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Valiano Vinevards

Introduction

The Valiano Vineyards alternative is a balanced solution that would provide over 80% of the same
affordable housing as the Proposed Project, with a greater range of housing types, while ensuring public
safety in the fire-prone area by limiting the scope of the development to prudent densities, and
preserving the essential nature of our historic rural community. The analysis shows that the alternative
(1) meets the project objectives, in most cases better than the Proposed Project; (2) is feasible; and (3)
would substantially lessen environmental effects compared to those of the Proposed Project.

The alternative would feasibly meet or exceed every planning objective of the Proposed Project while
substantially lessening the significant environmental effects better than any other alternative
considered. The alternative would have the same number of affordable homes as does the Proposed
Project, as modified under the Biologically Enhanced alternative, contributing the same type of
affordable homes needed in the San Diego area, while limiting total density to prudent General Plan
levels in the wildfire-prone Plan area. Most significant impacts would be eliminated or reduced, and the
lower total density would relieve daily traffic congestion enabling much safer egress in the event of an
evacuation. The alternative would also preserve steep slope topography while returning adequate yield
on investment and long term capital appreciation through value-added, brand-able agriculture. The
expanded agricultural use of the Valiano Vineyards alternative compared to that seen in the Proposed
Project would contribute a greater greenhouse gas sink to offset other project emissions and provide an
irrigated buffer to shield the development and surrounding community from wildfire.
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Executive Summary

The Valiano Vineyards alternative strikes a balance between providing affordable housing in San Diego
County while ensuring public safety and preserving the essential nature of a historic rural community.

Description and Setting

Housing in the Valiano Vineyards alternative would be located on the relatively flat central section of the
Project Site using parts of three alternatives considered in the DEIR with over 80% of density identical to
the more affordable units from the Proposed Project and a greater range of housing types than the
Proposed Project. Dwelling unit counts would be equivalent to General Plan levels. A vineyard and
winery would occupy the eastern-facing slopes, or the current orchard use could be continued.
Recreation amenities would be provided, and horse and market animal keeping would be allowed.

Rationale for Consideration

The Valiano Vineyards alternative is substantially superior to the Proposed Project, or any other
alternative in the DEIR, in its balance of project objective attainment, feasibility and environmental
effects. The alternative is composed of other feasible alternatives considered in the DEIR yet is
substantially dissimilar as a whole from any other alternative. State CEQA Guidelines section 15126.6 (a)
requires that the lead agency evaluate alternatives "which would feasibly attain most of the basic
objectives of the project but would avoid or substantially lessen any of the significant effects of the
project, and evaluate the comparative merits of the alternatives.” The alternative meets these standards
and therefore should be fully evaluated in the EIR. Moreover, under the rule of reason, the alternative
must be considered to permit a reasoned choice; and the failure to consider it would preclude

a reasoned choice.

Compliance with Project Objectives

The Valiano Vineyards alternative meets every project objective, in most cases better than does the
Proposed Project, while limiting density to safe General Plan levels in the wildfire-prone Plan area. In
addition, the alternative would provide a public facilities benefit, which the Proposed Project does not
do, with a community commons at the proposed winery.

Feasibility

The Valiano Vineyards alternative proposes the same density as the General Plan Density alternative,
which is feasible per the DEIR, and the Valiano Vineyards alternative is composed of portions of alter-
natives chosen for analysis in the DEIR in part for their feasibility and thus would be similarly feasible. In
addition, the alternative would be more feasible than the Proposed Project in many ways because of
reduced grading, infrastructure and entitlement expenses, as well as broad community support.

Impact Comparison

The environmental effects of the Valiano Vineyards alternative would be substantially lessened, and the
alternative is environmentally superior to the Proposed Project. Every significant unmitigatable impact
will be lessened, with 50% to 75% reduced substantially enough to be down-rated to significant
mitigatable or less than significant. Significant mitigatable and less than significant impacts would also
be substantially lessened.

Community Support and Endorsements

The Valiano Vineyards alternative enjoys broad support from members of the surrounding community
and has been formally endorsed by local community organizations.
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Description and Setting

The Valiano Vineyards alternative would drastically reduce the extent of areas to be graded within the
Project site by replacing housing on the eastern-facing steep slopes with a vineyard, reducing the unit
counts to General Plan compliant levels and allowing a greater variety of lot sizes and housing types
than does the Proposed Project. The densest housing would be located on the relatively flat, central
section in Neighborhoods 1 and 3, using the Biologically Enhanced Alternative layout. General Plan and
Harmony Grove Community Plan compliant housing would be located in Neighborhood 5; and multi-
acre rural homes would occupy the sloped sections of the Project site in Neighborhoods 2 and 4.
Grading could be further reduced by employing stem wall construction for the multi-acre rural homes.
Larger areas of open space than the Proposed Project would provide for wildlife movement throughout
the Valiano Vineyards development similar to that provided by the Biologically Enhanced alternative.
Unlike the Biologically Enhanced alternative, Valiano Vineyards would provide community recreation
facilities and amenities for the equestrian community scoped to serve the unit count proportionately
reduced from that of the Proposed Project, as well as allow horse and market animal keeping in the
development. The agricultural easement portion of the northern parcel would be expanded to include
the steep slopes in the western half of Neighborhoods 2 and 4. A vineyard would occupy the easement
and a winery could be envisioned on the property near the Mt. Whitney Road entrance, or the current
orchard use could be continued. The overall development footprint would be reduced from
approximately 165 acres to about 95 acres. The Site Map on the following page illustrates the
configuration.

This alternative would also reduce and centralize the WTWRF, associated pump stations and sewage
lines that would only be needed to service 96 dwelling units in Neighborhoods 1 and 3. Neighborhood 5
homes would instead use alternative septic systems and Neighborhoods 2 and 4 homes would use
traditional septic systems. Potable water lines and on-site roads would be significantly reduced because
less capacity will be required to serve the lower density in Neighborhoods 2, 4 and 5, and to provide
access for these homes to the recreational uses that would be constructed on site under the Valiano
Vineyards alternative.
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Rationale for Consideration of the Alternative

The Valiano Vineyards alternative should be added to and considered in the Proposed Project EIR as a
matter of California law. State CEQA Guidelines section 15126.6 (a) requires that the lead agency
evaluate alternatives "which would feasibly attain most of the basic objectives of the project but would
avoid or substantially lessen any of the significant effects of the project, and evaluate the comparative
merits of the alternatives.” The Valiano Vineyards meets these standards and therefore should be fully
evaluated in the EIR. Additionally, State CEQA Guidelines section 15126.6 (c) prescribes “The range of
potential alternatives to the proposed project shall include those that could feasibly accomplish most of
the basic objectives of the project and could avoid or substantially lessen one or more of the significant
effects (emphasis added).” Section (c) further specifies “Among the factors that may be used to
eliminate alternatives from detailed consideration in an EIR are: (i) failure to meet most of the basic
project objectives, (ii) infeasibility, or (iii) inability to avoid significant environmental impacts.”

The following description and analysis, prepared by members of the surrounding community, will show
that the Valiano Vineyards alternative meets and exceeds the requirements for inclusion in the range of
alternatives considered in the EIR as per CEQA. Moreover, the alternative does not meet any of the
factors that may be used to eliminate an alternative defined in CEQA Guideline15126.6(c).

Additionally, the alternative must be considered in the Proposed Project EIR in compliance with CEQA
Guideline 15126.6(f) Rule of Reason that “requires the EIR to set forth only those alternatives necessary
to permit a reasoned choice.” The Valiano Vineyards alternative, which is composed of other feasible
alternatives considered in the EIR yet is substantially dissimilar as a whole from any other alternative in
its balance of relative impacts and attainment of objectives, would provide a significantly better balance
of lessened impacts and fulfillment of project objectives than any other alternative, including the
Proposed Project. Hence, inclusion of the alternative is necessary to permit a reasoned choice per
Guideline (f) because exclusion of the alternative would lead to failure of the lead agency to provide
decision makers with the range of alternatives necessary to make a reasoned choice that “shall include
those that could feasibly accomplish most of the basic objectives of the project and could avoid or
substantially lessen one or more of the significant effects” as per 15126.6(c).

Because the CEQA guidelines clearly prescribe that alternatives to the proposed project “shall include”
those that meet the requirements for consideration, which the Valiano Vineyards alternative does
better than any other alternative considered, and the Valiano Vineyards alternative does not meet the
specifications for exclusion from the EIR, and because the alternative should be considered per the rule
of reason, the Valiano Vineyards alternative should be added to and considered in the Proposed Project
EIR under California law.
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Compliance with Project Objectives

The planning objectives of the Valiano Specific Plan are listed below with a description of how the
Valiano Vineyards alternative meets every project objective, in most cases better than does the
Proposed Project.

e Develop a community which complements and responds to the unique topography and character
of the Plan area and surrounding area

Valiano Vineyards meets this objective better than the Proposed Project

The Valiano Vineyards alternative would be more complementary and responsive to the unique
topography and character of the Plan area and surrounding area than the Proposed Project in
several respects, meeting the project objective better than the Proposed Project. The topography of
the Plan area is characterized by a north/south valley floor abutting a range of rugged hills to the
west and north. The surrounding Eden Valley and Harmony Grove area is a small rural valley and a
historically traditional vineyard region, as were many parts of San Diego County at one time. As
former San Diego Planning Commissioner Peder Norby “said San Diego County — which before World
War Il was the highest grape producing county in the state — is experiencing a renaissance in wine
making...” as reported March 22, 2014 in a San Diego Union Tribune article on Hill Springs Resort,
home of the newly established Emerald Creek Winery near Warner Springs, the largest vineyard and
winery in San Diego at 750 acres. Located in a historic vineyard area, Valiano Vineyards would be a
natural addition to the growing revival of viniculture and winemaking in San Diego County.

The alternative envisions a continuation of agricultural use on the steepest western slopes with a
vineyard or the current orchard; denser housing concentrated in the center of the valley floor; multi-
acre rural properties at the base and lower slopes of the hills; and ranchette properties in the
adjoining, traditionally equine-centric, Neighborhood 5 area. The plan would require far less
blasting and grading than the Proposed Project and, because of this, would naturally be more
complementary and responsive to the unique topography of the Plan area bringing out the historical
value and beauty of the topography.

Because the total density would be much lower than that in the Proposed Project and equal to the
total General Plan density, with higher density dwelling units concentrated in the valley floor in
centrally located Neighborhoods 1 and 3 to allow for a variety of housing types, sizes and price
ranges as specified in the Project Objectives, surrounded by lower density ranchette and multi-acre
rural properties in Neighborhoods 2, 4 and 5, preserving the topography of the Plan area and
consistent with the rural equine friendly character of nearby Eden Valley and Harmony Grove,
Valiano Vineyards would be more complementary and responsive to the topography and character
of the Plan area and surrounding area than the Proposed Project.
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Utilizing Smart Growth concepts, provide a variety of housing opportunities, ranging in size and
affordability, to meet the growing housing needs of the region

Valiano Vineyards meets this objective better than the Proposed Project

The Valiano Vineyards alternative would embody smart growth concepts, providing a greater variety
of housing opportunities, with a wider range of sizes and affordability, than does the Proposed
Project and thereby meets and exceeds the fulfillment of this project objective compared to findings
for the Proposed Project. Valiano Vineyards would contribute a similar number of affordable homes
as does the Proposed Project, just the type of homes needed to fulfill the growing housing needs of
the region, while maintaining more consistency with the character of the surrounding area than
does the Proposed Project, and while limiting total density to prudent limits is this extreme fire risk
area. Like the Proposed Project, Valiano Vineyards would provide smaller, more dense and
consequently more affordable housing in Neighborhood 1; and moderately dense, moderately
priced housing with some opportunity for horse and other animal keeping in Neighborhood 3.
Unlike the Proposed Project, Valiano Vineyards would provide two additional types of housing
opportunities the Proposed Project does not provide, ranchette size properties in Neighborhood 5
and multi-acre rural properties in Neighborhoods 2 and 4. Because the Valiano Vineyards alternative
offers these additional housing types, types that are much more consistent with the types of
housing in the surrounding area and are compliant with the subject area community plans, the
alternative provides a greater variety of housing opportunities than does the Proposed Project,
meeting the project objective better than the Proposed Project does while limiting over-all density
to prudent General Plan levels. The alternative would provide additional housing while maintaining
a safe environment for residents and neighbors in the surrounding area.

Provide a range of lot sizes to accommodate a full spectrum of housing sizes to meet the varied
family make up

Valiano Vineyards meets this objective better than the Proposed Project

Valiano Vineyards would provide a wider range of lot sizes than the Proposed Project does with a
greater range of housing sizes as described above, meeting the project objective better than does
the Proposed Project. Lots would range from the smallest lots of less than 10,000 square feet in
Neighborhood 1, just as the Proposed Project provides, up to several acres, which the Proposed
Project does not provide.

Provide for a range of for sale market rate, and detached housing types to accommodate broad
market needs from singles to large families and across age groups

Valiano Vineyards meets this objective better than the Proposed Project

Valiano Vineyards would provide for a wider range of housing types than does the Proposed Project,
as described above, with property types more consistent with the surrounding market area thereby
accommodating a broader section of market needs than does the Proposed Project and meeting the
project objective better than the Proposed Project does. The Eden Valley and Harmony Grove area
traditionally attracts buyers in the market for a rural home allowing horse and animal keeping
relatively close to, but still separate from denser urban services and employment opportunities,
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yet affordable relative to similar markets to the west. Other, denser, urban housing types have not
sold well in Harmony Grove Village, and it may be anticipated that Valiano Vineyards would be
generally more attractive to buyers than the Proposed Project because of the wider variety of
housing types, and greater share of the type of large animal friendly properties buyers seek in the
area.

e Provide recreation areas to serve the recreation needs of the future Plan area residents
Valiano Vineyards meets this objective

Valiano Vineyards will incorporate recreation areas similar to those in the Proposed Project, scoped
proportionately to serve the reduced unit count, similarly meeting the project objective. It must also
be noted that larger lots afford better on-site recreation opportunities such as private pools and
private play areas that reduce the need for extensive common areas crucial in more urban densities.

¢ Design a community that embraces and preserves the equestrian activities and the equestrian
nature of the surrounding areas and provides amenities for the community area

Valiano Vineyards meets this objective better than the Proposed Project

The Valiano Vineyards community would feature an extensive network of bridle trails, a public
stable, and properties that would accommodate horse keeping, meeting the project objective in a
manner similar to that of the Proposed Project. Unlike those of the Proposed Project, Valiano
Vineyards properties would provide several varieties of horse property opportunities to
accommodate a broad range of equine lifestyles exceeding the fulfillment of the project objective
compared to the Proposed Project. Fourteen smaller horse properties in Neighborhood 3, similar to
those in the Proposed Project as modified for the Biologically Enhanced alternative density, may be
attractive to growing families who would like to enjoy an equestrian lifestyle in a traditionally
equestrian area without the necessity to maintain the full suite of equine facilities on their property.
Fifteen Neighborhood 5 ranchettes would have convenient access to the public stables, and would
accommodate more horse keeping facilities on site than Neighborhood 3 lots with room for more
extensive stables and exercise areas. The seven multi-acre rural properties in Neighborhoods 2 and
4 would be large enough for complete equestrian facilities on site including private riding arenas.
The total of thirty-six horse properties in the Valiano Vineyards alternative represents thirty percent
of the total primary dwelling units, significantly exceeding the seventeen percent ratio of horse
properties in the Proposed Project and more generally consistent with the ratio and property size
and type in the surrounding Eden Valley/Harmony Grove and Coronado Hills area. The ranchettes
and multi-acre rural properties specifically would be directly consistent with the equestrian nature
of the surrounding area, and these additional types of equine property are unavailable in the
Proposed Project. It must be noted as well that the horse keeping properties in the Proposed Project
are not at all consistent with surrounding equestrian properties in Eden Valley, Harmony Grove or
Coronado Hills, as their available footprint for horse-related activities is relatively small. With
equestrian amenities and a greater share and variety of horse keeping properties, the Valiano
Vineyards community would better embrace and preserve the equestrian activities and the
equestrian nature of the surrounding area than does the Proposed Project.
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Provide a healthy living component including multi-use trail network that connects to other trails
adjacent to the Plan area to encourage pedestrian and equestrian mobility and outdoor
connectivity

Valiano Vineyards meets this objective better than the Proposed Project

Valiano Vineyards would incorporate a multi-use trail network equivalent to that of the Proposed
Project, similarly meeting the project objective. Unlike trails in the Proposed Project, the Valiano
Vineyards trail network would be extended into the agricultural section on the western slopes of the
Plan area providing a more extensive network with more opportunity for exercise on varied slopes
with more attractive views exceeding the fulfillment of this project objective compared to what
would be available in the Proposed Project.

Provide increased residential density close to the shopping, employment, and transportation
centers of Escondido and San Marcos

Valiano Vineyards meets this objective

Valiano Vineyards would provide increased residential density, meeting the project objective, with a
broader range of housing types than does the Proposed Project and with density equivalent to
prudent General Plan limits.

Set aside on-site biological and agricultural resources within open space areas
Valiano Vineyards meets this objective better than the Proposed Project

On-site biological and agricultural resources would be much more extensive in the Valiano Vineyards
project than in the Proposed Project, again meeting the project objective better than does the
Proposed Project. Building upon the increased connectivity of the Biologically Enhance alternative
for Neighborhoods 1 and 3, the adjoining open spaces of the agricultural easement on the western
slopes and the abutting multi-acre residential properties would provide for much greater wildlife
access and related biological diversity than does the Proposed Project. Agricultural resources would
be greatly conserved and expanded on-site with approximately 60 acres dedicated to a vineyard or a
continuation of the current orchard instead of purchasing mitigation agriculture land off-site. These
features would allow for much greater biological and agricultural resource preservation and health
than does the Proposed Project.

Design a safe and efficient circulation system that adequately supports the anticipated level of
traffic in and around the Plan area that is pedestrian safe

Valiano Vineyards meets this objective better than the Proposed Project

The reduced density of the Valiano Vineyards alternative from 326 primary dwelling units in the
Proposed Project to 118 in the alternative would result in a far lower level of traffic in and around
the Plan area, enabling the Valiano Vineyards alternative to meet the project objective better than
does the Proposed Project. The Valiano Vineyards alternative would provide for pedestrian safety in
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a manner similar to that of the Proposed Project, with reduced traffic impacts on the circulation
system within the development and in the surrounding area because of the reduced density.
Further, the Plan area and surrounding area would be much safer in the event of an emergency
evacuation with the Valiano Vineyards alternative than with the Proposed Project because there
would be far fewer evacuees, including residents and boarders with horse trailers, which would
create less congestion on the limited evacuation routes out of the area.

e Provide for adequate Public Services and facilities to accommodate the proposed residential uses
Valiano Vineyards meets this objective

Adequate Public Services and facilities to accommodate the residential uses proposed in the Valiano
Vineyards alternative would be provided in a manner similar to that of the Proposed Project
meeting the project objective. The impact of these services, particularly the Water Treatment and
Wastewater Reclamation Facility would be less than that of the Proposed Project because much less
capacity would be required to serve the Valiano Vineyards community that proposes only 96
primary dwelling units on sewer, as compared to 326, with the balance on traditional septic or
alternative septic.

o Develop a financing and phasing plan that provides for the efficient and timely provision of
infrastructure and public services as development occurs

Valiano Vineyards meets this objective

Through detailed planning and engineering required to obtain necessary County approval and
permitting of various aspects of the project similar to that required for the Proposed Project, or any
project, the Valiano Vineyards alternative would meet the objective to develop a financing and
phasing plan to provide for the efficient and timely provision of infrastructure and public services
over the course of the development build out. Unlike the Proposed Project, Valiano Vineyards would
require far less infrastructure and public services resulting in much lower impacts, lower costs, and
less time to complete build-out with much less disruption to the residents of the surrounding area.

e Provide for the significant preservation of resources and preservation of community character
through implementation of the Valiano Specific Plan.

Valiano Vineyards meets this objective better than the Proposed Project
As described above, Valiano Vineyards would meet the project objectives to preserve biological and

agricultural resources and preserve community character better than would the Proposed Project,
which would introduce urban densities in a primarily rural and equestrian valley.
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Additional Project Objective

In addition to meeting or exceeding the Proposed Project planning objectives, Valiano Vineyards will
also meet the following objective to provide public facilities in adherence to County planning guidelines
for General Plan Amendments that the Proposed Project does not provide.

e Provide a public gathering place for Eden Valley to foster shared identity and values among
residents of Valiano Vineyards and the surrounding community.

The public facility would consist of an Eden Valley Commons at the winery. It would be a gathering
place for the community with a moderately sized meeting room and outdoor patio area, similar to
the firehouse in Elfin Forest, where public community meetings and events could be hosted. The
space would also serve as a tasting room for the winery. In addition to providing a meeting space
enabling the Eden Valley community to come together and discuss common concerns and
participate in community events, the space could be used for educational opportunities for schools
and others about grape growing and wine making, similar to the educational use of the Interpretive
Center at the Elfin Forest Recreational Reserve. A community garden may also be envisioned where
families in the more densely spaced homes, particularly in Neighborhood 1, could have an area to
grow their own produce and participate in the rural farming tradition of Eden Valley.
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Feasibility Analysis

The Valiano Vineyards alternative is made up of elements of feasible alternatives evaluated in the
Proposed Project DEIR and would be similarly feasible. The Valiano Project Draft Environmental Impact
Report, Chapter 4.0 — Project Alternatives, 4.1 Rationale for Alternative Selection regarding the six
alternatives chosen for inclusion in the DEIR states “...six alternatives represent a reasonable range of
alternatives, as defined in the State CEQA Guidelines, because they present feasible alternate
development patterns that would reduce and/or eliminate significant impacts associated with the
Proposed Project.” (emphasis added) The six alternatives reviewed would reduce impacts and meet

project objectives to differing degrees, with varying infrastructure requirements, grading, steep slope
impact, and dwelling unit counts ranging from 35 to 326, but all are feasible as stated in the DEIR. The
Valiano Vineyards alternative residential housing plan is composed of parts of three of the six feasible
alternatives and by extension would also be feasible. The alternative would have the same 118 total
number of primary dwelling units as the General Plan Density alternative, which is feasible per the DEIR
and is described in the DEIR as follows: “Although this alternative would be lower in development
intensity than the Proposed Project, the same infrastructure (i.e. potable water and sewage lines and
on-site roads and focused off-site improvements) ...the WTWRF and associated pump stations...would
be required to serve the Project site.” (DEIR Chapter 4.0 Project Alternatives, Section 4.3.1 General Plan
Density Alternative Description and Setting, page 4-7) With similar infrastructure required to serve the
same number of 118 homes in the Proposed Project or the Valiano Vineyards alternative, the Valiano
Vineyards alternative would also be feasible. Besides the residential development, the Proposed Project
specific plan states, “36.5 acres will be preserved within an agricultural open space easement.” The
Valiano Vineyards alternative includes a similar, enlarged agricultural easement and would be similarly
feasible.

CEQA Guideline 15126.6(f)(1) Feasibility specifies several factors to consider for evaluation of alternative
feasibility including (1) site suitability, (2) economic viability, (3) availability of infrastructure, (4) general
plan consistency, (5) other plan or regulatory limitations and (6) jurisdictional boundaries. The
residential housing and agriculture aspects of the Valiano Vineyards alternative are analyzed below
based on these factors and the alternative is shown to be feasible.

In addition, several aspects of the Valiano Vineyards alternative would make the alternative more
feasible than the Proposed Project as described below. In sum, Valiano Vineyards would be practically
and economically feasible in its own right, and would be more feasible in many ways than the Proposed
Project, making Valiano Vineyards feasibly superior to the Proposed Project.

Residential Housing
The Valiano Vineyards Alternative Housing Plan Would Be Feasible

The Valiano Vineyard housing plan is comprised of three neighborhood density types. These types are
based on types described in three alternatives evaluated in the DEIR: The Biologically Enhanced
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alternative in Neighborhoods 1 and 3 with more dense housing requiring sewer service; the General
Plan Density alternative in Neighborhood 5 not requiring sewer and a candidate for alternative septic;
and the Septic Only alternative with multi-acre rural properties in Neighborhoods 2 and 4. Each of these
three types of neighborhood, which make up the entirety of the Valiano Vineyards housing
development, was included among the feasible alternatives evaluated in the DEIR, and has a feasible
analog for comparison, either in the Proposed Project or in the surrounding area. Every one of these
analogs is feasible, and by reasonable comparison the equivalent Valiano Vineyards neighborhood is
also feasible, as is the entire Valiano Vineyards residential plan.

Neighborhoods 1 and 3 Based On Biologically Enhanced Alternative

Site suitability

The site and plan of Neighborhoods 1 and 3 are identical to the Proposed Project with dwelling unit
counts reduced from 96 to 72 in Neighborhood 1 and reduced from 41 to 24 in Neighborhood 3 to
improve biological open space as per the Biologically Enhanced alternative. The site would be identically
feasible under the Valiano Vineyards alternative as under the Proposed Project.

Economic viability

About 81% of Valiano Vineyards density would be in Neighborhoods 1 and 3 and would be identical to
the same units in the Proposed Project. Ninety-six of 118 Valiano Vineyards primary dwelling units
comprise Neighborhoods 1 and 3 using the same unit design and neighborhood layout as shown in the
Proposed Project. The only difference would be the unit count reduction as per the Biologically
Enhanced alternative which is a feasible alternative as per inclusion in the DEIR. Because these units are
equivalent to the same units in the Proposed Project, it is reasonable to assess they would be of
equivalent economic viability to the same units in Proposed Project. Conversely, if the Neighborhood 1
and 3 units are economically unviable under the Valiano Vineyards alternative, they would also be
economically unviable in the Proposed Project.

Availability of infrastructure

The same infrastructure will be available to serve Neighborhoods 1 and 3 in the Valiano Vineyards
alternative as would be available to serve the same neighborhoods in the Proposed Project or the
Biologically Enhanced alternative. As these are the only neighborhoods that would require sewer service
in the Valiano Vineyards alternative, the WTWRF needed to serve 96 primary dwelling units compared
to 326 in the Proposed Project would be much smaller, facilitating sewer infrastructure feasibility.

General plan consistency

With 25% fewer primary dwelling units in Neighborhood 1 and 41% fewer in Neighborhood 3, the
Valiano Vineyards alternative is more consistent with the General Plan than the Proposed Project and,
with total project density equivalent to General Plan levels, the alternative would not require a General
Plan Amendment, as does the Proposed Project.

12
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Other plan or regulatory limitations

Generally, the same other plan and regulatory limitations would apply to the Valiano Vineyards
alternative as to the Proposed Project with the same effect on feasibility of the respective plans for
Neighborhoods 1 and 3. As no other plan or regulatory limitations render the Proposed Project or the
Biologically Enhanced alternative infeasible per the DEIR, the Valiano Vineyards alternative would also
not be infeasible. It must be noted, the US Army Corp of Engineers applies regulatory limits governing
impacts to Waters of the US that exist in Neighborhood 3. The Valiano Vineyards alternative is based on
the Biologically Enhanced alternative that is modified from that in the Proposed Project to reduce
biological impacts including impacts to wetland Waters of the US. Because these WUS impacts would be
lessened compared to those in the Proposed Project, the Proposed Project may not be qualified to
obtain a USACE permit and would be infeasible, whereas the Valiano Vineyards alternative would be
feasible.

Jurisdictional boundaries

The same jurisdictional boundary limitations would apply to the Valiano Vineyards alternative as to the
Proposed Project or the Biologically Enhanced alternative with no effect on the feasibility of the
respective plans for Neighborhoods 1 and 3.

Neighborhood 5 Based On General Plan Density Alternative

Site suitability

The site of Neighborhood 5 has been an equine facility for many years and is more suitable for General
Plan density housing conducive to horse keeping than it is for typical suburban sub-division density
housing as in the Proposed Plan.

Economic viability

Almost 13 % of the Valiano Vineyards residential housing would be fifteen General Plan complaint
density homes in Neighborhood 5. These homes would be similar to Groves Farmhouse homes on multi-
acre parcels in The Groves neighborhood of Harmony Grove Village and would be equivalently feasible.
The Groves planning area of Harmony Grove Village was found by the County to be feasible and
approved as such with the certification of the Final EIR. Valiano Vineyards Neighborhood 5 homes are
similar and would be similarly feasible. The primary difference between the Valiano Vineyards
Neighborhood 5 properties and the multi-acre properties in The Groves approved with Harmony Grove
Village is the plan for alternative septic use for the Valiano Vineyard homes. Alternative septic is
approved by the County and is feasible. Alternative septic may increase market feasibility compared to
that of the Proposed Project because monthly homeowner sewer bill expense would be eliminated,
increasing the competitiveness of the homes.

13
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Availability of infrastructure

The same infrastructure would be available to serve the Valiano Vineyards alternative Neighborhood 5
as would be available for the neighborhood in the Proposed Project with the same effect on feasibility.
Less public infrastructure will be required to serve the neighborhood in the alternative because the plan
calls for use of alternative septic systems instead of sewer. These systems are approved by the County
and are available.

General plan consistency

Whereas the Proposed Project Neighborhood 5 plan is inconsistent with the General Plan and would be
infeasible on this basis absent a General Plan Amendment, the Valiano Vineyards alternative is based on
the General Plan Density alternative and would be consistent with the General Plan as well as the Elfin
Forest/Harmony Grove Community Plan. The alternative would be feasible in terms of these plans
without amendment.

Other plan or regulatory limitations

Generally, the same other plan and regulatory limitations would apply to the Valiano Vineyards
alternative as to the Proposed Project with the same effect on feasibility of the respective plans for
Neighborhood 5. As no other plan or regulatory limitations render the Proposed Project or the General
Plan Density alternative infeasible per the DEIR, the Valiano Vineyards alternative would also not be
infeasible. It must be noted, the US Army Corp of Engineers applies regulatory limits governing impacts
to Waters of the US that exist in Neighborhood 5. Because these WUS impacts under the General Plan
Density alternative plan for Neighborhood 5 in the Valiano Vineyards alternative would be lessened
compared to the Proposed Project, the Proposed Project may not be qualified to obtain a USACE permit
and would be infeasible, whereas the Valiano Vineyards alternative would be feasible.

Jurisdictional boundaries

The Valiano Vineyards alternative is in fact superior to the Proposed Project in that it does not suggest
modifying the boundaries of the Harmony Grove Community Plan to accommodate deviations from its
policies. As such it is more feasible than the Proposed Project in this regard.

Neighborhoods 2 and 4 Based On Septic Option Alternative

Site suitability

The sites of Neighborhoods 2 and 4 have historically been rural farming areas and the locations would
better suit large rural properties, which would be consistent with land uses in the area and the
surrounding area, rather than dense suburban single family h