Department.
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HOA funding for annual vegetation and defensible space management. The
HOA shall provide annual funding for implementation of the VMP, including
vegetation management and defensible space upkeep.

Strategically placed fire breaks and resort edge defensible space. One-
hundred-foot wide shaded fuel breaks shall be established and maintained at
select vulnerable areas of the project boundary as indicated in the WPP. The
fire break along the northern property boundary shall be installed prior to
occupancy of structures north of Butts Canyon Road, and the fire break along
the southern property boundary shall be installed prior to the occupancy of
structures south of Butts Canyon Road.

Roadside reduced fuel zone (40 ft on either side of road beyond 10ft
hardscape shoulder). All roadways shall be bordered on each side by a 50-foot
fuel reduction zone, including to the extent that the topography feasibly
permits, an area of approximately 10 feet on each side of the roadways
improved with hardscape within the total 50-foot fuel reduction zone. Prior to
issuance of the first certificate of occupancy for a structure within each
subdivision under each final map, the full roadway fire break network for that
subdivision shall have been completed.

Restrictions on Debris Burning. The project CC&Rs will include strict
prohibitions against burning of yard waste, cleared vegetation and other forms
of debris. No open fires will be permitted.

Parking restricted on primary access roads. Signs shall be installed along
project roadways to restrict parking and enforced by the HOA.

Opt-out alert and communication system. All residents, visitors, and
employees will be enrolled in an opt-out phone-based communication system,
such as Nixle, to receive emergency notifications. This system will supplement
the site-wide emergency siren system to ensure that everyone is alerted of
important emergency information and updates.

4.11

Tribal Cultural Resources

TCR-1

Phase 1 TCR Avoidance Strategies

Mitigation Measure 3.5-1 shall be implemented to avoid all identified tribal cultural
resource sites during project construction, development, and operation activities. A
buffer of 50 feet shall be established around the perimeter of each tribal cultural site
and a semi-permanent fence shall be erected that will remain in place throughout

The applicant shall
implement surveys,
avoidance and monitoring
as described in Mitigation
Measure 3.5-1. The

Applicant

County
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construction. The fence shall be installed with a qualified archaeologist and tribal
monitor in attendance, and shall determine the established buffer for the location. The
buffer can be reduced or modified to accommodate sensitive environmental
conditions, based on the assessment of the qualified archaeologist and tribal monitor
or cultural advisor (see Mitigation Measure TCR-2).

If construction will encroach closer than 50 feet, a qualified archaeological and tribal
monitor shall be retained to monitor those activities. Should tribal cultural resources
be uncovered within the buffer, all construction in the immediate area shall halt until
the find can be assessed for NRHP/CRHR eligibility in accordance with current
professional standards using minimization measures and the provisions of the
Unanticipated Discoveries Plan developed in compliance with Mitigation Measure TCR-
2.

applicant shall include all of
these requirements in
construction contracts. (Use
Permit COA)

TCR-2 Unanticipated Discoveries Plan and Construction Monitoring

1) Tribal Cultural Advisor: Prior to initial ground disturbance, the Applicant shall retain
a project Tribal Cultural Advisor designated by the Middletown Rancheria (Tribe),
to direct all mitigation measures related to tribal cultural resources as defined by
Public Resources Code 21074(a).

2) Unanticipated Discoveries Plan: Prior to project construction, a qualified
professional archaeologist shall be retained to prepare an Unanticipated
Discoveries Plan in consultation with Middletown Rancheria, or to update an
existing Unanticipated Discoveries Plan supplied by the Tribe. At a minimum, the
Unanticipated Discoveries Plan shall include:
= Minimization of impact strategies to be agreed upon by the archaeological

monitor and tribal monitor or tribal cultural advisor. Minimization measures
mean:

o Avoidance. Priority shall first be given to leaving cultural resources in
place and avoidance of any further unnecessary disturbance. The
highest priority is to avoid disturbance to cultural resources. All
cultural resources shall be left in situ, that is, in place, in the same
position in which they were discovered and shall not be removed
from the discovery site until arrangements are made for reburial or
transfer in accordance with the below. If leaving the resources in situ
is not possible, temporary housing at a secured storage location at
the discovery site mutually agreed upon by the archaeological and

The applicant shall
implement monitoring and
other actions as described
in Mitigation Measure TCR-
2. The applicant shall
include all of these
requirements in
construction contracts. (Use
Permit COA)

Applicant

County
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tribal monitor may be considered.

o Reburial. In situations where avoidance is not feasible, priority shall
next be given to immediately reburying the cultural resources in the
same location as found, only deeper. In the event that the cultural
resources cannot be re- buried in the same location, only deeper,
then priority shall next be given to immediately re- burying the
cultural resources in an appropriate location within 100 feet of their
original discovery in an area that shall not be subject to future
subsurface disturbances. If for any reason immediate reburial in
place, only deeper, or in an appropriate location within 100 feet of
the original discovery is not feasible, then cultural resources may be
re-buried in an appropriate location as determined by the Tribal
Cultural Advisor in an area that shall not be subject to future
subsurface disturbances.

o Transfer. In the event that avoidance and reburial above described is
not feasible, cultural resources may be removed and transferred to a
location designated by the Middletown Rancheria.

o Laboratory studies, scientific analysis, curation, or video recording
shall only be permitted if required to assess CRHR eligibility, or if such
strategies are the only means available to mitigate impacts to CRHR
eligible resources. Prior to conducting any such studies, the tribal
cultural advisor must be consulted. The archaeologist may draw the
cultural resources for mapping purposes; however, no electronic
means of recording the cultural resources shall be permitted without
prior consultation with the Middletown Rancheria.

- Description of field or laboratory methods to be used to investigate
Unanticipated Discoveries (also applicable to known resources that will be
impacted by project construction), to include types of excavation units,
screening methods, and sample collection, as appropriate;

= A list of permitted in-field analyses or laboratories to be used for specific
analyses, as appropriate;

] Provisions for reburial or transfer of recovered materials, developed in
consultation with Middletown Rancheria.

- Measures for documentation of results, including forwarding results to the
NWIC as appropriate;

= A Burial Treatment plan, provided by the Tribe, shall be followed if Native
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American remains are discovered during construction;

- Maps (provided in pdf and shapefiles to the construction contractor,
Applicant, and County) of areas that have not been included in a previous
archaeological survey;

- Maps of known resource locations (provided in pdf and shapefiles) shall be
included in any construction documents that include identification of
archaeological monitoring areas, identification of sites where pre-
construction archaeological testing or archaeological and tribal monitoring
during construction is required, identification of appropriate buffer zones for
individual site protection during construction, cease work requirements,
unanticipated finds reporting requirements;

] Assessment criteria to determine NRHP/CRHR eligibility; and

= A no-collections policy will be instituted for the Proposed Project, except
where a site-specific treatment plan or the Unanticipated Discoveries Plan
developed in consultation with the Tribe, calls for collection of a sample of
artifacts or materials and analysis.

Should any cultural resources, such as wells, foundations, or debris, or unusual

amounts of bone, stone or shell, artifacts, burned or baked soils, or charcoal be

encountered during ground-disturbing activities, work shall cease within 100 feet
of the discovery and the Construction Contractor, Applicant, and Middletown

Rancheria shall be notified immediately. The Applicant shall retain a qualified

professional archaeologist to assess the find in consultation with the Tribal Cultural

Advisor. The Tribe must have an opportunity to inspect and determine the nature

of the resource and the best course of action for avoidance, protection and/or

treatment of tribal cultural resources to the extent permitted by law, should the
find consist of prehistoric or historic-era materials related to Native American
occupation or use of the vicinity. If the find appears to be eligible for listing on the

NRHP or CRHR, or is determined to be a tribal cultural resource by the Middletown

Rancheria, then the provisions of the Unanticipated Discoveries Plan shall be

adhered to, which will include consultation with Middletown Rancheria for tribal

cultural resources. If the find consists of historic-era materials unrelated to the

Native American community, the archaeologist shall determine its significance in

compliance with NHPA and CEQA criteria. If adverse effects to a cultural resource

cannot be avoided, the Minimization Measures described under the requirements
for the Unanticipated Discovery Plan shall be implemented to the extent feasible.
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3) Construction Monitoring: Consistent with Mitigation Measure 3.5-2, all ground
disturbing activities shall be monitored by qualified tribal monitor(s). Ground
disturbing activities occurring in conjunction with the Project include, but are not
limited to, surveys, testing, concrete pilings, debris removal, rescrapes, punch lists,
erosion control (mulching, waddles, hydroseeding, etc.), pot-holing or auguring,
boring, grading, trenching, foundation work, excavations, and ground disturbance
involving the moving of dirt or rocks with heavy equipment or hand tools within
the Project area. Qualified tribal monitor(s) are defined as qualified individual(s)
who have experience with identification, collection, and treatment of tribal cultural
resources of value to the Tribe. Such individuals will include those who:

a. Possess the desired knowledge, skills, abilities, and experience
established by the Native American Heritage Commission (NAHC) through
the NAHC’s Guidelines for Native American Monitors/Consultants (2005)
(https://nahc.ca.gov/wp-content/uploads/2019/04/SB-18-Tribal-
Consultation-Guidelines.pdf); OR
b. Members of culturally affiliated tribe(s) who:
i Are culturally affiliated with the project area, as determined by
the NAHC; and
ii. Have been vetted by tribal officials of the Culturally Affiliated
Tribes as having the desired knowledge, skills, abilities, and
experience established by the Culturally Affiliated Tribes.

Table 2: Project Commitments

Implementing Monitoring

Project Design Features Timing and Implementation
J 18 " 'ming P : Party Party

Construction Project Design Features.

The project applicant will implement the following construction equipment features for equipment operating at the Project Site, as well as the
following construction protocols. These features and protocols would be included in applicable bid documents, and successful contractor(s) must
demonstrate the ability to supply such equipment and comply with such protocols. Construction features would include thefollowing:
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A portion of the construction workers will stay in temporary on-site housing during
construction to reduce traffic and minimize greenhouse gas contribution
throughout all stages of construction. Even with accommodations on-site,
employee shuttles will be available to move the contractors throughout the site,
also reducing the traffic on Butts Canyon Road and any commuter traffic.

Construction only

Project Applicant

Lake County

1.2

Any person entering the site will be required to pick up the emergency handout
pamphlet, available at all the entrances. This pamphlet is co-authored by ranch
management & CalFire personnel to ensure accurate emergency contact information,
ember or spark suppression, and a Ranch Map. This plan shall be laminated, in color,
and updated as necessary to include the most recent road layout in conjunction with
site development.

At all times.

Project Applicant

Lake County

1.3

All construction, contractors, and resort vehicles on the Ranch shall be required to be
equipped with a shovel, fire extinguisher, and water in the event any small fire is
sparked, all vehicles and personnel will have the immediate ability to act.

At all times.

Project Applicant

Lake County

1.4

Educational training programs will be in place for all construction employees on
fire prevention and safety.

Prior to construction.

Project
Applicant,
Construction
Management

Lake County

1.5

A full-time qualified Fire professional will be hired to advise on all on-site activities,
future planning, and site maintenance activities.

Prior to Construction.

Project Applicant.

Lake County

Operations Project Design Features.

The project applicant will implement the following operational equipment requirements and operation protocols for equipment operating at the Project
Site. These features would be included in applicable bid documents, and successful contractor(s) must demonstrate the ability to supply such equipment

and comply with such protocols. Operation features would include the following:

2.1

The Project includes an on-site Emergency Response Center, which shall be designed to At time of first occupancy.

CalFire Standards. This emergency response center will house a helipad that is for
essential services and emergency use only and will be built as the very first phase. All
helipads will be built to accommodate larger, firefighting helicopters and will provide a
fire- rated water source (hydrant or fire pump) to allow for refilling. The South Lake
County Fire Protection District (SLCFPD) would provide fire protection and fire
suppression services to the Guenoc Valley Site and would staff the on-site emergency

Project Applicant.

CalFire &
Community
Development
Department.
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response and fire center, which will ultimately become SLCFPD Station #61.
Approximately 500 square feet of the emergency response and fire center would be
dedicated to the Lake County Sheriff’s Office for emergency response and law
enforcement services.
2.2 [Deleted and Moved to Mitigation Measure 3.16-1 in Table 1]
2.3 As part of the project intent to increase early warning systems for the Guenoc Valley At time of first occupancy Project Applicant  CalFire &
and surrounding landscapes, a high-definition fire camera shall be placed at the highest Community
topography or within key areas of the Project. This will be utilized by CalFire or any Development
private Fire Security team. Department.
2.4 An Emergency Evacuation Plan shall be provided to all residents, guests, and employees At time of first occupancy Project Applicant  Community
that identifies and describes emergency meeting areas, routes for safe egress, and Development
protocol for fire safety. The plan shall be prepared consistent with the contents and Department,
information provided in the South Lake County Emergency Plan, and shall be provided CalFire, South
to all guests that enter the property and posted within guest rooms. In addition, signage Lake County
shall be installed for emergency meeting areas. The Wildfire Evacuation Plan must be Fire
prepared in cooperation with and approved by CalFire, the South Lake County Fire Protection
Protection District and the Lake County Sheriff Department. District and
Lake County
Sheriff
Department
2.5 Establish a separate Road Network plan for Emergency Personnel Ingress & Egress that  Prior to Construction. Project Applicant Community
notes the roads dedicated only for emergency access occasions during interim Ongoing. Development
construction and development. Department,

CalFire, South
Lake County
Fire
Protection
District and
Lake County
Sheriff
Department
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2.6 [Deleted and superseded by Mitigation Measure 3.16-1 in Table 1]
2.7  Security Patrol. The project will maintain 24-hour security patrols, which will aid in early At time of occupancy. Project Applicant. HOA
identification of fire events.
2.10 Recycling and reuse of all wastewater generated by commercial and resort uses, and At time of occupancy Project Applicant Community
most wastewater generated by residential uses. Recycled water must account for Development
approximately 25% of the outdoor water supply. Department
2.11 The use of drought tolerant native vegetation in landscaping At time of occupancy. Project Applicant. Community
Ongoing. Development

Department

2.12 Electric fleet for the resort commercial uses (no less than 75 percent) At time of occupancy. Project Applicant. Community
Ongoing. Development

Department

2.13 If the Off-Site Groundwater Well is utilized to supply water to the Project, monitoring At use of the off-site well for ~ Project Applicant  Health
consistent with Mitigation Measure 3.9-3 will continue for the life of the Project beyond Proposed Project water supply Services
the minimum 10-year period designated within the mitigation measure. Department

2.14 Non-emergency aircraft flight times to and from the float dock and helicopter landing At time of occupancy. Project Applicant Community
pad shall be further restricted to landing no earlier than 8 A.M. during winter months Ongoing. Development
(November through March) and 8 A.M. to 7 P.M. in the summer months (April to Department
October) when there is more daylight.

3 Project Design Features
The project applicant would implement the following project design features. These features would be included in applicable construction or building
application documents. Many of these features are detailed within the Guenoc Valley District Zoning Ordinance and/or the Guenoc Valley District Design
Guidelines. Design features would include the following:

3.1 Alloccupiable buildings shall be equipped with exterior fire suppression systems, Class At time of Building Permit. Project Applicant, Community
A- rated roofs with non-combustible covering, fire-resistant eaves, non-combustible Architects Development
vents and leaf guards, fire-resistant material for exposed foundations, and fire-resistant Department,
decks. Exterior windows and doors should be multi-paned with a tempered layer and Plan Check.
non-combustible. Fencing should be non-combustible and at least 5 feet from
structures.

Exterior fire suppression systems shall be fully autonomous in the event power is
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cut/shut off, allowing the activation to be fully operational at all times without
intervention or activation.

3.2 All roads within the Guenoc Valley District shall be two-way roads that comply with Vegetation Maintenance Project Applicant, Community

State slope and width requirements. begins at time of first Civil Engineers, Development
Occupancy of that road. Road Construction & Department,
and street standards shall be  Site Manager Office of
proven at time of grading Public Works.
permit.

3.3 Allresidential parcels, regardless of the size of the parcel, shall be restricted to the At time of building permit. Project Applicant, Community
predetermined buildable envelope, as described in the Design Guidelines. The building Architects & Development
envelope shall be 1.5 acres, unless the residential parcel is within oak woodland, in Landscape Department
which case the buildable envelope shall be no greater than 1 acre. Additional, Designers
residential development shall only occur if further environmental review is conducted
and any additional impacts are mitigated per the direction of the Oak Mitigation Plan
and EIR.

3.4 The Site shall maintain on-site irrigated vineyards, as described within the Wildfire Review at time of final map. Project Applicant, Community
Prevention Plan, to create and maintain irrigated buffers to act as fire breaks Development
throughout the site. In the event the vineyards are removed an irrigated fire break will Department
continue.

3.5 The Project will clear and maintain 50-foot vegetation management on either side of the At final occupancy of each Project Applicant. Community
roads within the Guenoc Valley for a total fire break of 125-feet, creating a roadway structure, applicable fire Development
network that provides safe egress and access in the event of an emergency. breaks along roadways Department

Additionally, property boundary shaded fuel breaks shall be installed, as depicted on
Figure 2-6 of the PREIR.

providing access to that
structure shall be installed. At
the time of the recording of
the last final map for each of
the four subdivision groups
(Bohn Ridge Subdivision,
Equestrian Subdivision, Maha
Farms Subdivision, and
Denniston Golf Estates
Subdivision), the full roadway
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fire break network shall be
completed within that
subdivision.

3.6  Evacuation route signage shall meet all of the CalFire requirements and be included At time of first occupancy. Project Applicant. Community
throughout the Guenoc Valley site. Specific signage shall be placed at emergency vehicle Ongoing Development
access roads, for emergency personnel only. Signage should indicate ingress/egress. Department

3.7 AfFiresiren shall be placed within the Project Site that shall work in conjunction with the At time of first occupancy. Project Applicant. Community
multiple early warning systems. Development

Department

3.8 Interior Fire alarm systems shall be connected to the Projectsecurity systems. At time of Building Permit. Project Applicant. Community

Development
Department
3.9 Joint trench design will include a hard-wired communication system forall residences. At time of Grading Permit. Project Applicant. Community
Development
Department

3.10 Each resident or guest unit will communicate with the security system when occupied At time of occupancy. Project Applicant. HOA
for emergency evacuation communication purposes.

3.11 The Project will establish 50 workforce housing units at the Middletown Housing Site, or At time of first occupancy of  Project Applicant. Community
35 workforce housing units at the Guenoc Valley Site, or both. resort uses. Development

Department

3.14 Installation of 300 electric vehicle charging stations as part of Phase 1. At time of occupancy of resort Project Applicant. Community
uses. The percentage of Development

stations installed must be Department

equal to the percentage of
resort units (hotel and resort
residential) developed.
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3.16 Providing on-site refuse collection bins for recyclable waste, compostable waste, and At time of first occupancy. Project Applicant. Community
standard waste, in addition to on-site Compost and Recycling Centers Ongoing. Development

Department

3.17 Site-wide lighting design shall preserve nighttime dark skies by minimizing the use of At time of first occupancy. Project Applicant. Community
outdoor lighting. Lighting fixtures shall utilize energy-efficient lamps and motion-sensing Ongoing. Development

lighting systems to minimize unnecessary nighttime lighting. Department

3.18 Existing overhead PG&E infrastructure will be placed underground and all new electrical Prior to the first certificate of Project Applicant. Community
infrastructure will be installed via trenching and underground. occupancy for each of the four Development
subdivision groups (Bohn Department
Ridge Subdivision, Equestrian
Subdivision, Maha Farms
Subdivision, and Denniston
Golf Estates Subdivision), the
full electrical network serving
that subdivision within the
project site boundaries shall
be relocated underground or
shall be installed where site
conditions permit.

Table 3: Settlement Agreement Commitments

Implementing Monitoring

Required Project Modifications Timing and Implementation Party Party

A)  wildfire-Related Project Modifications and Measures

i The Recreational and Camping Area depicted on Exhibit B-3 [of the Settlement
Agreement] will be reserved only for recreational and camping uses. Open fires At all times. Shall be included
shall be strictly prohibited. Note, the Camping Area has been voluntarily removed in SPD.
from Phase I.

Project Applicant Lake County

Guenoc Valley Mixed-Use Planned Development Project Page 74
Mitigation Monitoring and Reporting Program



Required Project Modifications

Implementing

Timing and Implementation Party

Monitoring
Party

The area consisting of the twenty-five building sites depicted on Exhibit B-1 [of the
Settlement Agreement] will not be developed, and the associated parcels shall be
removed from any and all maps. Those residential units may be relocated to the area
depicted on Exhibit B-2 [of the Settlement Agreement].

Applicant shall include in
updated Tentative
Subdivision Maps

Project Applicant

Lake County

The areas consisting of the thirty-nine building sites depicted on Exhibit C-1 [of the
Settlement Agreement] will not be developed for residential use, and the associated
parcels shall be removed from any and all maps. Those residential units may be
relocated to the area depicted in Exhibit C-2 [of the Settlement Agreement].

Applicant shall include in
updated Tentative
Subdivision Maps

Project Applicant

Lake County

iv.  Asindicated on the Roadway Plan attached as Exhibit D [of the Settlement Applicant shall include in
Agreement], no dead-end, non-looped road segment may exceed one mile in updated Tentative Project Applicant Lake County
length. Subdivision Maps
V. To the extent that the topography feasibly permits, an area of approximately 10 feet Applicant shall include in
on each side of the roadways will be improved with hardscape, as depicted on Updated Wildfire Prevention Project Applicant. Lake County
Exhibit E [of the Settlement Agreement]. Plan (WPP)
vi.  The Guenoc Valley Project Homeowners Association (“HOA”) will be required by its
by-laws to contract with a wildfire expert for the duration of the Project. The costs of Applicant shall include in
retaining that service provider will be paid by the HOA, and will be covered as part of Updated WPP and in the
HOA dues. The HOA shall consult with the wildfire expert in its implementation of CC&Rs and is the Project Applicant Lake County
wildfire prevention measures, including those identified in the Wildfire Prevention responsibility of the HOA.
Plan. The HOA shall send to the Attorney General’s Office a copy of the by-laws (TM COA)
within thirty (30) calendar days of adoption by the HOA.
vii.  The Project’s Emergency Response Center will have on-site at least one individual
with wildfire expertise related to evacuation and emergency access. The costs of Applicant shall include in
retaining that individual or individuals will be paid by the HOA, which will be covered Updated WPP and in the
with HOA dues. After thirty (30) years from the date on which the HOA is CC&Rs and is the Project Applicant. Lake County
established, the HOA may stop implementing and sunset this obligation upon a responsibility of the HOA.
majority vote of the HOA membership and subsequent notice to the State of such (TM COA)
vote.
viii.  The Applicant shall pay to the Lake County Fire Protection District (“LCFPD”), on an
annual basis, the amount determined by LCFPD to be necessary in order to staff and Ongoing Project Applicant south Lake
. ) . . . e County FPD
equip the Emergency Response Center for fire services, including wildfire response.
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B)

GHG Emissions Reduction Measures

Residential Land Uses

The Applicant shall install photovoltaic (“PV”) systems on all residential land use
structures within the Project site where site parameters and constraints allow for
adequate on-site rooftop and other on-site spaces (such as ground-mounted panels or
panels on carports or other surfaces) to comply with Section 110.10(a) of the California
Building Energy Efficiency Standards. The minimum electrical generation capacity of the
PV Systems shall be equal to or greater than the projected energy needs, collectively, of
all residential land use structures that the PV systems will serve. The Applicant shall
inform residents, at the time of initial sale or at the time of subsequent sale of each
residential land use structure, through placement of a requirement in the Covenants,
Conditions and Restrictions (“CC&Rs”) that will govern the HOA for each residential land
use structure, that the Applicant is responsible for the repair and maintenance of each
PV system, or any cleaner or technologically superior system of greater efficacy that is
installed, for at least thirty (30) years from the date of initial installation.

At time of first occupancy.
Applicant shall include in
CC&Rs and is the Project Applicant
responsibility of the HOA.
(TM COA)

Lake County

The Applicant shall install battery energy storage systems for all residential land use
structures and shall design the battery energy storage systems to store the energy
produced by the PV systems during daylight hours and discharge that stored energy
during evening and nighttime hours, and sized to maximize self-generation and
minimize electricity exports to the grid, with an efficiency of at least 80 percent (80%).
The Applicant shall design and install the battery energy storage systems to provide
energy savings benefits found in Section 150.1 of the California Building Energy
Efficiency Standards for thirty (30) years from the date of initial installation.

At time of first occupancy.  Project Applicant

Lake County

All PV systems and battery energy storage systems shall be installed and operated
consistent with all applicable state laws, regulations and local ordinances, including
building codes.

Project Applicant
Construction and Construction
Contractor

Lake County
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The Applicant shall install one fully operable Level 2 or higher-capacity Electric Vehicle
Supply Equipment (“EVSE”) of at least 240 volts in an appropriate location at each
residential land use structure within the Project site. The Applicant shall inform
residents, at the time of initial sale or at the time of subsequent sale of each residential
land use structure, through placement of a requirement in the CC&Rs that will govern
the HOA for each residential land use structure, that the Applicant is responsible for the
repair and maintenance of each EVSE, or any cleaner or technologically superior system
of greater efficacy that is installed, for at least thirty (30) years from the date of initial
installation.

At time of first occupancy.
Applicant shall include in
CC&Rs and is the
responsibility of the HOA.
(TM COA)

Project Applicant

Lake County

The Applicant shall prohibit the use and extension of all natural gas infrastructure within
the Project site. Specifically, the Project shall include in the CC&Rs and/or other
enforceable obligations a prohibition on the installation or operation of natural gas
infrastructure within the Project site for residential land use structures. Pre-existing
natural gas infrastructure at the Project site, if any, shall be capped or removed.

Applicant shall include in
CC&Rs

Project Applicant.

Lake County

The Applicant shall require that all appliances in residential land uses (including water
heaters, space conditioning systems, and cooking stoves), operate on energy sources
other than natural gas. Appliances, other than those used for stovetop cooking, shall
operate on electricity.

Applicant shall include in
CC&Rs

Project Applicant.

Lake County

The Applicant shall install high-efficiency, variable capacity heat pumps at all residential
land use structures that comply, at a minimum, with the 2022 edition of Title 24,
California Code of Regulations, Part 6 and that will provide energy for space and water
heating appliances and clothes drying.

Prior to Certificate of
Occupancy

Project Applicant
and Construction
Contractor

Lake County

Non-Residential Land Uses

The Applicant shall ensure that on-site generation of renewable energy is sufficient to

produce electricity to supply energy for all nonresidential land use structures. To comply

with this requirement, the Applicant shall install any combination of the following:
1. PV systems coupled with battery energy storage systems
A. PV systems on non-residential land use structures within the Project site
(including parking structures) where site parameters and constraints allow
for adequate on-site rooftop and other on-site spaces (such as ground-
mounted panels or panels on carports or other surfaces) to comply with
Section 110.10(a) of the California Building Energy Efficiency Standards.

At time of occupancy.
Ongoing.

Project Applicant.

Lake County
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The Applicant shall inform purchasers or tenants, at the time of initial sale
or lease or at the time of subsequent sale or lease of each non-residential
land use structure, through placement of a requirement in the CC&Rs that
will govern the HOA for each non-residential land use structure, that the
Applicant is responsible for the repair and maintenance of each PV system,
or any cleaner or technologically superior system of greater efficacy that is
installed, for at least thirty (30) years from the date of initial installation.
Battery energy storage systems for all nonresidential land use structures
and shall design the battery energy storage systems to store the energy
produced by the PV systems during daylight hours and discharge that
stored energy during evening and nighttime hours, and sized to maximize
self-generation and minimize electricity exports to the grid, with an
efficiency of at least 80 percent (80%). The Applicant shall design and
install the battery energy storage systems to provide energy savings
benefits for thirty (30) years from the date of initial installation.

All non-residential structures shall comply with the applicable prescriptive
requirements for PV and battery energy storage systems sizing specified by
the 2022 edition of Title 24, California Code of Regulations, Part 6, section
141.10, effective January 1, 2023, including any subsequently enacted
revisions.

All PV systems and battery energy storage systems shall be installed and
operated consistent with all applicable state laws, regulations and local
ordinances, including building codes.

2. On-site solar farms

A.

On-site solar farms to reduce the Project’s GHG emissions. The solar farms,
in combination with any other on-site PV systems installed to serve the
Project’s non-residential land uses, shall have the capacity to generate an
amount of renewable energy that is equivalent to, or exceeds, 5,500,000
kWh per year, which is the estimated electricity consumption for those
land uses as described in the EIR. The Applicant shall site the solar farms in
areas served by existing roads to the extent possible and in a manner that
minimizes harm to biological resources and wildfire ignition risk.
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For the non-residential land uses of the Project, the Applicant shall install at least 300
fully-operable, publicly-accessible Level 2 or higher-capacity Electrical Vehicle Charging
Stations (“EVCS”) of at least 240 volts with at least two ports per charger and 20 fully
operable publicly-accessible Level 3 EVCS/Fast Chargers. The Applicant shall ensure that
the EVCS are preferential parking spaces for electric vehicles (“EVs”) that comply with
Tier 2 of Section A5.105.8.1 and Tier 2 of Section A5.106.5.3 of the California Green
Building Standards and strategically located to maximize availability. The dedicated EVs
spaces shall be in preferential locations, but shall not be located in a way that prevents
compliance with requirements in the California Vehicle Code regarding parking spaces
for disabled persons or disabled veterans. All publicly-accessible Level 2 and Level 3
EVCS shall be marked with signage indicating that improperly parked vehicles blocking
access to the EV charging will be towed. Further, the Applicant shall inform purchasers
or tenants, at the time of initial sale or lease, or at the time of subsequent sale or lease,
of each non-residential land use structure, through placement of a requirement in the
CC&Rs that will govern the HOA for each nonresidential land use structure, that the
Applicant is responsible for the repair and maintenance of each EVSC, or any cleaner or
technologically superior system of greater efficacy that is installed, for at least thirty
(30) years from the date of initial installation.

At time of first occupancy.
Applicant shall include in
CC&Rs and is the
responsibility of the HOA.
(TM COA)

Project Applicant

Lake County

Except as set forth below, the Applicant shall prohibit the use and extension of all
natural gas infrastructure within the Project site for all non-residential land use
structures. Specifically, the Project shall include in the CC&Rs and/or other enforceable
obligations a prohibition on the installation or operation of natural gas infrastructure
within the Project site for non-residential land use structures. Except as set forth below,
any preexisting natural gas infrastructure shall be capped or removed, and outdoor fires
and the use of natural gas-fueled appliances shall be prohibited within, the Project site.

Applicant shall include
requirements in CC&Rs

Project Applicant

Lake County
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Required Project Modifications Timing and Implementation

Implementing
Party

Monitoring
Party

Except as set forth below, the Applicant shall require that nonresidential land use
structures are all-electric, except where it is infeasible for a building to comply with the
applicable building codes if it is all-electric. Further, the Applicant shall require that all
non-residential land use structures are constructed to accommodate electric appliances
exclusively, including water heaters, space conditioning systems, clothes drying and

cooktops. Applicant shall include

requirements in CC&Rs

1. The Applicant shall be permitted to install, and operate, natural gas-fueled or
propane-cooktops in restaurant kitchens.

2. The Applicant shall be permitted to install, and operate, natural gas-fueled or
propane-fire pits in the outdoor patio areas of restaurants.

Project Applicant.

Lake County

The Applicant shall install high-efficiency, variable capacity heat pumps at all non-

residential land use structures that comply, at a minimum, with the 2022 edition of Title Prior to Certificate of
24, California Code of Regulations, Part 6 and that will provide energy for space and
water heating appliances and clothes drying.

Occupancy

Project Applicant
and Construction
Contractor

Lake County

Off-Site GHG Emissions Reduction Measures

The Applicant’s Obligation to Purchase GHG Offset Credits. The Applicant shall, for thirty

(30) years from the date of issuance of the initial occupancy permit for the Project,

annually purchase and retire voluntary market GHG Offset Credits listed with, and

verified by, a CARB-approved Registry. Such credits shall be purchased annually in an

amount sufficient to offset the Project’s actual GHG emissions in each year. The current

estimate is that 14,865 credits will be required annually for that purpose, and the

Applicant will make an annual purchase in that amount by the issuance of the initial At time of initial occupancy.
occupancy permit for Phase 1 of the Project. Future events or developments may affect Ongoing.
the availability and utility of the GHG Offset Credits, and the Project’s actual GHG

emissions. These factors may support an adjustment to the amount of GHG Offset

Credits that the Applicant is required to purchase under this Subsection. The Applicant

may seek the State’s consent in the future to an adjustment of this requirement, and

the State will consider such request in good faith. Any adjustment to the amount of GHG

Offset Credits to be purchased by the Applicant shall be consistent with CEQA.

Project Applicant.

Community
Development
Department
and Attorney
General
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Timing and Implementation

Implementing Monitoring

Party Party
b. Performance Standards
1. The Applicant shall ensure that all GHG Offset Credits purchased to comply with this
Agreement:
A. Are purchased for GHG Emissions Offsets with the following geographic
priorities: (1) offsets within the County; (2) offsets within the State of
California, only if in-county offsets are unavailable; (3) offsets within the
United States, only if in-state offsets are unavailable; and (4) international
offsets only if in-nation offsets are unavailable.
B. Represent past reduction or sequestration of GHG emissions that is not )
otherwise required. (Cal. Code Regs., tit. 14, § 15126.4, subd. (c)(3).) Community
C. Are “Real,” “Additional,” “Quantifiable,” “Permanent,” and “Verifiable,” as At time of initial occupancy. . . Development
) . . . . . . . Project Applicant.  Department
those terms are defined in California Code of Regulations, title 17, section Ongoing.
95802, subdivision (a). and Attorney
General
D. Comply with the “additionality requirements” for Offset Projects set forth
in California Code of Regulations, title 17, section 95973, subdivision (a)(2).
E. Comply with the Verification of GHG Emissions Reductions requirements
for Offset Projects set forth in in California Code of Regulations, title 17,
section 95977.
F. Given a unique serial or tracking number to ensure there is no duplication
or double counting.
2. The Applicant shall not rely upon any GHG Offset Credit purchased to comply with
this Agreement for any other project or to satisfy any other contractual obligation.
4 Compliance Protocols
a. The Applicant shall ensure that all GHG Offset Credits purchased to comply with this
Agreement are purchased for GHG Emissions Offsets that comply with an applicable
Offset Compliance Protocol from a CARB-approved Offset Registry that satisfies all of Community
the CARB Offset Protocol standards in California Code of Regulations, title 17, section ] o Development
95972, or any new standards that may become applicable to CARB Offset Protocols At time of |n|t|a?l occupancy. Project Applicant.  Department
during the thirty (30) years starting from date of issuance of the initial occupancy permit Ongoing. and Attorney
for the Project. General
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Implementing Monitoring

Required Project Modifications Timing and Implementation Party Party

Monitoring, Reporting, and Recordkeeping

The Applicant shall select and retain at least one independent, third-party expert on

GHG mitigation and offsets to review the documentation provided by the Applicant

relating to, among other data, construction- and operation-related emissions, and

provide analysis and recommendations to the County, providing the State with a copy of

same for information purposes, on whether the Applicant has complied with the off-site  Start with issuance of first
GHG emissions reduction measures set forth in this Agreement. The Applicant’s building or site development
selection of each expert, who shall not be a current or former employee or agent of the permit, whichever occurs
Applicant, shall be subject to the approval of the Attorney General’s Office, which shall earliest.

not be unreasonably withheld. The Applicant shall retain the expert(s) and fund the

activities of the expert(s) starting from the issuance of the first site development permit

or the first building permit, whichever occurs earliest, through thirty (30) years after an

expert is retained.

Project Applicant.  Lake County

Each year, the expert(s) retained by the Applicant shall prepare a report and make
specific findings as to whether the Applicant has met the requirements set forth in Ongoing. Project Applicant.  Lake County
Sections 1(b)(i)—(iii) of this Agreement.

The Applicant shall provide the expert report and findings to the County and the

Lake Count
Attorney General’s Office on an annual basis. The Applicant shall also, upon request by ake Lounty

. . s . (e} ing. Project Appli t. d Att
the County or the Attorney General’s Office, make available within a reasonable time all neong roject Applican an orney
. . . . General
evidence upon which the expert relied to make such findings.
Guenoc Valley Mixed-Use Planned Development Project Page 82

Mitigation Monitoring and Reporting Program



	Mitigation Monitoring and Reporting Program
	Introduction
	Project Commitments
	Settlement Agreement Measures


