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VII. ENVIRONMENTAL ANALYSIS 

A. GROWTH-INDUCING IMPACTS 

The growth-inducing impact section includes a discussion of the ways in which a project could 
foster economic or population growth, or the construction of additional housing, either directly 
or indirectly, in the surrounding environment. 
 

1. Existing Conditions 

CEQA Guidelines (§15126.2 (d)) state that for the preparation of EIRs, growth-inducing effects 
are defined as “...ways in which the proposed project could foster economic or population 
growth, or the construction of additional housing, either directly or indirectly, in the surrounding 
environment”.  The Guidelines expand upon this description by stating:  “Included in this are 
projects which would remove obstacles to population growth (a major expansion of a waste 
water treatment plant might, for example, allow more construction in service areas).” 
 
The current city Limits include approximately 4,541acres. The current SOI includes an 
additional 2,288 acres, and the Area of Interest includes 11,581 acres, for a total of 18,410 acres.  
The proposed General Plan would expand the SOI to 7,892 acres; 11,724 acres if the city limits 
are included.  The proposed expansion of the AOI would include 41,146 acres beyond the 
proposed SOI.  
 
The current population of Coalinga is approximately 17,801, with 11,217 in households and 
5,684 persons living in group quarters.  The estimated annual growth to 2025, assuming an 
average annual growth rate of 3.5 percent is 22,188 persons excluding group quarters (PMC; 
refer to Table 2-3 in the General Plan).  However, the current development proposals with 
residential components shows a demand for housing that would serve an additional 38,670 
(excluding group quarters) or a 29 percent growth in population (refer to Table 2-4, and page 2-
14 in the proposed General Plan). 
   

2. Proposed General Plan 

The proposed General Plan anticipates the city’s projected level of growth, while avoiding harm 
to the environment and improving the overall quality of life in Coalinga, through the following 
guiding principals: 
 

• Confining growth to areas that create a logical extension of the city and do not result in 
haphazard or scattered leap-frog style development is important to encourage infill type 
development and to establish an effective connection between existing development; 

• Planning growth around the city’s established core, enabling the efficient use of existing 
roadway patterns, utility infrastructure, commercial areas, and recreational space; and, 
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Based on Government Code §65300, the update of the Coalinga General Plan is required to serve 
as a comprehensive, long-term plan for the physical development of the city.  By definition, the 
proposed General Plan intends to provide for and address the future growth within the designated 
Sphere of Influence and to comment on and direct potential growth in the proposed Area of 
Interest.  By its very nature, the proposed General Plan would remove an obstacle to growth by 
providing changes in land use designations designed to increase housing, commercial areas, 
industrial areas, public services and utilities to the extent that the services are made available to 
accommodate the growth.  By designating an aggressive long-term land use plan, it is the intent 
of the City to guide long range development consistent with its guiding principles as stated on 
Page I-4 of the General Plan, principally to “maintain City control of land within, and adjacent 
to, the City’s Sphere of Influence through long range planning efforts to expand the SOI and 
oppose urban scale development outside the city limits.”   
 

3. Project Impacts 

The proposed General Plan is inherently “growth-inducing” because it will directly foster 
acceleration of the construction of residential housing, new commercial centers, public facilities, 
and related developments, and therefore economic growth.  Growth inducement is not a 
significant impact unless it causes significant physical impacts or unless the growth is beyond the 
capacity of the community to accommodate it.  “It must not be assumed that growth in any area 
is necessarily beneficial, detrimental, or of little significance to the environment (CEQA 
Guidelines §15126.2(d).”  There are a number of significant physical impacts associated with the 
growth anticipated in the proposed General Plan.  These are discussed in detail in Chapter V. 
 
The proposed General Plan could also be considered growth inducing because it anticipates 
population growth that requires water resources and a circulation system beyond what the City 
can reasonably accommodate.  These two issues are summarized below, and are also discussed in 
Chapter V. 
 
a. Water Supply and Infrastructure 

Coalinga obtains 10,000 acre feet of potable water through an agreement with the Bureau of 
Reclamation.  The City uses approximately half of this allotment to meet their current potable 
water needs, and sells a significant amount of the remainder of the allotment to the Harris Ranch 
feedlot (refer to Chapter V. Public Utilities).  Under current use patterns, 10,000 acre feet will be 
sufficient to meet the needs of approximately 21,250 people. This is very close to the 
Department of Finance population projections for the city, but less than half of the population 
projections in the proposed General Plan.  There is currently an inadequate supply of water to 
meet the needs outlined in the new General Plan, and new water sources have not been 
identified.  The City is in the process of canceling their contract with Harris Ranch, but although 
that will increase water supply for a short-term, it will not meet the long-range water demand,.  
Therefore, despite the fact that there are a number of demand reducing policies and 
implementation measures included in the Public Facilities and Services Element, the demand for 
water would exceed the City’s ability to accommodate it. 
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b. Transportation and Circulation 

Due to constraints within the city of Coalinga, including lack of road rights-of-way within the 
downtown area, it may be physically impossible to make the road improvements (i.e. widening) 
that would be necessary to accommodate the growth anticipated in the proposed General Plan.  
In addition, because road improvements on major streets within the city, including Elm Street 
and Polk Street, are also State Highways, it may be difficult to coordinate improvements when 
they become necessary.  In other words, even in cases where a developer pays their “fair share” 
towards road improvements, those improvements would need to be programmed and constructed 
by Caltrans, which could occur at a future date, rather than when the impact demands it.  As a 
result, the City would not be capable of guaranteeing that road widening would occur to 
accommodate projected growth, thus resulting in a growth inducing impact related to traffic and 
circulation. 
 
B. SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES 

The CEQA Guidelines (§15126 (c)) state that for the preparation of EIRs, a discussion of any 
significant irreversible environmental changes which would be caused by the proposed project 
should it be implemented.  Uses of non-renewable resources during the construction and 
operational phases of the project may be irreversible since a large commitment of such resources 
makes removal or nonuse thereafter unlikely.  Also, irreversible damage can result from 
environmental accidents associated with the project.  
 
Since this project is the proposed General Plan, there would be commitment of resources over 
the long term, including the commitment of agricultural and open space land, commitment of 
material and natural resources for construction, commitment of energy and water resources, 
contribution to future cumulative air quality impacts, and overtaxing circulation systems.  
Commitments and irreversible environmental changes are further described in the following 
sections. 
 

1. Commitment of Agricultural and Open Space Lands 

The city currently is surrounded by agricultural lands under Williamson Act Contracts and open 
space lands that are used for animal migration, particularly along the three major creek systems.  
The proposed General Plan will irreversibly commit lands currently in agricultural use and open 
space use to development pressures.  The City has taken this into consideration but there are no 
lands nearby that can be used for growth other than those designated for agriculture.  The 
proposed General Plan includes measures to reduce growth inducing impacts to agriculture and 
open space lands, and to the extent practicable, has included measures to increase density and 
provide safeguards to agricultural and open space lands. 
 

2. Commitment of Materials and Natural Resources 

Future development associated with growth under the proposed General Plan will irreversibly 
commit natural building materials, including wood, quarried materials, synthetics, refined metal, 
and petroleum.  The extent to which these natural resources and materials would be needed has 
not been quantified because there is lack of information with regard to the need for each 
associated materials.  It is an irreversible commitment, however.  Gravels and quarried materials 



Coalinga 2025 General Plan Update EIR  VII. Environmental Analysis 

Final MEIR  VII-4 

and unrefined petroleum products are available locally.  Wood and other building materials 
would be brought in from other areas at the time they are needed.  The proposed General Plan 
includes measures to stop development when resources are not available to allow the 
development to occur, and provides measures to reduce the consumption of natural materials to 
the extent practicable. 
 

3. Commitment of Energy Resources 

The Commitment of energy resources (electricity, natural gas, coal, and other resources, 
including corn for production of ethanol) would be increased with ultimate development of the 
general plan.  This commitment of energy would have secondary effects by increasing the 
demand for fuels that cause the production of carbon dioxide that is a contributor to global 
warming and the climate changes currently occurring world wide.  Measures have been included 
in the various elements of the proposed General Plan to the extent that they are available to 
reduce commitment of energy resources; however, these measures may not be sufficient to 
reduce the overall increase in demand for energy resources.  It is the intent of the City of 
Coalinga to continue to review the general plan in the years to come for the purpose of reducing 
commitments of resources; however, these resources would continue to be committed over the 
years to meet the needs of a growing population.  Note that the commitments would occur 
wherever growth occurs, so Coalinga is acknowledging its fair share of these commitments 
through the general plan and environmental review process. 
 

4. Commitment of Water Resources 

The growth associated with the proposed General Plan would accelerate water supply demand 
considerably and would commit a finite and non-renewable resource for a long-term.  This 
commitment may exceed the ability of the community to provide the services; and, although the 
City has policies in place to discourage development from occurring beyond the ability of the 
community to provide water, during drought years and in light of the climate changes occurring 
world wide, the provision of adequate water supplies for the community may not be possible. 
 
Indirectly, the commitment to expand the city limits and the Sphere of Influence boundary is 
committing the City to find other sources of water, since groundwater and water reuse strategies 
would not be sufficient to provide potable water to the community.  The City would be required 
to compete with other water users for this resource, and at this time it is not possible to 
accurately state that water could be found for the ultimate development of the community.  This 
is an irreversible commitment of resources that cannot be mitigated to insignificance. 

5. Degradation of Ambient Air Quality 

The proposed project will accelerate the increase in operational emissions, both Countywide and 
in the Coalinga area, and will accelerate cumulative impacts to air quality. Section V.H. Air 
Quality, describes mitigation measures to lessen the impact of the proposed project. 
 
Note that degradation of ambient air quality contributes to the release of emissions into the air, of 
which Carbon Dioxide is considered a contributor to global warming along with the continuing 
trend toward global climate changes.  This contribution is acknowledged to be a significant 
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impact, and the proposed General Plan includes measures to assist in the reduction of global 
warming by reducing the air quality impacts, but not to a level that is considered insignificant.   
 

6. Exceedance of Circulation System Capacity 

The cumulative development as proposed in the General Plan would accelerate the generation of 
additional traffic to existing infrastructure, particularly the downtown area and state highways.  
Currently, the City has policies to direct traffic away from the downtown area to some extent, 
and will provide needed commercial and public services in other areas to balance traffic on city 
roadways to the best practicable.  However, it will irreversibly commit the community to the 
provision of other collectors and arterials to meet community needs at ultimate buildout. 
 
In addition, the growth of the city would irreversibly commit California Department of 
Transportation to provide adequate capacity on state highways, particularly SR 198 and SR 33 
that flow through the community.  These highways would require expansion to meet the traffic 
needs.  Some of the costs of the roadway improvements would have to be borne by the 
community since the traffic generated is local and not interstate; however, there would still be 
commitment of resources from the state to maintain and improve the two state highways. 
 

7. Contribution to Climate Change 

The proposed General Plan would result in significant emissions of greenhouse gases, 
particularly carbon dioxide (CO2).  There are numerous policies included in the General Plan 
that, if implemented, could help to reduce potential greenhouse gas emissions, including 
providing opportunities to use alternative modes of transportation and allowing for a mix of uses 
that encourage walking rather than driving.  There are also measures that require construction 
equipment to utilize alternative fuels to reduce emissions.  The proposed land use scenario does 
not necessarily lend itself to “walkability” or provide the density, in most cases, to make 
alternative transportation likely.  Much of the residential development is on larger lots and 
somewhat isolated from potential job centers and commercial services.  It is most likely that 
buildout of the General Plan, as proposed, would contribute cumulatively to climate change and 
make it more difficult for the State of California to meet its GHG reduction goals, unless the City 
emphasizes the development of walking trails, transit, and other non-vehicle modes of 
transportation. 
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VIII. MITIGATION MONITORING AND REPORTING PLAN 

A. STATUTORY REQUIREMENT 

When a Lead Agency makes findings on significant environmental effects identified in an EIR, 
the agency must also adopt a “reporting or monitoring program for the changes to the project 
which it has adopted or made a condition of approval in order to mitigate or avoid significant 
effects on the environment” (Public Resources Code §21081.6(a) and CEQA Guidelines 
§15091(d) and §15097).  The Mitigation Monitoring and Reporting Plan (MMRP) is 
implemented to ensure that the mitigation measures and project revisions identified in the EIR 
are implemented.  Therefore, the MMRP must include all changes in the proposed project either 
adopted by the project proponent or made conditions of approval by the Lead or Responsible 
Agency.   
 
B. ADMINISTRATION OF THE MMRP 

The City of Coalinga is the Lead Agency responsible for the adoption of the MMRP.  According 
to CEQA Guidelines §15097(a), a public agency may delegate reporting or monitoring 
responsibilities to another public agency or to a private entity that accepts the delegation.  
However, until mitigation measures have been completed, the Lead Agency remains responsible 
for ensuring that the implementation of the measure occurs in accordance with the program. 
 
C. MITIGATION MEASURES 

Development of the proposed General Plan and evaluation of potential impacts in the Draft 
MEIR were coordinated so that mitigation measures identified during the analysis could be 
subsequently incorporated into the proposed General Plan as new Policies and Implementation 
Measures.  As of the time this Draft MEIR was produced, all mitigation measures previously 
identified in the MEIR had been incorporated into the proposed General Plan.  As a result, the 
proposed General Plan is “self-mitigating” to the maximum extent feasible and functions as the 
MMRP, with the City of Coalinga acting as the responsible party. 
 
D. REPORTING 

Government Code §65400(b)(1) mandates that all cities and counties submit to their legislative 
bodies an annual report on the status of the general plan and progress in its implementation (the 
"Progress Report").  The intent of this statute is to ensure that the general plan directs all land use 
decisions and remains an effective guide for future development.  In the City of Coalinga’s 
proposed General Plan, Policies and Implementation Measures are the mitigation measures.  
Therefore, this Progress Report, which is already required by State law, will also serve as the 
vehicle the City uses to report on their compliance with the mitigation measures. 
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website. http://www.epa.gov/climatechange/science/index.html.  Site visited 2008. 

Quantitatively Determining the Emission Reduction Benefits of the Replacement of a Signalized 
Intersection by a Roundabout, M. Hesch, 2008 

 

 

Draft MEIR  IX-6 



Coalinga 2025 General Plan Update MEIR  IX. References 

B. PERSONS AND AGENCIES CONTACTED 

1. General 

See Appendix A, Notice of Preparation. 

2. Public Services  

Baker, B., Business Manager. Coalinga-Huron Unified School District.  February 8, 2007. 
Personal Communication. 

Long, B., Captain. City of Coalinga Fire Department. February 7, 2007. Personal 
Communication. 

Mid Valley Disposal. January 9, 2007. Personal Communication. 

Office of the Chief of Police. February 7, 2007. Personal Communication. 

 

3. Public Utilities 

Kalpakoff, Joseph. Mid Valley Disposal. May 3, 2005. Personal communication. 
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C. MEIR PREPARERS 

This EIR has been prepared by the Morro Group, Inc., in association with the City of Coalinga. 
Project Director for the EIR was Mary B. Reents, President, Morro Group, Inc. The following is 
a list of individuals responsible for preparation of the EIR. 
 

Responsibilities EIR Preparer 

Introduction, Summary, Environmental Analysis, 
Transportation and Circulation, QA/QC, Project 
Management 

Mary Reents, Senior Consultant 
Morro Group, Inc. 

Project Description, Geology and Soils, Drainage, 
Erosion and Sedimentation, Agricultural Resources, 
Air Quality, Aesthetic Resources, Alternatives  

Keith Miller, Senior Planner 
Morro Group, Inc. 

Biological Resources Jon Claxton, Associate Biologist 
Morro Group, Inc. 

Cultural Resources  Jaimie Jones, Environmental Planner 
Morro Group, Inc. 
 
Christina Roper, Archaeologist 
Sierra Valley Cultural Planning 

Land Use, Population, and Housing; Public 
Services; Public Utilities 

Stephen Umbertis, Environmental Planner 
Morro Group, Inc. 

Noise Karl Mikel, P.E., Noise Specialist 
Morro Group, Inc. 

Climate Change/Greenhouse gas Emissions Dave Morrow,  Air Quality Specialist 
Morro Group, Inc. 

 
 
 
 
 
 
 
 
 
 

Draft MEIR  IX-8 



Coalinga 2025 General Plan Update EIR  X. Response to Comments 

Final MEIR  X-1 

X. RESPONSE TO COMMENTS 

The Response to Comments section of the EIR includes comment letters for four documents, the 
original Draft Master EIR that was submitted to the State Clearinghouse on June 3, 2002, the 
Additional Information Packet that was distributed on August 31, 2007, the Draft EIR that 
includes a revised General Plan Land Use Element that was sent to the State Clearinghouse in 
November 2008, and the proposed FEIR that was distributed April 2, 2009.  The responses to the 
latest draft of the EIR are provided first, while response to the proposed final is provided last.  
Many of the comment letters received on the most recent Draft EIR refer to previous comment 
letters.  For this reason, all of the comment letters are included.  Responses are given by the EIR 
consultant on all comment letters; however, where the letter has been superseded by a more 
recent letter, the reader is referred to the more recent responses.  For clarification, the comment 
letters are organized as follows: 
 
November 2008 Draft EIR Comment Letters    Begin on Page X-1 
August 31, 2007 Draft EIR Comment Letters   Begin on Page X-52  
August 30, 2007 Additional Information Packet Comment Letter Begin on Page X-111 
April 2, 2009 proposed FEIR Comment Letter   Begin on Page X-133 
 
An errata sheet has been prepared summarizing the changes to the Draft Master EIR and has 
been included in the Final EIR as chapter XI.  Where appropriate, the number of the errata will 
be mentioned in the response to comments so that the reviewers can see the actual change to the 
Draft EIR.  Once the City has approved the General Plan Update and certified the Master EIR, 
the errata changes will be incorporated into the documents and the documents, as corrected will 
be available for review at Coalinga City Hall, 155 West Durian, Coalinga, CA 93210.  The errata 
sheet is contained in Part 1 of this Final EIR.   
 
 
A. NOVEMBER 2008 DRAFT MEIR COMMENT LETTERS AND RESPONSES 

The following agencies and members of the public have prepared comments on the Revised 
Draft EIR: 
 

Federal, State, and Local Agencies Page 

State of California 
Office of Planning and Research 
State Clearinghouse and Planning Unit 
Letter of January 2, 2009 

1400 10th Street 
Sacramento, CA 95812 
www.ceqanet.ca.gov 

X-3 

State of California 
Department of Fish and Game 
Central Region 
Letter of December 31, 2008 

1234 East Shaw Avenue 
Fresno, CA 93710 
Contact:  Jeffrey R. Single 

X-6 

State of California 
Department of Transportation 
District 6 
Letter of December 23, 2008 

1352 West Olive Avenue 
P.O. Box 12616 
Fresno, CA 93778-2616 
Contact:  Michael Navarro 

X-12 
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Federal, State, and Local Agencies Page 

State of California 
Department of Transportation 
Division of Aeronautics – M.S.#40 
Letter of December 26, 2008 

1120 N Street 
P.O. Box 942873 
Sacramento, CA 94273 
Contact:  Sandy Hesnard 

X-16 

State of California 
Native American Heritage Commission 
Letter of December 29, 2008 

915 Capitol Mall, Room 364 
Sacramento, CA 95814 
Contact:  Dave Singleton 

X-19 

County of Fresno 
Department of Public Works and Planning 
Development Services Division 
Letter of September January 2, 2009 

2220 Tulare Street, Sixth Floor 
Fresno, CA 93721 
Contact:  Briza Sholars 

X-21 

County of Fresno 
Department of Public Health 
Environmental Health Division 
Letter of December 23, 2008 

1221 Fulton Mall 
P.O. Box 11867 
Fresno, CA 93775 
Contact:  Glenn Allen, R.E.H.S. 

X-31 

Fresno Local Agency Formation Commission  
Letter of December 11, 2008 

2115 Kern Street, Suite 310 
Fresno, CA 93721 
Contact:  Darryl Schmidt 

X-33 

 
 

General Public and Private Organizations Page 

County of Fresno Farm Bureau 
Letter of December 15, 2008 

1274 W. Hedges 
Fresno, CA 93728 
Contact: Ryan Jacobson 

X-44 

Wellington Corporation 
Letter of January 7, 2009 

18640 Sutter Boulevard, Suite 100 
Morgan Hill, CA 95037 
Contact:  Michael Hitchcock 

X-47 

 
 
The letters of comment are given in the above order with the responses following the individual 
letters.  Letters of comment are reproduced in total, and numerical annotation has been added as 
appropriate to delineate and reference the responses to those comments.  The pages of the letters 
have been re-numbered to conform to the page sequence of this section.  
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1. State of California Governor’s Office of Planning and Research, State 
Clearinghouse and Planning Unit 

1.1 This letter acknowledges receipt of EIR.  No response necessary. 
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2.1 

2.2 

2.3 
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2.3 (cont’d) 

2.4 

2.5 
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2.5 (cont’d)  
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2. State of California Department of Fish and Game, Central Region 

2.1 Thank you for reviewing both the General Plan Update and the EIR, and comment noted 
that the Department provided written comments on the original 2007 Draft EIR.  The EIR 
preparers appreciate the responses from the Department of Fish and Game. Please also 
refer to the response to comments in the CDFG previous letter dated September 7, 2007. 

 
2.2 Comment noted that the Department concurs with Policy OSC1-5 that addresses the 

City’s goal of continuing to work towards completion of the CHCP.  Comment noted that 
the Department welcomes the opportunity to continue to work with the City and the U.S. 
FWS in completing the CHCP.  It is the City’s intent to complete the CHCP process, and 
plans to contact the Department once the General Plan Update is completed. 

 
2.3 Comment noted that permits are required in addition to mitigation contained in the EIR 

and GPU if any project would result in incidental take of a listed species.  The comment 
letter details out the Incidental Take Permit process.  This process will be included in the 
HCP and in any additional manuals or procedures the City develops to enforce the HCP 
process. 

 
2.4 Comment noted that the fully protected Blunt-nosed leopard lizard (BNLL) lizard is 

known to occur within the general plan area, and that no “take” can be authorized by the 
CDFG.  The discussion of suitable habitat and procedures for surveying the BNLL will 
be included in the CHCP, and the City has indicated its willingness to enforce the CESA 
with regard to fully protecting this species. 

 
2.5 Comments noted with regard to Mitigation Measure OSC1-31 and that biological surveys 

be conducted on all proposed project sites, including infill lots.  The kit fox is found in 
the General Plan area.  The City has indicated its willingness to require kit fox studies on 
all projects within the City limits that have the appropriate habitat.  The City will include 
in the CHCP the “Standardized recommendations for protection of the San Joaquin kit 
fox prior to or during ground disturbance” (USFWS, 1999).  The City also understands 
that the CDFG wishes to receive all surveys so that project-related “take” potential can be 
adequately determined.  If “take” can not be avoided, acquisition of a State Incidental 
Take Permit would be required prior to project implementation. 
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3.1 

3.2 

3.3 
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3.4 

3.5 

3.6 

3.7 
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31. Los Gatos Creek Estates, LLC 

31.1 The City Council and Planning Commission directed staff to incorporate the changes they 
felt were appropriate as requested in this letter.  Changes have been made accordingly to 
the Land Use Element and Master EIR. 

 
 
C. LIST OF CHANGES TO THE DRAFT GENERAL PLAN UPDATE, DATED 

NOVEMBER 2008 

 
32. Implementation Measure C3-1.2 in the Land Use Element Update will be amended to read as 

follows: 
 

Install dedicated sidewalks along major arterials and collectors, and plant and maintain 
trees to reinforce a pedestrian-friendly atmosphere. 
 

33. Change Implementation Measure LU1-1.10 on page 2-40 to read as follows: 
 

New development proposals shall be located within or adjacent to the City limits in 
accordace with the proposed phases to provide for orderly expansion of the City. 

 
34. Change Implementaion Measure LU7-2.1 on Page 2-50 to read as follows: 
 

Development promects shall be required to mitigate for loss of farmland by either (1) 
granting a farmland conservation easement to or for the benefit of the City and/or a 
qualifying entity approved by the City, at a 1:1 ratio for each acre developed or an 
equivalent as specified in a development agreement between the project applicant and the 
City, or (2) by payment of an in lieu fee as established by the City, which shall be 
reviewed and adjusted periodically to ensure that the fee is adequate to offset the cost of 
purchasing farmland conservation easements at a 1:1 ratio or a proportionate share of 
an agricultural buffer zone around the City’s planned growth area or, (3) as negotiated 
by LAFCO and/or the Department of Conservation, and the city during the annexation 
process. 
 
The City shall prepare Agricultural Conservation Guidelines identifying requirements for 
conservation easements, including timing of conservation easements, location of land to 
be preserved, including consideration of an agicultural buffer zone around the City’s 
planned growth area, land mitigation ratio and quality, and minimum standards for 
conservation easements. 
 
The Agricultural Conservation Guidelines would include the following elements: 
 
A.  Timing of Conservation Easements 
 
Direct acquisition of conservation easements by a project applicant shall occur on or 
before the issuance of certificates of occupancy for the Project or as specified in a 
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development agreement between the project applicant and the City.  These conservation 
easements shall be acquired for the benefit of the City.  Preservatio of off-site farmland 
may be done for the entire project at one time, or alternatively, may be done in 
increments with the build-out of the Project as specified in a development agreement with 
the City. 
 
B.  Location of Land to be Preserved 
 
The farmland to be preserved through this program shall be located in Pleasant Valley, 
in proximity to the land being impacted, and on similar soil types, to the extent feasible, 
or in an agricultural buffer zone around the City’s planned growth area.  Those lands 
diretly north and south of the City’s SOI, identified as Prime in Figure 3-2 (presented in 
the Open Space and Conservation Element of this General Plan), would meet this 
requirement and should be considered ideal candidates for farmland mitigation sites. 
 
C.  Land Mitigation Ratio and Quality 
 
The ratio of farmland to be preserved to farmland developed at the project site shall be a 
1;1 ratio or an equivalent as specified in a development agreement between the project 
applicant and the City.  Easements obtained by the Project Applicant must preserve 
either Farmland of Statewide Importance or Prime Farmland, or be within an 
agricultural buffer zone around the City’s planned growth area. 
 
D.  Minimum Standards for Conservation Easements 
 
While the specific terms of each individual conservation easement necessarily vary, the 
following standards must be met before the City will accept any easement as mitigation:  
 
a) If the land to be developed is designated as Farmland of Statewide Importance, so the 
conservation easement(s) acquired shall preserve either Farmland of Statewide 
Importance or Prime Farmland, or be within an agricultural buffer zone around the 
City’s planned growth area. . 
b) All owners of the agricultural mitigation land shall execute the document encumbering 
the land. 
 
c) The document shall be recordable and contain an accurate legal description of the 
agricultural mitigation land. 
 
d) The document shall prohibit any activity which substantially impairs or diminishes the 
agricultural productivity of the land. 
 
e) The document shall protect any existing water rights necessary to maintain 
agricultural uses on the land covered by the document, and retain such water rights for 
ongoing use on the agricultural mitigation land. 
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f) The Applicant shall pay to the City an agricultural mitigation monitoring fee to cover 
the costs of administering, monitoring and enforcing the document in an amount 
determined by the receiving entity, not to exceed 10% of the easement price paid by the 
applicant, or a different amount approved by the City Council not to exceed 15% of the 
easement price paid by the applicant. 
 
g) The City shall be named a beneficiary under any document conveying the interest in 
the agricultural mitigation land to an entity acceptable to the City. 
 
h) Interests in agricultural mitigation land shall be held in trust by an entity acceptable 
to the City and/or the City in perpetuity. The entity shall not sell, lease, or convey any 
interest in agricultural mitigation land which it shall acquire without the prior written 
approval of the City. 
 
i) If any qualifying entity owning an interest in agricultural mitigation land ceases to 
exist, the duty to hold, administer, monitor and enforce the interest shall be transferred to 
another entity acceptable to the City or to the City. 
 
E. In Lieu Fees 
 
In lieu fees for the conservation of farmland shall be paid to the City and/or qualifying 
entity approved by the City prior to or upon close of escrow of development (for each 
residential structure and each commercial, office, and industrial building) within the 
Projectapproval of grading permits. The City’s continuing consultations with 
conservation agencies and organizations, as well as an assessment of the geographic 
area will suggest a reasonable current market value for any agricultural land 
conservation easement. Fees will be collected on or before the issuance of grading 
permits. The applicant may also pay the entire in lieu fees as specified in a development 
agreement with the Cityamount prior to issuance of the first grading permit. 

 
35. Change Implementation Measure S3-1.2 on page 5-36 to read as follows: 
 

Require new development proposed within a designated flood zone to use site planning 
techniques to ensure that structures are elevated at least one foot above the 100-year 
flood zone consistent with Implementation Measure S2-3.2 

 
36. Change Implementation Measure S3-1.4 on page 5-36 to read as follows: 
 

Require new development to avoid building in the 100 year floodplain to the extent 
feasible, consistent with Implementation Measure S2-3.2. 

 
37. Change the following figures to show the correct city limits around the airport: 

Figures 1-1, 2-1, 2-2, 2-4, 2-5a, 2-5b, 2-6,3-1, 3-2, 4-1, 4-2, 5-1, 5-2, and 5-3. 
 
 




