Section 6.0: Long-Term Implications of the Proposed Project
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6.0 LONG-TERM IMPLICATIONS OF THE PROPOSED
PROJECT

6.1 THE RELATIONSHIP BETWEEN SHORT-TERM USES
OF MAN’S ENVIRONMENT AND THE MAINTENANCE
AND ENHANCEMENT OF LONG-TERM PRODUCTIVITY

If the proposed Project is approved and constructed, a variety of short-term and long-term impacts would
occur on a local level. During Project grading and construction, portions of surrounding land uses may be
temporarily impacted by increased dust and noise. Short-term soil erosion may occur during grading. There
may also be an increase in vehicle pollutant emissions caused by grading and construction activities.
However, these disruptions would be temporary, and may be avoided or lessened to a large degree through
mitigation cited in this EIR and through compliance with the City of Redding Zoning Ordinance.

Ultimate development of the Wyndham Pointe Subdivision Project would create long-term environmental
consequences associated with development of previously vacant land. Development of the proposed Project
and the subsequent long-term effects may impact the physical, aesthetic, and human environments. Long-
term physical consequences of development include increased traffic volumes, increased noise from Project-
related mobile (traffic) and stationary (mechanical and landscaping) sources, incremental increased demands
for public utilities, and increased energy and natural resource consumption.

6.2 IRREVERSIBLE ENVIRONMENTAL CHANGES THAT
WOULD BE INVOLVED IN THE PROPOSED ACTION
SHOULD IT BE IMPLEMENTED

Implementation of the proposed Project would result in the conversion of approximately 29.68 acres to
residential and open space uses. The development of the Project site would constitute a permanent
commitment of land that would be physically altered to residential, development and support infrastructure.
It is unlikely that circumstances would arise that would justify the return of the land to its original condition.
Alteration of the proposed Project site is consistent with the land use designation, goals, objectives, and
policies of the City of Redding General Plan.

Development of the proposed Project site would irretrievably commit building materials and energy to the
construction and maintenance of buildings and infrastructure proposed. Nonrenewable and limited resources
that would likely be consumed as part of Project site development would include, but not be limited to: oil,
natural gas, gasoline, lumber, sand and gravel, asphalt, water, steel, and similar materials.

The proposed Project would result in an increased demand on public services and utilities, including: water
resources, wastewater treatment, solid waste services, electric, natural gas, telephone and cable services. In
addition, Project implementation would cause incremental increases in vehicular activity in the surrounding
transportation and circulation system, resulting in associated increases in air pollutant emissions and noise
levels.
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6.3 GROWTH-INDUCING IMPACTS

Section 15126 of the CEQA Guidelines requires that an EIR discuss the Project’s potential to foster economic
or population growth, or the construction of additional housing, either directly or indirectly, in the
surrounding environment. The CEQA Guidelines also indicate that it must not be assumed that growth in any
area is necessarily beneficial, detrimental, or of little significance to the environment. This section analyzes
potential growth-inducing impacts, based on criteria suggested in the CEQA Guidelines.

In general terms, a project may foster spatial, economic, or population growth in a geographic area if it meets
any one of the following criteria:

* Removal of an impediment to growth (e.g., establishment of an essential public service and provision
of new access to an area);

* Fostering of economic expansion or growth (e.g., changes in revenue base and employment
expansion);

* Fostering of population growth (e.g., construction of additional housing), either directly or
indirectly;

» Establishment of a precedent-setting action (e.g., an innovation, a change in zoning, and general plan
amendment approval); or

* Development of or encroachment on an isolated or adjacent area of open space (being distinct from
an in-fill project).

Should a project meet any one of the above-listed criteria, it may be considered growth-inducing. The
potential growth-inducing impacts of the proposed Project are evaluated below against these criteria.

Note that the CEQA Guidelines require an EIR to “discuss the ways” a project could be growth-inducing and
to “discuss the characteristics of some projects that may encourage. . .activities that could significantly affect
the environment.” However, the CEQA Guidelines do not require that an EIR predict (or speculate)
specifically where such growth would occur, in what form it would occur, or when it would occur. The
answers to such questions require speculation, which CEQA discourages; refer to CEQA Guidelines Section
5145.

POPULATION, HOUSING, AND EMPLOYMENT

The timing, magnitude, and location of land development and population growth in a community or region
are based on various interrelated land use and economic variables. Key variables include regional economic
trends, market demand for residential and non-residential uses, land availability and cost, the availability and
quality of transportation facilities and public services, proximity to employment centers, the supply and cost
ofhousing, and regulatory policies or conditions. Since the general plan of a community defines the location,
type and intensity of growth, it is the primary means of regulating development and growth in California.
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Population

The City’s 2000 population was an estimated 80,865 persons, which is an increase of 14,403 persons since
1990. As of January 1, 2004, the City’s population was estimated at 87,280 persons. Holding capacity for
the City is established as 88,422 dwelling units for a total population of 223,706. The US Census estimates
the City’s total population in 2005 at 89,362 persons. Population and growth projections for the City of
Redding are identified in the 2003 Housing Element. The 2003 Housing Element projected a 2020
population for the City of 113,500.

Based on the average household size as recorded in the United States Census, the proposed residential uses
would result in a direct population increase of approximately 198 persons (78 households x 2.54 persons per
household = 198 persons).

Housing

According to the Census 2000, the total housing stock in the City of Redding was an estimated 33,802
housing units. This is approximately 24 percent more than the estimated 27,238 housing units reported in
the Census 1990. In January 2005, the City’s housing stock was an estimated 37,164 housing units and its
vacancy rate was 5.2 percent. Of the City’s housing stock, approximately 32 percent is multiple-family units
and 68 percent is single-family units. Further, approximately 47 percent of the City’s available housing stock
is less than 20 years old. The number of additional dwelling units that can be accommodated under the
City’s Zoning Ordinance, based on an analysis of vacant residentially zoned properties in the City, is 33,734
dwelling units.

Employment

In 2000, the City of Redding’s civilian labor force consisted of approximately 36,618 persons. At the time
of the Census, an estimated 4.5 percent (2,834 persons) of the City’s civilian labor force was unemployed.
Most of the City’s labor force (31.9 percent) was employed in management, professional, and related
occupations; a substantial portion was in sales and office occupations (29.0 percent). The US Census
estimates the City’s civilian labor force at approximately 41,421 persons in 2005, with a 7.6% unemployment
rate.

Growth Effects of the Project

The impacts associated with increased growth are typically “population-based” impacts, such as increased
traffic, noise, aesthetic concerns, and the provision of additional public facilities. Development of the project
site would result in the extension of infrastructure facilities, but only to serve the project site itself.
Implementation of the proposed project would not indirectly stimulate additional or new growth in the
project area or the City.

In addition, the Project site is consistent with the designated residential development in the City of Redding
General Plan. Thus, the proposed Project would not directly support or stimulate growth that is not
accommodated by the General Plan.

The location of future growth would continue to be controlled by the City and County land use planning
agencies as guided by their adopted General Plans. Therefore, the proposed Project would not have a
significant growth-inducing effect.
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7.0 ALTERNATIVES TO THE PROPOSED PROJECT

The California Environmental Quality Act (CEQA) requires that an EIR include a discussion of reasonable
project alternatives that would “feasibly attain most of the basic objectives of the project, but would avoid
or substantially lessen any significant effects of the project, and evaluate the comparative merits of the
alternatives” (CEQA Guidelines Section 15126.6). This chapter identifies potential alternatives to the
proposed Project and evaluates them, as required by CEQA.

Key provisions of the CEQA Guidelines on alternatives (Section 15126.6(a) through (f)) are summarized
below to explain the foundation and legal requirements for the alternatives analysis in the EIR.

*  “The discussion of alternatives shall focus on alternatives to the project or its location which are
capable of avoiding or substantially lessening any significant effects of the project, even if these
alternatives would impede to some degree the attainment of the project objectives, or would be more
costly” (15126.6(b)).

»  “Thespecific alternative of ‘no project’ shall also be evaluated along with its impact” (15126.6(e)).
“The no project analysis shall discuss the existing conditions at the time the Notice of Preparation
is published, and at the time the environmental analysis is commenced, as well as what would
reasonably be expected to occur in the foreseeable future if the project were not approved, based
on current plans and consistent with available infrastructure and community services. If the
environmentally superior alternative is the ‘no project’ alternative, the EIR shall also identify an
environmentally superior alternative among the other alternatives” (15126.6(e)(2)).

*  “Therange of alternatives required in an EIR is governed by a ‘rule of reason’ that require the EIR
to set forth only those alternatives necessary to permit a reasoned choice. The alternatives shall be

limited to ones that would avoid or substantially lessen any of the significant effects of the project”
(15126.6(%)).

*  “Among the factors that may be taken into account when addressing the feasibility of alternatives
aresite suitability, economic viability, availability of infrastructure, general plan consistency, other
plans or regulatory limitations, jurisdictional boundaries, and whether the proponent can
reasonably acquire, control or otherwise have access to the alternative site (or the site is already
owned by the proponent)” (15126.6(f)(1)).

» For alternative locations, “only locations that would avoid or substantially lessen any of the
significant effects of the project need be considered for inclusion in the EIR” (15126.6(f)(2)(4)).

*  “An EIR need not consider an alternative whose effect cannot be reasonably ascertained and whose
implementation is remote and speculative” (15126.6(f)(3)).

Per the CEQA Guidelines Section 15126.6(d), additional significant effects of the alternatives are discussed
in less detail than the significant effects of the project as proposed.

For each alternative, the analysis: 1) describes the alternative; 2) analyzes the impact of the alternative as
compared to the proposed Project; 3) identifies the impacts of the Project which would be avoided or
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lessened by the alternative; 4) assesses whether the alternative would meet most of the basic Project
objectives; and 5) evaluates the comparative merits of the alternative and the Project.

7.1 PROJECT OBJECTIVES

As described in Section 3.4, the following objectives have been established for the proposed Project and will
aid decision makers in the review of the Project and associated environmental impacts:

* Provide residential development similar to and consistent with existing and approved development
to maintain and enhance property values and enhance compatibility of neighborhood character.

* Develop approximately 78 single-family dwelling units with a variety of lot sizes and home sizes.
* Provide an efficient street system that minimizes impacts on adjacent residential neighborhoods.
* Provide amenities to meet recreational needs of local residents.

* Provide a Tentative Subdivision Map so that the proposed Project will be constructed with the
provision of adequate infrastructure and public improvements necessary to accommodate such
growth.

* Provide an infill development that promotes the efficient use of public services and utilities.

* Locate development in relatively lesser environmentally sensitive areas.

7.2  ALTERNATIVE ELIMINATED FROM FURTHER
CONSIDERATION

The Alternative discussed below was identified but eliminated from further review based upon CEQA
Guidelines Section 15126.6(c), which states: “The EIR should also identify any alternatives that were
considered . . . but rejected as infeasible during the scoping process . ... 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.”

“OFFSITE” ALTERNATIVE

This Alternative considers that the land uses planned for the proposed Project would be achieved elsewhere
in the City, without development of the proposed Wyndham Pointe Subdivision site. These impacts may
be of much greater magnitude because the “Offsite Alternative” would not necessarily be developed
consistent with General Plan goals for development in the identified Project area, which is designated for
suburban residential development.

The City of Redding, through its General Plan, provides for the orderly and planned development of the
City, permitting the City to meet its housing goals, enhancing the City’s employment base, allowing for the
efficient provision of services, and protection of resources. The Project site is planned for development of
residential uses in the General Plan. The impacts identified for this Project are primarily associated with
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traffic. The land uses proposed for the Project would be placed elsewhere in the community, thus placing
residential development in an area that could encourage growth inducement, sprawl, and the inefficient
extension of urban services. In addition, the planned residential use of the site would remain even if this
Project were to occur elsewhere. Relocation of the development to another location would transfer the
traffic to that location, possibly where the General Plan Circulation Element did not anticipate the need to
enhance the surrounding infrastructure, thus providing even greater traffic impacts.

In the case of the proposed Wyndham Pointe Subdivision Project, the development of the site for residential
uses was anticipated in the General Plan and the infrastructure needed to serve that development is planned
in the Utility Master Plan. Moving the Project land uses to another site could result in similar impacts and
may not contribute to minimizing, reducing, or avoiding potentially significant impacts. In addition,
alternative locations for this Project are considered infeasible due to the absence of other similar land
holdings owned by the applicant (CEQA Guidelines Section 15126.6[2][B]). In addition, the proposed
Project does not have any identified unavoidable significant impacts, and there are no known infill areas
that would have lesser impacts. Therefore, it is not considered necessary to investigate alternative sites for
the subject Project.

Alternative site evaluations are most relevant for projects carried out by public agencies and other entities
that hold large tracts of land in many locations, where there is a considerable choice in location. A power
plant or highway alignment, for example, may be located in different areas, located on public land, and
achieve the same objectives. The Project applicant for the Wyndham Pointe Subdivision Project does not
have this same flexibility. Lastly, this Alternative would not meet the basic objectives of the Project. For
all of these reasons, an “Offsite Alternative” was eliminated from further review.

7.3 ALTERNATIVESSELECTED FOR FURTHER ANALYSIS

The following three alternatives have been determined to represent a reasonable range of alternatives which
have the potential to feasibly attain most of the basic objectives of the Project, but which may avoid or
substantially lessen any of the significant impacts of the proposed Project. The “Environmentally Superior”
Alternative, as required by CEQA, is described in Section 7.4, “Environmentally Superior” Alternative.
These alternatives are analyzed in detail below:

*  “No Project/No Development” Alternative
*  “Reduced Density” Alternative

* “Increased Density” Alternative

7.3.1 “NO PROJECT/NO DEVELOPMENT” ALTERNATIVE
DESCRIPTION OF ALTERNATIVE

The “No Project/No Development” Alternative assumes the Wyndham Pointe Subdivision Project would
not be implemented and land uses and other improvements would not be constructed. The existing Project
site would remain unaltered and in its current condition. All infrastructure improvements including water,
wastewater, drainage, and circulation facilities identified in the proposed Project would not be constructed.
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Because the Project site would remain unchanged, few or no environmental impacts would occur. This
Alternative serves as the baseline against which to evaluate the effects of the proposed Project and other
Project Alternatives.

IMPACTS COMPARED TO PROJECT IMPACTS

An evaluation of the potential environmental impacts of the “No Project/No Development” Alternative, as
compared to those of the proposed Project, is provided below.

Traffic and Circulation

The “No Project/No Development” Alternative would maintain the existing traffic and circulation
conditions, as detailed in Section 5.1 (Traffic and Circulation) and summarized as follows:

Cumulative Level of Service

Intersection CL_OS_ Intersection Cumulative Conditions Cumulative Plus Project
riteria Control
AM Peak PM Peak AM Peak PM Peak
Delay | LOS |Delay | LOS | Delay | LOS | Delay | LOS
Wyndham Ln/Polk St/Eastside Rd C AWSC 8.7 A 8.4 A 8.9 A 8.7 A
Wyndham Ln/S Market St D Signal 13.0 B 11.3 B 14.4 B 12.6 B
Polk St/Ellis St C AWSC 9.1 A 8.0 A 9.2 A 8.1 A
Ellis St/Anita St C AWSC 8.8 A 7.8 A 8.9 A 7.9 A
Freebridge St/Parkview Ave " (o] TWSC - 11.7 B |[108| B |[119 ]| B | 109 | B
N/S
S Market St/Grange St™" D TWSC - 25.4 D 11.6 B 26.0 D 11.7 B
E/W
S Market St/Ellis St D Signal 16.3 B 9.8 A 16.3 B 9.7 A

TWSC - Two-way Stop-controlled; AWSC — All-way Stop-controlled
(1) LOS and delay reported for worst-case movement.
Source: Kimley-Horn and Associates, Inc., October 2007.

Intersections. As indicated in the Traffic Impact Analysis performed by Kimley-Horn and Associates, Inc.,
all of the study intersections currently operate at acceptable levels of service.

Roadways. The roadway level of service was evaluated based on the City of Redding’s roadway level of
service methodology. All analyzed roadway sections operate at LOS C or better under existing conditions.

Thus, the No Project/No Development Alternative is expected to operate at acceptable levels of service
compared to the proposed Project.

Water Quality

The “No Project/No Development” Alternative would not result in short-term impacts to water quality
associated with grading, excavation, and construction activities, since development of the Wyndham Pointe
Subdivision would not occur. As no development would occur on the site, there would be no impacts to
water quality caused by increased sedimentation from disturbed soils or contaminants from residential
operations. In addition, impacts to Canyon Hollow Creek and other waters would be less than those impacts
identified under the proposed Project.
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Biological Resources

The Project site would not be developed with homes under this Alternative; therefore, there would be no
impact to biological resources currently existing on the Project site, including special-status species and
sensitive habitats. In addition, implementation of the “No Project/No Development” Alternative would not
impact jurisdictional waters, as no construction activities would occur and new residential uses would not
be developed on-site. Direct impacts to biological resources that would result from the Project would not
occur under the “No Project/No Development” Alternative; therefore, impacts to biological resources would
be less than the proposed Project.

Cultural Resources

Under the “No Project/No Development” Alternative, no impacts would occur to existing and undiscovered
cultural resources on the Project site from potential disturbance due to construction of homes and
infrastructure. However, even in the undisturbed state, it is possible that some cultural resource sites may
be altered over time due to weather conditions. If these sites are not fully documented, information from
these sites could be lost. Additionally, these sites will remain vulnerable to human disturbance or
destruction. The potential for direct impact to cultural resources is less than the proposed Project.

ABILITY TO MEET PROJECT OBJECTIVES

Under the “No Project/No Development” Alternative, land use and housing projections would be
inconsistent with the City of Redding General Plan, which has specifically allowed for development of the
property. The “No Project/No Development” Alternative is not presently being considered because the
Project is consistent with the General Plan. In addition, the “No Project/No Development” Alternative
would deny the property owner’s right to develop at this time; however, it would not preclude development
ata later date. The “No Project/No Development” Alternative would be environmentally preferable to the
proposed Project.

7.3.2 “REDUCED DENSITY” ALTERNATIVE
DESCRIPTION OF ALTERNATIVE
Under the “Reduced Density” Alternative, the Project site would be developed under the “Residential - 1

Dwelling Unit per 1 to 5 Acres” land use designation. This density would assume development of one unit
per one acre parcel, resulting in the development of 22 residential units.

IMPACTS COMPARED TO PROJECT IMPACTS

An evaluation of the potential environmental impacts of the “Reduced Density” Alternative, as compared
to those of the proposed Project, is provided below.

Traffic and Circulation

The fewer residential structures developed under this Alternative would result in fewer people residing on
the Project site, which in turn would result in fewer average daily trips (ADT) to the proposed Project. As
a result, this Alternative would generate fewer vehicle trips and would have fewer traffic-related impacts
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than the proposed Project. The temporary impacts on transportation within the area surrounding the Project
site would be similar to those with the proposed Project because the proposed construction activities would
be similar.

Water Quality

With a reduction in the overall number of dwelling units and a decrease in the amount of impervious
surfaces, the amount and velocity of surface runoff would be reduced. In addition, less natural vegetation
and topsoil would be removed, resulting in more permeable surfaces for water absorption and infiltration.
This “Reduced Density” Alternative would potentially reduce the amount of erosion, sedimentation, and
surface runoff, and improve water quality compared to the proposed Project. Mitigation measures similar
to the proposed Project would be applied to ensure short-term water quality construction impacts remain
less than significant. This Alternative, however, does not meet the Project objectives noted in Section 7.1.

Biological Resources

The overall area of disturbance from the development of residential units would be reduced under this
Alternative, and a proportional amount of additional native vegetation would be retained. Mitigation
measures similar to those recommended for the proposed Project would be required to reduce potential
impacts to biological resources. Although this “Reduced Density” Alternative is considered to have less
impact on biological resources than the proposed Project, it fails to fully satisfy the stated Project objectives.

Cultural Resources

Potential disturbances to cultural resources under this Alternative would be decreased compared to those
under the proposed Project. Fewer land disruptions because of a reduced construction area would decrease
the likelihood of disturbing undiscovered cultural resources. In addition, mitigation measures required for
grading and construction activities for the proposed Project would apply to the same activities for this
Alternative, and would therefore result in less than significant impacts on undiscovered cultural resources.
With regard to cultural resources, the “Reduced Density” Alternative would be neither environmentally
superior nor environmentally inferior to the proposed Project.

ABILITY TO MEET PROJECT OBJECTIVES

With the construction of fewer homes on the property, impacts associated with traffic, noise, mobile air
emissions, and service/utility demand would be reduced (although none of these areas constitute significant
impacts of the proposed Project). With a similar development area, impacts to the biological and cultural
resource aspects of the site would be similar. As a result, grading, tree removal, and associated habitat
degradation would be similar. This Alternative is considered neither environmentally superior nor inferior
to the proposed Project.
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7.3.3 “INCREASED DENSITY” ALTERNATIVE
DESCRIPTION OF ALTERNATIVE

Under the “Increased Density” Alternative, the Project site would be developed under the “Residential - 6
to 10 Dwelling Units per Acre” land use designation. This land use designation provides for the
development of single-family detached units, attached single-family patio homes, and/or townhomes. This
analysis assumes the highest density allowed by the land use designation, and therefore would result in the
development of 221 units (22.17 at 10 units/acre).

IMPACTS COMPARED TO PROJECT IMPACTS

An evaluation of the potential environmental impacts of the “Increased Density” Alternative, as compared
to those of the proposed Project, is provided below.

Traffic and Circulation

The greater number of residential structures developed under this “Increased Density” Alternative would
result in a substantially larger number of people residing on the Project site, which in turn would result in
an increase in average daily trips (ADT) compared to the proposed Project. More AM and PM peak hour
trips and ADT would result in greater impacts on intersections and roadway segments within the area
surrounding the Project site. The temporary impacts on transportation within the area surrounding the
Project site would be similar to those with the proposed Project because the proposed construction activities
would be similar and short in duration. Additionally, the “Increased Density” Alternative would add to the
cumulative impact on traffic within the area surrounding the Project site. These impacts would be greater
than those of the proposed Project. Due to the increase in impacts, additional mitigation measures beyond
those identified for the proposed Project would be required to reduce impacts to a less than significant level.

Water Quality

Development in accordance with the “Increased Density” Alternative would result in greater water quality
impacts compared to the proposed Project, since impervious surfaces and surface runoff would increase with
increased density. Although implementation and compliance with the NPDES and BMP requirements
would potentially reduce construction-related impacts on water quality to a less than significant level, this
Alternative would have similar water quality related impacts in comparison with the proposed Project.

Biological Resources

The “Increased Density” Alternative would construct more dwelling units in a more condensed setting;
however, nearly the entire site would be impacted by construction activities. Therefore, potential impacts
on biological resources, such as impacts on sensitive species and habitat, would be similar and potentially
increased compared to the proposed Project. Mitigation measures similar to the proposed Project would
be applied to reduce impacts to a less than significant level.
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Cultural Resources

Under the “Increased Density” Alternative, potential disturbances and impacts to cultural resources would
be similar compared to those under the proposed Project. Mitigation measures similar to the proposed
Project would be applied to reduce impacts to a less than significant level.

ABILITY TO MEET PROJECT OBJECTIVES

The “Increased Density” Alternative was rejected because it would not reduce any environmental impacts
associated with the proposed Project. It would, in fact, result in similar impacts or increase the level of
impacts to all environmental categories discussed above. The higher density residential uses would also
be less compatible with adjacent residential uses. Therefore, the “Increased Density” Alternative is inferior
to the proposed Project and is thus rejected form further consideration.

7.4 “ENVIRONMENTALLY SUPERIOR” ALTERNATIVE

The purpose of the alternatives evaluation is to develop Project Alternatives that have fewer or no
significant impacts compared to the proposed Project. CEQA Section 15126(d)(2) indicates that, if the “No
Project/No Development” Alternative is the “Environmentally Superior” Alternative, then the EIR shall also
identify an Environmentally Superior Alternative among the other alternatives. In this case, the “No
Project/No Development” Alternative (Existing Conditions) is the environmentally superior alternative, as
it would not result in environmental impacts associated with construction. However, the “No Project/No
Development” Alternative would not satisfy the Project’s objectives.

The “Reduced Density” Alternative would result in lesser or equivalent environmental impacts when
compared to the proposed Project, while meeting the Project objectives to some degree. Although the yield
of residential dwelling units would be significantly lower, it fails to provide infill development at a density
that promotes the efficient use of public service and utilities. In comparison, the “Increased Density”
Alternative would meet the majority of the proposed Project’s objectives; however, this Alternative would
result in increased or equivalent environmental impacts compared to the proposed Project.

Based on the reasons stated above, the proposed Project is the environmentally superior alternative because
no other alternative both feasibly achieves the objectives of the Project and avoids the potentially significant
impacts of the Project.
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