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LOCATION: The subject property is comprised of two parcels (Assessor's Parcel Numbers 043-
060-052 and 043-060-053) totaling +15.1 acres, located on the west side of Penryn Road,
approximately 0.50 miles north of Interstate 80, in the Penryn area. (Attachment B — Vicinity Map).

APPLICANT: Mike Mahoney, Penryn Development LLC

PROPOSAL: The project proposes to develop a 54-lot single-family residential subdivision, including
two open space lots and one tot lot, on a 15.1-acre site. Requested entitlements include 1) a Rezone
from RM-DL10 PD=10 (Residential Multi-Family, combining Density Limitation of 10 units per acre,
combining Planned Residential Development of 10 units per acre) and C1-UP-Dc (Neighborhood
Commercial, combining Use Permit, combining Design Scenic Corridor) to RS-B-4 (Residential
Single-Family, combining Building Site of 4,000 square feet), 2) a Vesting Tentative Subdivision Map,
and 3) a Variance to Section 17.54.060(B)(5) of the Zoning Ordinance to allow for a reduction in the
required parking standards from 158 to 136 spaces. The submitted application would modify the
planning approvals previously granted by Placer County in 2012 allowing for development of 150
multi-family residential units at the project site.



CEQA COMPLIANCE:

In 2007, Penryn Development LLC filed an application for the Orchard at Penryn project, to develop
150 multi-family residential dwelling units on the project site that included a Tentative Subdivision Map
and Conditional Use Permit. Placer County prepared a Draft and Final EIR, and certified the Final EIR
on December 11" 2012.

The Draft Environmental Impact Report prepared for the prior Orchard at Penryn project identified
the following impacts as “significant” or “potentially significant’. However, with implementation of the
mitigation measures identified in the Final EIR, these impacts will be reduced to less than significant
levels:

e Land Use

o Biological Resources

¢ Visual Resources (except as specifically noted below under impacts that remain “Significant
and Unavoidable”)

¢ Transportation and Circulation (except as specifically noted below under impacts that remain
“Significant and Unavoidable”)

e Air Quality (except as specifically noted below under impacts that remain “Significant and

Unavoidable”)

Noise

Geology and Soils

Hydrology and Water Quality

Utilities

Hazards and Hazardous Materials

Cumulative Impacts

The Draft EIR also concluded that after implementation of all mitigation measures, there would be
impacts that remain “significant and unavoidable’. These impacts are noted below and later
discussed in the staff report under “Discussion of Issues”:

¢ Visual Resources
o Substantially Degrade Existing Visual Character or Quality
o Contribute to Cumulative Degradation of Existing Visual Character or Quality
o Traffic and Circulation
o Substantially Increase Traffic or Conflict with Level of Service Standards in the
Cumulative Plus Project Condition
o Conflict with Transportation and Circulation Plans and Policies in the Cumulative Pius
Project Condition
o Air Quality
o Violate any Air Quality Standard During Project Construction
o Increase Cumulative Concentrations of ROG or NO,

The California Environmental Quality Act (CEQA) recognizes and authorizes the approval of projects
where not all adverse impacts can be fully mitigated to a less than significant level. As such, Placer
County adopted the Statement of Findings and Overriding Considerations to satisfy this requirement.

As Lead Agency, Placer County has evaluated whether the currently proposed single-family residential
development would result in new or more severe environmental impacts than those evaluated in the
prior EIR. Consistent with the requirements of CEQA Guidelines Section 15162 and 15163, the County
must determine whether the proposed changes to the proposed project trigger the need for a
subsequent or supplemental EIR. If there are no grounds for either a subsequent EIR or supplemental
EIR, then the County would be required to prepare an addendum pursuant to CEQA Guidelines
Section 15164.



Based on the conclusions provided in the Supplemental Checklist for the Orchard at Penryn project,
Placer County has concluded that an addendum to the previously certified EIR for the Orchard at
Penryn project is the appropriate document under CEQA for the following reasons:

¢ The proposed revisions to the Orchard at Penryn project would not alter any of the conclusions
of the certified EIR regarding the significant of environmental impacts. Because the proposed
revisions would not alter the site boundaries, and would likely reduce the impact of the
development by reducing the number of proposed dwelling units, these modifications would not
result in an increased impact on the physical environment.

e The inclusion of Additional Mitigation Measure 1 will adequately address impacts to forestry
resources; this measure restates the requirements expressed in Mitigation Measure 5.1c, which
was included in the certified EIR.

e The inclusion of Additional Mitigation Measure 2 will adequately address impacts related to
noise levels; this measure identifies parameters necessary for provision of sound barriers for
residential lots adjacent to the onsite landscape easement along Penryn Road.

PUBLIC NOTICES AND REFERRAL FOR COMMENTS:

Public notices were mailed to property owners of record within 300 feet of the project site. A public
hearing notice was also published in the Sacramento Bee newspaper. Other appropriate public
interest groups and citizens were sent copies of the public hearing notice and the Horseshoe
Bar/Penryn Municipal Advisory Council. Copies of the project plans and application were transmitted to
the Community Development Resource Agency staff and the Departments of Public Works and
Environmental Health Services, the Air Pollution Control District and Facility Services for their review
and comment. '

BACKGROUND:

On December 11", 2012, the Placer County Board of Supervisors approved the Orchard at Penryn
project that would allow for 150 multi-family residential units. (Attachment C - Approved Site Plan).
Approved entitlements included a Tentative Subdivision Map and Conditional Use Permit, including
certification of a Final EIR. Since that time, Placer County has not issued any grading or building
permits for the project and the property owner has not commenced any site preparation activities at
the project site. Due to a changing economic climate, the applicant has determined that the
previously-approved, multi-family residential product is no longer financially viable, and is now
seeking a modification of the project to allow instead, a reduced density, single-family residential
subdivision.

PROJECT DESCRIPTION:

The project applicant proposes to modify the land uses planned for the £15.1-acre Orchard at Penryn
project site, which was previously approved for development of 150 multi-family dwelling units
(Approved Project). The currently proposed project would develop 54 single-family residential units
with lot sizes ranging from 4,000 to 12,000 square feet. The project site would include six lots in
common ownership containing open space in the central portion of the project site (Lots A and B), the
private onsite roadway and guest parking (Lot C), a 0.12-acre recreational tot lot in the western portion
of the site (Lot D), and two landscape corridor lots along the site’s frontage on Penryn Road (Lots E
and F). The primary vehicular access to the site would be off of Penryn Road. An exit-only driveway
onto Taylor Road would also be provided. Both driveways would be gated. Onsite circulation would be
provided with two looped roads connected with a single roadway crossing over the central drainage
swale. The proposed project would also include a 30-foot wide landscape easement along Penryn
Road, onsite landscaping, and placement of utilities. All utilities would be provided to the site through
connections to existing utilities infrastructure within and adjacent to the project site. A large commonly



held open space area that bisects the property would be maintained and several prominent rock
outcroppings would be preserved. (Attachment D - Proposed Site Plan).

Comparison with Approved 150 Unit Multi-family Residential Project

The proposed project results in overall fewer impacts than the Approved Project. The key changes
between the multi-family project approved in 2012 and the current single family proposed project are
as follows:

e The proposed project will create a 54 lot subdivision, where the Approved Project would not
have resulted in the creation of individually-owned parcels.

e The number of dwelling units proposed will be reduced from 150 to 54, with a corresponding
reduction in local population growth from 420 people to 152.

e The type of dwelling unit proposed will be changed from multi-family to single-family.

¢ Residential units will have a smaller building scale and mass than the 6 and 8-unit multi-
family dwelling units, reducing visual impacts.

* The proposed project would generate fewer greenhouse gas emissions than the Approved
Project.

e The proposed project would result in a decreased water demand from 60 acre-feet of water
annually for the Approved Project to 29.3 acre-feet.

e There will be reduction in ambient noise with the proposed project as compared to the
approved project due primarily to the elimination of the community pool and recreation area.

e The proposed project will result 516 daily vehicle trips as compared to 989 daily trips
generated by the Approved Project.

* The proposed project will generate 301 pounds per day of solid waste as compared to 378
pounds per day from the Approved Project.

¢ While the total volume of soil cuts and fills would be reduced (cut volume reduced from
43,147 to 37,300 cubic yards and total fill volume reduced from 55,177 to 54,500 cubic
yards), the amount of soil imported to the site would increase from 23,630 to 28,800 cubic
yards.

Site Planning

The project proposes 54 single-family residential lots on the two combined parcels (5.22 acres and
9.92 acres) totaling 15.1-acres. The RS-B-4 (Residential Single Family, combining Building Site of
4,000 square feet) zone district sets forth specific lot development standards. The minimum ot sizes
for the proposed residential lots would be in the 4,000 to 6,000 square feet range, maximum lot sizes
would be in the 10,000 to 12,000 square feet range and the average lot size would be approximately
8,200 square feet. interior minimum lot widths are 45 feet, while corner lots are a minimum of 50 feet
wide. The exception to this applies to Lots 16, 47, 48, 52, and 53, which shall have a minimum lot width
of 45 feet as measured at the front setback of 20 feet.

Residences would be located so that they meet or exceed the County’s minimum setback
requirements. Front setbacks would be a minimum of twelve and one-half feet (12.5’) for any portion
of the structure; however garages would be set back a minimum of 20 feet to allow adequate parking
for two (2) vehicles in the driveway. A minimum side yard setback of five feet (5°) for one-story, and
seven and one-half feet (7.5°) for two story homes will be required. Rear setback requirements are
ten feet (10") for one-story, twenty feet (20°) for two story homes, except for the lots along the
northern and southern perimeter of the project site. Buildings on these lots will be required to
maintain a minimum rear setback of fifteen feet (15°) from the rear property line to reduce impacts to
the existing rural residential properties to the north and south of the project site. As required by the
Horseshoe Bar/Penryn Community Plan, the project would maintain a 30-foot wide landscape



corridor along the site’s Pehryn Road frontage. The four lots backing up to Penryn Road would be
located a minimum of forty feet (40’) from the edge of the highway easement.

Within the RS-B-4 zone district, the maximum lot coverage permitted on any lot would be forty (40)
percent and the maximum building height allowed would be 30 feet.

Grading and Site Remediation

In the past, the project site was used as a fruit orchard. The site soils contain hazardous materials
associated with pesticide use at the orchard formerly supported onsite. Therefore, site remediation is
proposed as part of the project. The Removal Action Workplan (RAW) for the site has been approved
by the California Department of Toxic Substances Control (DTSC). The RAW describes the excavation
and off-haul of affected soil that would be completed to reduce the site-related soil contaminants to
levels that do not pose a threat to human health and to reduce the potential for adverse ecological
effects from the site contaminants and offsite migration of site contaminants. Grading would begin upon
issuance of a tentative “No Further Action” letter from DTSC. Post-excavation soil testing would be
completed to demonstrate that the site remediation has been completed successfully, and DTSC would
provide final certification for unrestricted land use at the project site.

Implementation of the RAW would require excavation and removal of 11,600 cubic yards of soil. This
soil would be replaced with 11,600 cubic yards of clean soil imported to the site. In addition,
development of the proposed project would require grading for building pads, roadways, and utilities.
The Preliminary Grading Plan provides for grading cuts that total 25,700 cubic yards of soil and
42,900 cubic yards of fill, requiring import of an additional 17,200 cubic yards to balance cuts and fills
on the site. Considering both the RAW and the proposed site grading, a total of 28,800 cubic yards of
soil would be imported to the site. Areas that would remain ungraded include the northern portion of
the central intermittent stream and oak woodland habitat associated with this wetland feature, areas
around the preserved rock outcroppings, and other limited areas around the site perimeter.

Landscaping/Fencing

The preliminary Landscaping Plan provides for a variety of trees and shrubs along the property
boundaries, common areas, and parking areas (Attachment E). Tree plantings would include a
mixture of 15-gallon, 24-inch box, and 36-inch box trees, in a variety of species. Interior live oak trees
would be planted in and around the open space areas; other tree species in the proposed planting
list include sycamore, deodar cedar, eastern redbud, Japanese mapie, fern pine, and other
ornamental species. Black maples would line the main road that traverses the project site from east
to west. As noted above, the project would establish a 30-foot landscape easement along the site's
Penryn Road frontage. This area would be landscaped with trees, shrubs, and ground cover. When
mature, the project landscaping would partially screen views to the interior of the project site from
Penryn Road and properties to the east.

Fencing would be placed around the perimeter of the project site and would comply with applicable
County requirements and design guidelines. The fencing would be an open wrought iron (or similar
material) designed with a maximum height of six feet and would be compatible with existing
residential land uses in the vicinity. The vehicle gates proposed along Penryn Road and Taylor Road
(exit-only) would also be open wrought iron (or similar material) and subject to the Design/Site review
process. A series of retaining walls would also be constructed along portions of the property
boundaries.

Utilities

The proposed project would require placement of infrastructure to provide water, electricity,
telephone, natural gas, and cable television services to the site. Underground utilities would run in
easements along roadways and alleys within the development. Domestic water would be supplied



from Placer County Water Agency (PCWA). The project would connect to an existing 10-inch water
line located in Penryn Road and an existing 24-inch water line located in Taylor Road. Solid waste
would be collected by Recology Auburn Placer and disposed of at the Western Placer Sanitary
Landfill and Materials Recovery Facility. Wastewater conveyance would be provided by South
Placer Municipal Utility District (SPMUD). Wastewater treatment would be provided at the Dry Creek
Regional Wastewater Treatment Plant, which is owned and operated by the City of Roseville on
behalf of the South Placer Wastewater Authority. Sanitary sewer pipelines would be installed within
the project site, connecting to an existing sewer mainline that runs from north to south across the
center of the project site.

Frontage Improvements

Primary access to the Project site is proposed through a gated entrance off of Penryn Road. The
project applicant would be required to construct improvements along the project site’s frontage on
Penryn Road consistent with the road cross-sections for Penryn Parkway provided in the Community
Plan. The project would be required to provide 44 feet of right-of-way, which is one-half of the full
roadway width. This would include widening the road to provide two southbound 12-foot travel lanes,
a Class Il bike lane, and curb, gutter, and sidewalk. The project wouid also be required to provide
one-half of a center two-way left turn lane.

SITE CHARACTERISTICS:

The 15 acre project site is located in the community of Penryn, on the west side of Penryn Road,
approximately 0.50 miles north of Interstate 80. The subject property is comprised of two parcels
identified by Assessor's Parcel Numbers 043-060-052 (5.22 acres) and 043-060-053 (9.92 acres).
The property is located within the Horseshoe Bar/Penryn Community Plan area, which encompasses
approximately 25 square miles south of the unincorporated community of Newcastle, north of the
community of Granite Bay, west of Folsom Lake, and east of the Town of Loomis and the cities of
Rocklin and Roseville.

The project site is presently undeveloped and there are no existing structures onsite. The site has
approximately 495 feet of frontage along Penryn Road and 60 feet of frontage along Taylor Road.
The topography of the site is gently sloping, with elevations ranging between 460 and 500 feet above
mean sea level. The topography of the site can be described as mainly flat with a gentle slope from
north to south. The predominant habitat types on-site are oak woodland, annual grassland, and
riparian scrub. Approximately half of the site, 6.59 acres, is characterized as oak woodland, which
supports a wide diversity of wildlife. The site includes 6.02 acres of grassland habitat, which is
comprised primarily of weedy species. The site also supports 2.34 acres of riparian scrub habitat
associated with the two drainage swales onsite and 0.499 acres of waters of the U.S. There is a
drainage swale that crosses the site from north to south near its eastern boundary. Another drainage
swale traverses the central portion of the site. These swales carry water from north to south and off-
site into Secret Ravine, located approximately one mile south of the project site.

Properties adjacent to the project site’s northern and western boundaries support large-lot rural
residential land uses. —~The northwest corner of the property is adjacent to Taylor Road, and
properties on the northern side of Taylor Road also support large-lot rural residential lands uses,
which include residential-agricultural activities. Penryn Road forms the eastern project boundary.
Parcels across Penryn Road include rural residential uses, undeveloped commercial land, and
agricultural and retail uses. The Loomis Basin Equine Medical Center is located across Penryn Road
to the east. The Hope Lutheran Church property, developed with a church and accessory structures,
abuts the Project site to the south, along with commercially zoned property along Penryn Road. A
small portion of fencing and landscaping associated with the Church encroach onto the Project site.
These features would be removed with development of the proposed Project.



EXISTINGVGENERAL PLAN DESIGNATIONS, ZONING AND LAND USE:

Horseshoe Bar/Penryn

Location Zoning Community Plan Existing Land Use
Designation
Project Site RM-DL 10 PD=10
Residential Multi-Family, combinin
( Density Limitation of 1)(1), Ptanned | Penryn Parkway Undeveloped
Development of 10 dwelling units per acre
C1-UP-Dc (Neighborhood Commercial,
combining Use Permit Required, Penryn Parkway Undeveloped
combining Design Scenic Corridor)
North RA-B-X DR 2.3 acre minimum
(Residential Agriculture, combining
Minimum Building Site of 2.3 acres, Penryn Parkway Rural Residential

combining Development Reserve, with a
2.3 acre minimum parcel size)

RS-B-20 PD=4
South (Residential Single Family, combining
Building Site of 20,000 square feet,
Planned Residential Development of 4
dwelling units per acre)

Medium Density Residential

(2-4 dwelling units per acre) Undeveloped

RA-B-100
(Residential Agriculture, combining
Minimum Building Site of 2.3 acres)

Rural Residential 2.3 to 4.6

Acre Minimum Church

C1-UP-DC
(Neighborhood Commercial, combining
Use Permit Required, combining Design

Scenic Corridor)

Penryn Parkway Undeveloped

East C1-UP-DC

(Neighborhood Commercial, combining

Use Permit Required, combining Design
Scenic Corridor)

Penryn Parkway Undeveloped/Commercial/Retail

West RA-B-100
(Residential Agriculture, combining
Minimum Building Site of 2.3 acres)

Rural Residential 2.3-4.6

Acre Minimum Rural Residential

DISCUSSION OF ISSUES:

Community Plan/Zoning Consistency

The Project site is designated Penryn Parkway in the Horseshoe Bar/Penryn Community Plan
(HB/PCP). The Penryn Parkway comprises 166 acres or 1% of the Plan area and is intended to
develop as a compact commercial core to serve the Penryn community as well as travelers on
Interstate 80, thereby eliminating the need for scattered commercial sites within the outlying rural
areas of Penryn. The land use designation of Penryn Parkway does not specify an allowable density
or establish minimum and maximum lot sizes. —Therefore the zone district generally determines

density.

The Horseshoe Bar/Penryn Community Plan identifies specific development policies that apply to the
area designated Penryn Parkway. The proposed Orchard at Penryn project has incorporated these
policies into the design of this single-family residential project, including the requirement of
landscaped corridors along the site’s Penryn Road frontage. The Proposed Project would be required
to implement the mitigation measures listed in Table 4.2 of the Orchard at Penryn EIR to ensure that
the Proposed Project would be consistent with the Community Plan. With implementation of the other
previously adopted mitigation measures identified in this Supplemental Checklist, the Proposed Project
would not conflict with applicable General Plan and Community Plan policies.

The Placer County Zoning Ordinance designates 9.92 acres of the Project site as RM-DL10 PD=10
(Residential Multi-Family, combining Density Limitation of 10 dwelling units per acre, combining




Planned Residential Development of 10 dwelling units per acre). The remaining 5.22 acres is zoned
C1-UP-DC (Neighborhood Commercial, combining Use Permit Required, combining Design Scenic
Corridor). The project proposes to change the zoning designation for both parcels to RS-B-4
(Residential Single-Family, combining Minimum Building Site of 4,000 square feet). Under the RS-B-
4 zone district, the project proposes to develop 54 single-family residential lots on the project site.
Development of the site with single-family residential land uses would be consistent with the
surrounding properties, which include rural residential properties to the west and north, and the Hope
Lutheran Church property, which contains a church and accessory structures, to the south.

The Approved Project was approved to allow for the construction of 150 multi-family residential units.
The current project’s proposal to construct 54 single-family residential units takes into account the
County’s development standards and recognition that the reduced density project reflects the more
rural nature of the Penryn community. The proposed project would decrease the number of dwelling
units compared to the Approved Project and thus decrease the impacts associated with local
population growth. The proposed rezone to RS-B-4 is consistent with applicable policies and
requirements of the Horseshoe Bar/Penryn Community Plan and is consistent with the land uses in
the immediate area.

Visual Resources

Penryn is primarily a rural community, where visual resources include areas of open space, natural
vegetation, and agricultural crops. The Project site is located in a visible location along Penryn Road,
a primary point of access for the Penryn community. Development of the proposed Project would
contribute to the loss of visual resources, as undeveloped open space would be converted to a
single-family residential neighborhood. As compared to the Approved Project, the proposed project
will result in a reduction in building scale and mass and overall development intensity, and therefore
would reduce visual impacts and improve the development’s consistency with surrounding land uses.
However, substantial changes to the visual characteristics of the site would remain, primarily due to
soil removal for site remediation purposes. All existing vegetation would be removed on +7.11 acres,
and with the exception of one-quarter acre that would be preserved as open space along with some
rock outcroppings; the remaining natural vegetation would be removed with proposed grading
activities.

In order to reduce potential visual impacts, mitigation measures are proposed that would require the
project to provide landscaped building setbacks that exceed the Zoning Ordinance's minimum
setback requirements. A detailed Landscaping Plan would be required to help restore some of the
existing visual character of the site. A 30-foot wide landscape easement would be required along
Penryn Road consistent with the Horseshoe Bar/Penryn Community Plan. Views of the residential
structures from Penryn Road would be partially screened by landscaping within the 30-foot
landscape easement and the maximum building height allowance of 30 feet. Views of the residential
structures from Taylor Road would be almost entirely screened by topography and landscaping.
Residential parcels west and north of the site would be the most sensitive to a view change as these
properties are located at a higher elevation than the project site. Parcels to the south slightly below
the elevation of the project site would also experience a change in views from the existing character
of the site.

In addition, the Project would be subject to the County’s Design/Site Review process, which would
ensure that the Project’s effects on existing visual character of the project site are minimized.
Although these and other mitigation measures (MM1.1, 6.1a, 6.1b, 6.1c, 6.1d, 14.1a, 14.1b, 14.1c)
would lessen the extent of visual change in the project area, the impacts would remain significant
and unavoidable as disclosed in the Orchard at Penryn EIR and as stated in the Findings of Fact and
Statement of Overriding Considerations adopted by Placer County.



Biological Resources
Drainage Swales

Two drainage swales carry water from north to south through the project site. One swale is located
near the center of the project site (western swale) while the other (eastern swale) is located at the
site’s eastern boundary, adjacent to Penryn Road. The swales are tributary to Secret Ravine, which
is located approximately one mile south of the project site, on the south side of 1-80. Secret Ravine
flows southwesterly and drains to the Sacramento River. The eastern swale supports riparian scrub
habitat along its entire length through the project site. A small pocket of riparian vegetation is
supported by the seasonal wetland adjacent to the western swale.

Implementation of the RAW and development of the proposed project would result in direct and
indirect impacts to the full length of the eastern swale and to portions of the seasonal wetland and
western swale, requiring issuance of permits under Sections 401 and 404 of the Clean Water Act
(refer to Checklist Section 4 Biological Resources for additional discussion of these effects).

The existing 100-year floodplain associated with the eastern swale is generally 40 to 60 feet wide
through the project site. A 60-inch pipe is proposed to replace the eastern swale. The post 100-year
floodplain would widen by 10 feet at the inlet to the 60-inch pipe and would gradually conform to the
existing floodplain approximately 55 feet north of the pipe inlet, near the northern project site
boundary.

The existing 100-year floodplain associated with the western swale varies in width from 10 to 100
feet wide. The project proposes to construct a road crossing this swale, using a culvert to convey
flows under the road. The culvert will be sized to create onsite detention upstream and meter the
outflow so as not to increase the floodplain for properties downstream of the project site. This would
widen the post 100-year floodplain north of proposed culvert crossing by 70 feet, and the floodplain
would conform to its existing width approximately 220 feet north of the culvert. The post development
floodplain increases for each swale would be contained within the project site boundaries.

Oak Woodlands

The EIR found that site remediation and construction activities under the Approved Project would
impact the oak woodland present onsite. The impacts to oak woodland habitat would be generally the
same under the Proposed Project as compared to the Approved Project as the Proposed Project would
not alter the project's development footprint. The project applicant would be required to compensate for
the loss of oak woodland habitat in accordance with Placer County requirements (Mitigation Measure
5.1¢). The BRE found that the extent of oak woodland has slightly decreased in the time since the
original Biological Resources Assessment was prepared. The BRE found that there is a total of 6.59
acres of oak woodland habitat at the project site (compared to the 7.5 acres of oak woodland
previously identified) and the Proposed Project would result in removal of 5.65 acres of this habitat
(compared to the 6.41 acres of oak woodland that the Approved Project would impact). Mitigation
Measure 5.1¢c has been updated to reflect this revised acreage. Implementation of this measure would
ensure that the Proposed Project’s impacts to oak woodland habitat would be less than significant.

Riparian

The EIR found that the Approved Project would destroy most of the riparian habitat onsite as a result of
the proposed site remediation and construction. The impacts to the riparian habitat would be generally
the same under the Proposed Project as compared to the Approved Project because the Proposed
Project would not alter the project’s development footprint. However, the BRE prepared for the project
site (Helix, 2014) updated the amount of riparian habitat supported onsite. The EIR found that the site
supported 1.3 acres of riparian habitat and would result in direct impacts to 1.03 acres of this habitat.
The BRE found that the site supports 2.34 acres of riparian habitat and would result in direct impacts to
2.04 acres of this habitat. Conservation of a portion of the riparian habitat onsite would be required
under Mitigation Measure 5.1a, which has been updated to reflect the updated BRE, which indicates



that the Proposed Project would preserve 0.3 acres of riparian habitat onsite. In addition, Mitigation
Measure 5.1b requires that the project obtain a Streambed Alteration Agreement from the California
Department of Fish and Wildlife (CDFW), which would typically include requirements related to
construction techniques and compensation for adverse impacts to riparian habitat. Implementation of
these measures would ensure that the Proposed Project’s impacts to riparian habitat would be less
than significant.

Federally Protected Wetlands and Related Habitat

The Orchard at Penryn EIR found that the project site supported a total of 0.499 acres of waters of the
U.S. and that the Approved Project would result in direct impacts to 0.42 acres of this resource and
indirect impacts to all of the remaining extent of waters of the U.S. on the project site. As updated in the
BRE, the project site is now known to support 0.531 acres of waters of the U.S., comprised of two
swales, an intermittent stream, and a seasonal wetland. The Proposed Project would have generally
the same impacts to the onsite wetlands as the Approved Project by directly and indirectly affecting all
of the 0.531 acres.

The Orchard at Penryn EIR found that the Approved Project would result in impacts related to conflicts
with Placer County’s requirements for stream setbacks, the County and US Army Corps of Engineers’
no net loss wetland policy, and the County’s Tree Preservation Ordinance. The EIR identified Mitigation
Measures 5.5a through 5.5f to ensure that adverse environmental effects associated with potential
conflicts with these policies would be reduced to less than significant levels. The Proposed Project
would not substantially change the development footprint and would result in the same potential policy
conflicts, requiring implementation of the same mitigation measures to reduce impacts to a less than
significant level.

Traffic and Circulation

The site for the Orchard at Penryn project is located adjacent to Penryn Road south of the
intersection with Taylor Road in an unincorporated area of Placer County near the Town of Loomis.
An ultimate plan for roadway and intersection improvements in the Newcastle/Penryn/Horseshoe Bar
area is based on a capacity need determined with the preparation of the Community Plan for this
area. Funding of the improvements outlined in the Community Plan EIR is being secured via the
County’s Capital Improvement Program and administration of Traffic Mitigation Fee Program.

The Proposed Project would generate fewer vehicle trips than the Approved Project, but would have
generally the same trip distribution as the Approved Project. The Proposed Project would generate a
total of approximately 516 daily trips, with 41 A.M. peak hour trips and 54 P.M. peak hour ftrips,
-reducing the number of project-generated trips to about half of the trips generated by the Approved
Project. As the proposed project would also incorporate mitigation to sponsor roadway improvements
to Penryn Road the impacts of the proposed project on level of service and travel demand would be
less severe than the impacts of the Approved Project.

Air Quality

The Orchard at Penryn project is located within the Sacramento Valley Air Basin (SVAB) portion of
Placer County and is under the jurisdiction of the Placer County Air Pollution Control District
(PCAPCD). There are state and federal standards for six “criteria pollutants” which the PCAPCD
monitors, including ozone (Oj) standards, carbon monoxide (CO), nitrogen dioxide (NO2), sulfur
dioxide (SO2), particutate matter 10 microns in size and smaller (PM;,) and lead. Nitrogen oxides
(NOx) and reactive organic gasses (ROG) are the precursors to the formation of ground-level ozone.
ROG and NOx are emitted from a variety of sources, including motor vehicles and the evaporation of
various fuels and solvents.



An updated air quality emissions analysis using CalEEMod was conducted by Dudek to determine the
air quality impacts of the Proposed Project. The results of the modeling determined that with the
exception of ROG emissions during the architectural coating phase, all of the construction emissions
from the Proposed Project would remain below the APCD’s thresholds. ROG emissions from
construction of the Proposed Project are estimated to be about half of the estimate for ROG emissions
from construction of the Approved Project. The mitigation measures incorporated in the Approved
Project would apply to the proposed project to ensure that air pollutant emissions are minimized to the
extent feasible.

Under the Proposed Project, ROG and NOx emissions would remain below the APCD’s recommended
cumulative threshold of 10 pounds per day, and mitigation would not be required. Therefore, Mitigation
Measure 14.4a that was included in the certified Orchard at Penryn EIR, the adopted Findings of Fact,
and the adopted MMRP would not be required of the currently proposed project and would be removed
from the MMRP.

Noise

Residents of the proposed project would not be exposed to noise levels in excess of standards set
forth in the Placer County General Plan and the Horseshoe Bar/Penryn Community Plan. As stated
in the Orchard at Penryn EIR, existing noise levels due to surrounding uses have an average value
of 45 dB in the daytime and 46 dB in the nighttime while noise levels within 100 feet of the centerline
of Penryn Road range between 63 and 66 dB. The EIR also stated that the predicted future traffic
noises within 100 feet of the centerline of Penryn Road were estimated to range between 65 and 68
dB. Because the Proposed Project would generate fewer vehicle trips than the Approved Project, the
future noise levels would be the same or slightly less than those predicted under the Approved
Project. -

The proposed project would locate single-family residential lots along the eastern project boundary,
with the 30-foot wide landscaping easement placed between the rear lot lines and Penryn Road.
With this road width and the 30-foot landscape easement, rear lot lines of the easternmost residential
units would be approximately 74 feet from the Penryn Road centerline. Based on the existing and
predicted future traffic noise levels along Penryn Road, it is likely that the rear yards of residential
lots adjacent to Penryn Road would experience noise levels in excess of the County's 60 dB
standard for exposure to transportation-generated noise within outdoor activity areas associated with
residential land uses.

For the single-family residences that would be developed under the proposed project, the front, rear,
and side yards are considered the outdoor activity areas. Construction of noise barriers, such as
berms or fences, along the eastern boundary of the proposed residential lots adjacent to Penryn
Road, as required by Additional Mitigation Measure 2, would ensure that noise levels in the outdoor
activity areas of parcels adjacent to Penryn Road would comply with the County’s General Plan and
ensure that the impact would remain less than significant. Additional Mitigation Measure 2 was not
required of the Approved Project because that project proposed to develop multi-family units and did
not include any outdoor activity areas near Penryn Road.

Sewer

In the time since the Orchard at Penryn EIR was certified, SPMUD has added new customers and re-
evaluated the capacity of existing infrastructure to collect and convey wastewater flows to the SPWA
treatment facilities, finding that the Lower Loomis Trunk line is currently operating at its maximum
capacity. This would preclude any new wastewater collection hook-ups (Attachment H). SPMUD and
the Town of Loomis have initiated planning efforts for construction of a sewer transmission line
known as the Loomis Diversion Line. This trunk line is part of SPMUD’s adopted master plan to
serve all areas that are within SPMUD’s boundaries. The Loomis Diversion Line would be a 15-inch
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transmission line that begins at a manhole near the Raley’s Shopping Center in Loomis along [-80,
crosses under |1-80, and then turns southwesterly to connect into an 18-inch transmission line that
would be constructed in the southern end of Dias Lane in Loomis. This is a separate project that
SPMUD would design and construct subject to a separate CEQA compliance process. At this time,
SPMUD is continuing to evaluate the design and alignment of the diversion line and has not
identified a construction schedule or funding source. In the interim, SPMUD is pursuing a project to
reline the Lower Loomis Trunk Line. This would entail inserting a new liner within an approximately
10,500-foot section of the existing 10-inch sewer line. The new liner would be constructed of material
that provides for faster flows through the line compared to the existing line. By increasing the speed
of flow, the new liner would increase overall conveyance capacity in the Lower Loomis Trunk Line
and is anticipated to provide capacity for approximately 200 to 300 new sewer connections within the
SPMUD service area.

As with the Approved Project, the project applicant would be required to obtain a will-serve letter
prior to approval of improvement plans and recordation of the Final Subdivision Map to demonstrate
that SPMUD has confirmed there is adequate capacity to serve the proposed project. This would
ensure that no construction could occur prior to the time that wastewater collection and conveyance
service is available to the project site.

Variance to Parking

One of the proposed project’s stated objectives was to “provide a site design that is sensitive to
natural habitat while improving water quality downstream in Secret Ravine and ultimately the
Sacramento River.” The main road providing access through the site is proposed as a 34-foot wide
road standard, with one travel lane in each direction and on street parking on the south side of the
road. Looped streets would intersect the main road to provide access to the proposed homes. These
looped roads however, would be constructed to a 28-foot wide road standard and would not
accommodate on-street parking. Two parking spaces would be provided on the driveway on each
proposed residential lot. In addition, 28 off-street parking spaces would be located throughout the
project site. Where on-street parking is not provided, Section 17.54.060(B}) (5) of the Placer County
Zoning Ordinance requires that single-family dwellings provide for four parking spaces. This would
require a total of 158 parking spaces for the Proposed Project. The project plans accommodate a
total of 136 spaces, and thus requires approval of a variance from the parking standards. The
variance is warranted, as each residence will also contain a two-car garage, which will provide
additional on-site parking.

HORSESHOE BAR/PENRYN MUNICIPAL ADVISORY COUNCIL:

The Orchard at Penryn project was presented to the Horseshoe Bar/Penryn Municipal Advisory
Council (MAC) as an information item at its September 23, 2014 meeting. At its March 24, 2015, the
Horseshoe Bar/Penryn MAC considered the project as an action item. -The MAC voted 5 to 2 to
recommend approval of the proposed Project to the Placer County Planning Commission with the
request that the Planning Commission take into consideration the potential impacts to wildlife
migration resulting from the project.

RECOMMENDATION:

Based on the analysis described above, the Development Review Committee rrecommends that the
Planning Commission recommend the following to the Board of Supervisors, subject to the following
findings:

1. Adopt the Addendum to the previously Certified Orchard at Penryn Final Environmental
Impact Report (State Clearinghouse Number 2010032070) and amended Mitigation
Monitoring and Reporting Program;



2. Adopt an ordinance to Rezone the 15.1 acre site from RM-DL10 PD=10 (Residential Multi-
Family, combining Density Limitation of 10 units per acre, combining Planned Residential
Development of 10 units per acre) and C1-UP-Dc (Neighborhood Commercial, combining
Use Permit, combining Design Scenic Corridor) to RS-B-4 (Residential Single-Family,
combining Building Site of 4,000 square feet);

3. Approve the Vesting Tentative Subdivision Map; and

4. Approve a Variance to Section 17.54.060(B) (5) of the Zoning Ordinance to allow for a
reduction in the required parking standards from 158 to 136 spaces.

FINDINGS:
CEQA

The Planning Commission has considered the Addendum to the previously certified Final
Environmental Impact Report (“FEIR”) for the Orchard at Penryn project, the staff report, and all
comments thereto, and hereby recommends adoption of the Addendum to the previously certified
FEIR based upon the following findings:

1.

The proposed project will not resutt in substantial changes that would lead to the identification of

~ new or previously unidentified significant environmental effects that would require major

revisions of the previously certified Final Environmental Impact Report for the Orchard at Penryn
project.

No new information of substantial importance which was not known, and could not have been
known with the exercise of reasonable diligence at the time the Final Environmental Impact
Report for the Orchard at Penryn project was certified, has been discovered which would require
major revisions of the previously certified Environmental Impact Report.

There is no substantial evidence in the record as a whole that the project as revised may have a
significant effect on the environment. With the incorporation of all previously approved
mitigation measures and minor amendments thereto, the project will not result in any new or
additional significant adverse impacts.

The Addendum to the previously certified Final Environmental Impact Report for the Orchard at
Penryn has been prepared as required by law and in accordance with all requirements of CEQA
and the CEQA guidelines and the document as adopted reflects the independent judgment and
analysis of Placer County, which has exercised overall control and direction of the preparation of
the Addendum.

An amended Mitigation Monitoring and . Reporting Prdgram ("MMRP”) has been prepared
consistent with CEQA to incorporate the additional mitigation measures (Additional Mitigation
Measures 1 and 2) and minor revisions to existing mitigation measures.

The custodian of records for the project is the Placer County Planning Director, 3091 County
Center Drive, Suite 140, Auburn CA, 95603.

REZONE

1.

The proposed zoning change from RM-DL10 PD=10 (Residential Multi-Family, combining
Density Limitation of 10 dwelling units per acre, combining Planned Residential Development of
10 dwelling units per acre, and C1-UP-DC (Neighborhood Commercial, combining Use Permit
Required, combining Design Scenic Corridor) to RS-B-4 (Residential Single-Family, combining
Minimum Building Site of 4,000 square feet) is consistent with applicable policies and



requirements of the Horseshoe Bar/Penryn Community Plan, is consistent with both zoning and
land uses in the immediate area.

VESTING TENTATIVE MAP

1.

The proposed subdivision, together with the provisions for its design and improvements, is
consistent with the Placer County General Plan, the Horseshoe Bar/Penryn Community Plan, and
with applicable County Zoning Ordinances.

The site of the subdivision is physically suitable for the type and proposed density of development,
which includes 54 single-family dwellings.

The Project, with the recommended conditions of approval, is compatible with the neighborhood
and adequate provisions have been made for necessary public services and mitigation of
potential environmental impacts.

The design and proposed improvements of the subdivision are not likely to cause substantial
environmental damage or public health problems.

The proposed road improvements along the project site’s frontage on Penryn Road are
consistent with the road cross-sections for Penryn Parkway as provided in the Horseshoe
Bar/Penryn Community Plan.

VARIANCE

1.

There are special circumstances applicable to the subject property, including the fact that the
central portion of the 15.1-acre site will remain undeveloped and as a result, the area for
development of street standards that allow for on-street parking is reduced. Because of such
circumstances, the strict application of the Zoning Ordinance has been found to deprive the
subject property of privileges enjoyed by other properties in the vicinity and under identical zone
classifications.

The granting of the Variance would not constitute a grant of special privileges inconsistent with
the limitations upon other properties in the vicinity and in the same zone district.

The Variance does not authorize a use that is not otherwise allowed in the zone district.
The granting of the Variance does not, under the circumstances and conditions applied in this
particular case, adversely affect public health or safety, is not materially detrimental to the public

welfare, nor injurious to nearby property or improvements.

The Variance is consistent with the Placer County General Plan and the Horseshoe Bar/Penryn
Community Plan.

Respectfully submitted,

erri Conway, Senior Planner
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RECOMMENDED CONDITIONS OF APPROVAL - REZONE,
VESTING TENTATIVE MAP, VARIANCE "ORCHARD AT
PENRYN" ((PLN14-00052))

THE FOLLOWING CONDITIONS SHALL BE SATISFIED BY THE
APPLICANT, OR AN AUTHORIZED AGENT. THE SATISFACTORY COMPLETION OF
THESE REQUIREMENTS SHALL BE DETERMINED BY THE DEVELOPMENT
REVIEW COMMITTEE (DRC), COUNTY SURVEYOR, AND/OR THE PLANNING
COMMISSION.

1. The Vesting Tentative Subdivision Map (PLN14-00052) is approved to subdivide a 15.1 acre
site (APN’s 043-060-052 and 043-060-053), into 54 single-family residential lots, with two open space
areas (Lots A and B) in the central portion of the site, a private onsite roadway and guest parking (Lot
(), one 0.12 acre tot lot (Lot D), and two landscaped areas (Lots E and F) along Taylor Road. A gated
entrance off of Penryn Road and a gated, exit-only driveway onto Taylor Road is also approved. The
54-lot Vesting Tentative Subdivision Map is subject to approval of a Rezone by the Board of
Supervisors from Residential Multi-Family, Combining Density Limitation of 10, Planned
Development (RM-DL 10 PD) on the western parcel, and Neighborhood Commercial, Combining Use
Permit Required, Combining Design Corridor (C1-UP-Dc) on the eastern parcel, to an overall zoning
for the site of Residential Single-Family, with a Building Site combining district, with a minimum lot
size of 4,000 square feet, (RS-B-4). A Variance is approved to the on-site parking requirement of 158
parking spaces to allow for a total of 136 spaces. (PD)

2. Following Tentative Subdivision Map(s) approval, but before submittal of Improvement Plans, the
applicant shall provide the Planning Division with five full-size prints of the approved Tentative
Subdivision Map(s) for distribution to other County departments, if the approval of the project requires
changes to the map. (PD)

IMPROVEMENTS/IMPROVEMENT PLANS

3. The project is subject to review and approval by the Placer County Design/Site Review Committee
(D/SRC). Such a review shall be conducted prior to the submittal of the Improvement Plans. The review
shall be conducted consistent with and in consideration of the design criteria for single-family residential
development contained in the Placer County Design Guidelines. Design Review shall include
consideration of: architectural colors, materials, and textures; landscaping and irrigation; entry features and
signs; exterior lighting; pedestrian and vehicular circulation; vehicle entry gates; recreational facilities,
fences and walls; all open space amenities; tree removal and replacement; and removal of riparian
vegetation. The review shall also ensure that the project is consistent with development policies contained
in the Community Design Element of the Horseshoe Bar/Penryn Community Plan, including those specific
to the Penryn Parkway land use designation. (MM 14.1c, MM6.1¢)(PD)

4. Recreational Facilities: The Improvement Plans shall provide details of the construction of the
proposed private recreational facilities for the review and approval of the DRC and County Parks Division.
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All recreation facilities shall be designed to meet Americans with Disabilities Act (ADA) Federal
Guidelines and, where appropriate, the Consumer Product Safety Commission Guidelines, and the
requirements of the American Society for Testing and Materials. Approval shall be evidenced by signature
of a Parks Division representative on the Improvement Plans. (PD/DFS)

Recreational facilities shall include, at a minimum, the following items:
A. Municipal quality playground/tot lot to be constructed on Lot D

5. Landscape Plan: The project shall implement the proposed Landscaping Plan to provide visual
screening of the project site and project structures from surrounding residential development. As required
by the Horseshoe Bar/Penryn Community Plan, the project shall maintain a 30-foot wide landscape
corridor along the site’s Penryn Road frontage. The objective of vegetative screening is to reduce the
visual contrast from open space and rural residential development on adjacent properties to the developed
condition of the proposed project. Screening shall be provided through a combination of fencing, shrubs,
and trees. Fencing shall be consistent with adopted Design Guidelines. Vegetation shall be selected with
an emphasis on native species, as feasible, that will provide appropriate screening of the project site.

The Improvement Plans shall provide details of the location and specifications of all proposed
landscaping and irrigation, for the review and approval of the Development Review Committee (and Parks
Division if maintenance is provided through a County Service Area (CSA). Public sewer easements shall
be depicted on the Improvement Plans and kept free of trees and landscaping except for minor ground
cover, shrubs, etc. Major hardscape and park layouts shall be included in the first submittal of
Improvement Plans. Remaining landscape features may be included with the second submittal of
Improvement Plans. Said landscaping shall be installed prior to the County’s acceptance of the improve-
ments.

Landscape Design Considerations: Mature size of all proposed plants and trees shall be shown on
the Improvement Plans and spacing shall be designed for maturity. Where applicable, as determined by
the Development Review Committee, line of sight modeling exhibits shall be provided at locations where
conflict may arise as a result of mature plants and trees. Trees with invasive root potential shall be
avoided. Low maintenance plants such as those without excessive droppings shall be preferred. Water
efficiency shall be considered in the selection of plant material and irrigation system. If landscaping is to
be maintained by a public agency, irrigation systems shall conform to the standards of that agency. Public
utility easements shall be depicted on the Improvement Plans and kept free of trees and landscaping
except for minor ground cover, shrubs, etc. (MM 14.1b, 6.1b)(PD/DFS)

6. The Improvement Plans shall include a note and show placement of Temporary Construction
Fencing: The applicant shall install a four (4) foot tall, brightly colored (usually yellow or orange),
synthetic mesh material fence (or an equivalent approved by the Development Review Committee (DRC)
at the following locations prior to any construction equipment being moved on-site or any construction
activities taking place:
A) Adjacent to any and all wetland preservation areas that are within 50 feet of any
proposed construction activity;
B) At the limits of construction, outside the critical root zone of all trees six (6) inches
dbh (diameter at breast height), or 10 inches dbh aggregate for multi-trunk trees, within 50
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feet of any grading, road improvements, underground utilities, or other development

activity, or as otherwise shown on the Tentative Subdivision Map;

O Around any and all “special protection” areas as discussed in the project’s

environmental review documents.

D) Around all Open Space Lots within 50 feet of any development activity.

No development of this site, including grading, shall be allowed until this condition is satisfied.

Any encroachment within these areas, including critical root zones of trees to be saved, must first be
approved by the DRC. Temporary fencing shall not be altered during construction without written approval
of the DRC. No grading, clearing, storage of equipment or machinery, etc., may occur until a representative
of the DRC has inspected and approved all temporary construction fencing. This includes both on-site and
off-site improvements. Efforts should be made to save trees where feasible. This may include the use of
retaining walls, planter islands, pavers, or other techniques commonly associated with tree preservation.
(PD)

7. The Improvement Plans and Final Subdivision Map shall show all Open Space Easement(s). Such
areas shall be defined and monumented as open space easements and shown as a building setback line.
The purpose of said easements is for the protection of wildlife corridors and water quality. A note shall be
provided on the Final Subdivision Map prohibiting the placement of any fill materials, lawn clippings, oil,
or trash within the open space easements, and no grading or alteration shall be permitted in these areas,
with the exception of fencing, domestic landscaping and irrigation, as approved by the Development
Review Committee. A provision for the enforcement of this restriction by the Property Manager/Owner
and/or Homeowners' Association shall be provided. Maintenance of the open space easement, including
domestic landscaping, shall be the Homeowners' Association responsibility. (PD)

8. The Improvement Plans shall show Permanent Protective Fencing installation: The applicant shall
install permanent fencing or similar demarcation (i.e. upright posts embedded in concrete, etc.), as may be
approved by the Development Review Committee, along and around all open space easement(s). Such
fencing shall provide a physical demarcation to residents of the location of protected easement areas as
required by other conditions of this project. (PD)

9. The applicant shall prepare and submit Improvement Plans, specifications and cost estimates (per
the requirements of Section II of the Land Development Manual [LDM] that are in effect at the time of
submittal) to the Engineering and Surveying Department (ESD) for review and approval. The plans shall
show all conditions for the project as well as pertinent topographical features both on and off site. All
existing and proposed utilities and easements, on site and adjacent to the project, which may be affected by
planned construction, shall be shown on the plans. All landscaping and irrigation facilities within the public
right-of-way (or public easements), or landscaping within sight distance areas at intersections, shall be
included in the Improvement Plans. The applicant shall pay plan check and inspection fees and Placer
County Fire Department improvement plan review and inspection fees with the 1st Improvement Plan
submittal. (NOTE: Prior to plan approval, all applicable recording and reproduction cost shall be paid).
The cost of the above-noted landscape and irrigation facilities shall be included in the estimates used to
determine these fees. It is the applicant's responsibility to obtain all required agency signatures on the plans
and to secure department approvals. If the Design/Site Review process and/or Development Review
Committee (DRC) review is required as a condition of approval for the project, said review process shall be
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completed prior to submittal of Improvement Plans. Record drawings shall be prepared and signed by a
California Registered Civil Engineer at the applicant's expense and shall be submitted to the ESD in both
hard copy and electronic versions in a format to be approved by the ESD prior to acceptance by the County
of site improvements.

Conceptual landscape plans submitted prior to project approval may require modification during
the Improvement Plan process to resolve issues of drainage and traffic safety.

The applicant shall provide five (5) copies of the approved Tentative Subdivision Map(s) and two
copies of the approved conditions with the plan check application. The Final Subdivision Map(s) shall not
be submitted to the Engineering and Surveying Department (ESD) until the Improvement Plans are
submitted for the second review. Final technical review of the Final Subdivision Map(s) shall not conclude
until after the Improvement Plans are approved by the ESD.

Any Building Permits associated with this project shall not be issued until, at a minimum, the
Improvement Plans are approved by the Engineering and Surveying Department.

Prior to the County’s final acceptance of the project’s improvements, submit to the Engineering and
Surveying Department two copies of the Record Drawings in digital format (on compact disc or other
acceptable media) in accordance with the latest version of the Placer County Digital Plan and Map
Standards along with two blackline hardcopies (black print on bond paper) and two PDF copies. The
digital format is to allow integration with Placer County’s Geographic Information System (GIS). The
final approved blackline hardcopy Record Drawings will be the official document of record. (MM 10.2d,
MM 10.5b, MM 10.6a, MM 11.1a, MM 11.6b) (ESD)

10. The Improvement Plans shall show all proposed grading, drainage improvements, vegetation and
tree removal and all work shall conform to provisions of the County Grading Ordinance (Ref. Article
15.48, Placer County Code) and Stormwater Quality Ordinance (Ref. Article 8.28, Placer County Code)
that are in effect at the time of submittal. No grading, clearing, or tree disturbance shall occur until the
Improvement Plans are approved and all temporary construction fencing has been installed and inspected
by a member of the Development Review Committee (DRC). All cut/fill slopes shall be at a maximum of
2:1 (horizontal: vertical) unless a soils report supports a steeper slope and the Engineering and Surveying
Department (ESD) concurs with said recommendation. Fill slopes shall not exceed 1.5:1 (horizontal:
vertical)

The applicant shall revegetate all disturbed areas. Revegetation, undertaken from April 1 to
October 1, shall include regular watering to ensure adequate growth. A winterization plan shall be
provided with project Improvement Plans. It is the applicant's responsibility to ensure proper installation
and maintenance of erosion control/winterization before, during, and after project construction. Soil
stockpiling or borrow areas, shall have proper erosion control measures applied for the duration of the
construction as specified in the Improvement Plans. Provide for erosion control where roadside drainage is
off of the pavement, to the satisfaction of the Engineering and Surveying Department (ESD).

The applicant shall submit to the ESD a letter of credit or cash deposit in the amount of 110 percent
of an approved engineer's estimate for winterization and permanent erosion control work prior to
Improvement Plan approval to guarantee protection against erosion and improper grading practices. Upon
the County's acceptance of improvements, and satisfactory completion of a one-year maintenance period,
unused portions of said deposit shall be refunded to the project applicant or authorized agent.

If, at any time during construction, a field review by County personnel indicates a significant
deviation from the proposed grading shown on the Improvement Plans, specifically with regard to slope
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heights, slope ratios, erosion control, winterization, tree disturbance, and/or pad elevations and
configurations, the plans shall be reviewed by the DRC/ESD for a determination of substantial
conformance to the project approvals prior to any further work proceeding. Failure of the DRC/ESD to
make a determination of substantial conformance may serve as grounds for the revocation/modification of
the project approval by the appropriate hearing body. (MM 10.2e, MM 10.5¢, MM 10.6a, MM 11.1a)
(ESD)

11. Staging Areas: The Improvement Plan(s) shall identify the stockpiling and/or vehicle staging areas
with locations as far as practical from existing dwellings and protected resources in the area. (MM 6.1d,
MM 10.5g) (ESD)

12. The Improvement Plan submittal shall include a final drainage report in conformance with the
requirements of Section 5 of the Land Development Manual and the Placer County Storm Water
Management Manual that are in effect at the time of submittal, to the Engineering and Surveying
Department for review and approval. The report shall be prepared by a Registered Civil Engineer and
shall, at a minimum, include: A written text addressing existing conditions, the effects of the
improvements, all appropriate calculations, a watershed map, increases in downstream flows, proposed on-
and off-site improvements and drainage easements to accommodate flows from this project. The report
shall identify water quality protection features and methods to be used both during construction and for
long-term post-construction water quality protection. "Best Management Practice” measures shall be
provided to reduce erosion, water quality degradation, and prevent the discharge of pollutants to
stormwater to the maximum extent practicable. (MM 11.1b, MM 11.4b, MM 11.6b) (ESD)

13. Prior to Improvement Plan approval, the final Drainage Report shall evaluate the following off-
site drainage facilities for condition and capacity and shall be upgraded, replaced, or mitigated as
specified by the Engineering and Surveying Department. The Improvement Plans shall provide details
of the location and specifications of all proposed off-site drainage facility improvements and drainage
easements to accommodate the improvements. Prior to Improvement Plan or Final Subdivision Map(s)
approval, the applicant shall obtain all drainage easements and necessary permits required by outside
agencies:

A) The two existing culverts under Penryn Road that discharge onto the subject

parcel. (ESD)

14. The Improvement Plan submittal and final Drainage Report shall provide details showing that
storm water run-off (including offsite pass through flow) shall be reduced to pre-project conditions
through the installation of retention/detention facilities. Retention/detention facilities shall be designed
in accordance with the requirements of the Placer County Storm Water Management Manual that are in
effect at the time of submittal, and to the satisfaction of the Engineering and Surveying Department
(ESD) and shall be shown on the Improvement Plans. Maintenance of detention facilities by the
homeowner’s association, property owner’s association, property owner, or entity responsible for
project maintenance shall be required. No retention/detention facility construction shall be permitted
within any identified wetlands area, floodplain, or right-of-way, except as authorized by project
approvals. (MM 11.4a) (ESD)
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15. On the Improvement Plans and Informational Sheet(s) filed with the Final Subdivision Map(s)
show the limits of the future, unmitigated, fully developed, 100-year flood plain (after grading and
installation of drainage improvements) and any identified 100 year overland release areas for both the
central and eastern drainageways passing through the site and designate same as a building setback line
unless greater setbacks are required by other conditions contained herein. No housing or other
improvements shall be constructed within these limits except as otherwise authorized by project approvals.
(MM 11.5¢) (ESD)

16. On the Improvement Plans and Informational Sheet(s) filed with the Final Subdivision Map(s)
show finished pad elevations for all units adjacent to the 100 year floodplain and 100 year overland release
areas shall be a minimum of two feet above the 100-year flood plain line (or finished floor -three feet above
the 100-year floodplain line). The final pad elevation shall be certified by a California registered civil
engineer or licensed land surveyor and submitted to the Engineering and Surveying Department. This
certification shall be done prior to construction of the foundation or at the completion of final grading,
whichever comes first. No construction is allowed until the certification has been received by the
Engineering and Surveying Department and approved by the floodplain manager. Benchmark elevation
and location shall be shown on the Improvement Plans to the satisfaction of Development Review
Committee. (ESD)

17. The project applicant shall design and construct the onsite drainage facilities (proposed
underground stormdrain pipes) that are conveying the offsite, pass through, stormwater flows to
accommodate the future, fully developed, unmitigated 100 year stormwater peak flows per the Placer
County Stormwater Management Manual and to the satisfaction of the Engineering and Surveying
Department and Placer County Flood Control District. (MM 11.5a) (ESD)

18.  The project applicant shall prepare a final drainage report, which shall demonstrate that the
proposed project will not increase the limits or water surface elevation of both offsite 100 year floodplains
upstream and downstream of the project site to the satisfaction of the Engineering and Surveying
Department and Placer County Flood Control District. (MM 11.5b) (ESD)

19. The Improvement Plans shall show that water quality treatment facilities/Best Management
Practices (BMPs) shall be designed according to the guidance of the California Stormwater Quality
Association Stormwater Best Management Practice Handbooks for Construction, for New Development /
Redevelopment, and for Industrial and Commercial (or other similar source as approved by the
Engineering and Surveying Department (ESD) such as the Stormwater Quality Design Manual for the
Sacramento and South Placer Regions.

Construction (temporary) BMPs for the project include, but are not limited to: Fiber Rolls (SE-5),
Straw Bale Barrier (SE-9), Straw Wattles, Storm Drain Inlet Protection (SE-10), Hydroseeding (EC-4), Silt
Fence (SE-1), Stabilized Construction Entrance (LDM Plate C-4,TC-1), Storm Drain Inlet Protection (SE-
10), Wind Erosion Control (WE-1), Velocity Dissipation Devices (EC-10), concrete washout areas, and
revegetation techniques.

Storm drainage from on- and off-site impervious surfaces (including roads) shall be collected and
routed through specially designed catch basins, vegetated swales, vaults, infiltration basins, water quality
basins, filters, etc. for entrapment of sediment, debris and oils/greases or other identified pollutants, as
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approved by the Engineering and Surveying Department (ESD). BMPs shall be designed at a minimum in
accordance with the Placer County Guidance Document for Volume and Flow-Based Sizing of Permanent
Post-Construction Best Management Practices for Stormwater Quality Protection. Post-development
(permanent) BMPs for the project include, but are not limited to: Vegetated Swales (TC-30), Infiltration
Trenches (TC-10), Extended Detention/Water Quality Basins (TC-22), Storm Drain Signage (SD-13),
Sweeping and Vacuuming Pavement (SE-7), etc. No water quality facility construction shall be permitted
within any identified wetlands area, floodplain, or right-of-way, except as authorized by project approvals.

All BMPs shall be maintained as required to insure effectiveness. The applicant shall provide for
the establishment of vegetation, where specified, by means of proper irrigation. Proof of on-going
maintenance, such as contractual evidence, shall be provided to ESD upon request. Maintenance of these
facilities shall be provided by the Homeowner’s Association unless, and until, a County Service Area is
created and said facilities are accepted by the County for maintenance. Prior to Improvement Plan or Final
Subdivision Map approval, easements shall be created and offered for dedication to the County for
maintenance and access to these facilities in anticipation of possible County maintenance. (MM 10.5¢,
MM 11.2a, MM 11.6a, MM 11.6¢) (ESD)

20. Prior to Improvement Plan approval, the applicant shall obtain a State Regional Water Quality
Control Board National Pollutant Discharge Elimination System (NPDES) construction stormwater
quality permit and shall provide to the Engineering and Surveying Department evidence of a state-
issued Waste Discharge Identification (WDID) number or filing of a Not1ce of Intent and fees. (MM
10.5f, MM 11.1¢, MM 11.6b) (ESD)

21.  This project is located within the permit area covered by Placer County’s Small Municipal
Separate Storm Sewer System (MS4) Permit (State Water Resources Control Board National Pollutant
Discharge Elimination System (NPDES) General Permit No. CAS000004, Order No. 2013-0001-
DWQ), pursuant to the NPDES Phase II program. Project-related stormwater discharges are subject to
all applicable requirements of said permit.

The project shall implement permanent and operational source control measures as
applicable. Source control measures shall be designed for pollutant generating activities or sources
consistent with recommendations from the California Stormwater Quality Association (CASQA)
Stormwater BMP Handbook for New Development and Redevelopment, or equivalent manual, and
shall be shown on the Improvement Plans.

The project is also required to implement Low Impact Development (LID) standards designed to
reduce runoff, treat stormwater, and provide baseline hydromodification management. (MM 11.2b,
MM 11.6¢) (ESD)

22. All stormwater runoff shall be diverted around community trash storage areas, if any, to
minimize contact with pollutants. Trash container areas shall be screened or walled to prevent off-site
transport of trash by the forces of water or wind. Trash containers shall not be allowed to leak and must
remain covered when not in use. (MM 11.2d, MM 11.6¢) (ESD)

23. The Improvement Plans shall include the message details, placement, and locations showing that
all storm drain inlets and catch basins within the project area shall be permanently marked/embossed
with prohibitive language such as “No Dumping! Flows to Creek.” or other language /graphical icons to
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discourage illegal dumping as approved by the Engineering and Surveying Department (ESD). ESD-
approved signs and prohibitive language and/or graphical icons, which prohibit illegal dumping, shall
be posted at public access points along channels and creeks within the project area. The Homeowners’
Association is responsible for maintaining the legibility of stamped messages and signs. (MM 11.2c,
MM 11.6¢c) (ESD)

24. The Improvement Plan submittal shall include a final geotechnical engineering report produced
by a California Registered Civil Engineer or Geotechnical Engineer for Engineering and Surveying
Department (ESD) review and approval. The report shall address and make recommendations on the
following; V

A) Road, pavement, and parking area design;

B) Structural foundations, including retaining wall design (if apphcable)

C) Grading practices;

D) Erosion/winterization;
E) Special problems discovered on-site, (i.e., groundwater, expansive/unstable soils,
etc.)

F) Slope stability

Once approved by the ESD, two copies of the final report shall be provided to the ESD and one
copy to the Building Services Division for its use. It is the responsibility of the developer to provide for
engineering inspection and certification that earthwork has been performed in conformity with
recommendations contained in the report.

If the soils report indicates the presence of critically expansive or other soils problems that, if
not corrected, could lead to structural defects, a certification of completion of the requirements of the
soils report will be required for subdivisions, prior to issuance of Building Permits. This certification
may be completed on a Lot by Lot basis or on a Tract basis. This requirement shall be so noted on the
Improvement Plans, in the CC&Rs, in the Development Notebook, and on the Informational Sheet filed
with the Final Subdivision Map(s). (MM 10.2b) (ESD)

25.  Prior to Improvement Plan approval, provide the Engineering and Surveying Department with a
letter from the appropriate fire protection district describing conditions under which service will be
provided to this project. A representative’s signature from the appropriate fire protection dlstrlct shall be
provided on the Improvement Plans. (ESD)

26.  The Improvement Plans shall show the extension of a pressurized water system into the subdivision
to County (Section 7 of the LDM) or fire district standards, whichever are greater, to the satisfaction of
Development Review Committee and the serving fire district. (ESD)

27. The Improvement Plans shall be approved by the water supply entity for water service, supply, and
maintenance. The water supply entity shall submit to the Environmental Health Services Division and the
Engineering and Surveying Department a "will-serve" letter or a "letter of availability" from the water
district indicating that the agency has the ability and system capacity to provide the project's domestic and
fire protection water quantity needs. (ESD)
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28. Install cable TV conduit(s) in accordance with company or County specifications, whichever are
appropriate, unless otherwise specified by the cable company. (ESD)

29. The Improvement Plans shall include a striping and signing plan and shall include all on- and off-
site traffic control devices. Prior to the commencement of construction for the on site subdivision
improvements, a construction signing plan shall be provided to the ESD for review and approval. (ESD)

30. Prior to Improvement Plan approval, the applicant shall submit an engineer's estimate detailing
costs for facilities to be constructed with the project which are intended to be County-owned or
maintained. County policy requires the applicant prepare their cost estimate(s) in a format that is
consistent with the Governmental Accounting Standards Board, 34th Standard (GASB 34). The
engineer preparing the estimate shall use unit prices approved by the ‘Engineering and Surveying
Department for line items within the estimate. The estimate shall be in a format approved by the
County and shall be consistent with the guidelines of GASB 34. (ESD)

GRADING

31. Prior to the commencement of any on site remediation activities, the project applicant shall
obtain a grading permit for all on site remediation activities identified in the Removal Action Plan
(RAW). The applicant shall pay any and all plan check and inspection fees. (ESD)

32. Prior to issuance of a grading permit authorizing the commencement of any on site remediation
activities (grading proposed in the Removal Action Workplan (RAW)), the project applicant shall
obtain California Department of Toxic Substances Control (DTSC) approval of the final RAW and
provide verification of DTSC approval to Placer County. The applicant shall submit the final RAW to
Placer County. (MM 10.2c, MM 13.1a, MM 13.2a, MM 13.3a) (ESD)

33. Prior to issuance of a grading permit authorizing the commencement of any on site remediation
activities (grading proposed in the Removal Action Workplan (RAW)), the project applicant shall
provide proof of third party special inspection services for the remediation of the contaminated soils.
Said services are the responsibility of the applicant and shall be paid for solely at the applicant’s
expense. (ESD)

34. Prior to Improvement Plan approval for project improvements, the project applicant shall
implement the RAW (including the Transportation Plan in Appendix G) and obtain certification from
DTSC for unrestricted land use. The certification from DTSC may be in the form of a tentative No
Further Action letter. (MM 10.2¢c, MM 13.1a, MM 13.2a, MM 13.3a) (ESD)

35. During implementation of the RAW, the project applicant shall implement the Erosion
Prevention and Sediment Control Plan included as Appendix H of the RAW and any other measures
included in the grading permit. Upon completion of site remediation, the applicant shall obtain a
tentative “No Further Action” letter from the DTSC. The applicant shall provide Placer County with a
copy of the tentative “No Further Action” letter prior to Improvement Plan approval and shall begin site
work and grading to support project construction in accordance with the approved Improvement Plans.
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If areas disturbed by RAW implementation are not subject to site work and grading to support project
construction within 90 days of completion of site remediation activities, then the project applicant shall
revegetate those areas. (MM 8.1b, MM 10.2a, MM 10.5a) (ESD)

36. In order to protect site resources, no grading activities of any kind may take place within the
100-year flood plain of the central stream/drainage way nor within the watershed of the vernal pool(s),
unless otherwise approved as a part of this project as shown on the preliminary grading plan. All work
shall conform to provisions of the County Flood Damage Prevention Regulations (Section 15.52, Placer
County Code). A standard note to this effect shall be included on the Improvement Plans. The location
of the 100-year flood plain shall be shown on the Improvement Plans. (ESD)

37. Prior to Improvement Plan approval, submit Proof of Contract with a State licensed contractor if
blasting is required for the installation of site improvements. The developer shall comply with
applicable County Ordinances and General Plan Policy 9.A.4 that relates to blasting and use only State
licensed contractors to conduct these operations. '

Include the following standard note on the Improvement Plans: In the event of blasting, three
copies of an approved plan and permit shall be submitted to the County not less than 10 days prior to
the scheduled blasting. A blasting permit must be obtained from the Placer County Sheriff's
Department for all blasting to be done in Placer County. Additionally, the County must be notified and
give approval for all blasting done within County right-of-way. If utility companies are in the vicinity
where blasting is to occur, the appropriate utility companies must be notified to determine possible
damage prevention measures. If blasting is required, the blasting schedule shall be approved by the
County and any other utility companies with facilities in the area prior to the commencement of work.
(MM 9.3¢) (ESD)

ROADS/TRAILS

38. The Improvement Plans shall show the construction of a modified public road entrance/driveway
onto Taylor Road to a Plate R-17, Land Development Manual (LMD) standard. This encroachment is
approved as an exit only onto Taylor Road; therefore, the southwest side of the encroachment shall include
a minimum 10’ radius while the northeast side of the encroachment shall meet the geometrics of the Plate
R-17 standard. The design speed of Taylor Road shall be 55 miles per hour (mph), unless an alternate
design speed is approved by the Department of Public Works (DPW). The improvements shall begin at the
outside edge of any future lane(s) as directed by the DPW and the Engineering and Surveying Department
(ESD). An Encroachment Permit shall be obtained by the applicant or authorized agent from ESD. The
Plate R-17 structural section within the main roadway right-of-way shall be designed for a Traffic Index of
8.5, but said section shall not be less than 3 inches Asphalt Concrete (AC)/8 inches Class 2 Aggregate Base
(AB) unless otherwise approved by the ESD. (ESD)

39.  The Improvement Plans shall show the construction of one-half of a 70 foot road section plus curb,
gutter, and a 6° sidewalk where the project fronts Penryn Road, as measured from the existing centerline
thereof or as directed by the Engineering and Surveying Department (ESD) and the Department of Public
Works (DPW). Additional widening and/or reconstruction may be required to improve existing structural
deficiencies, accommodate auxiliary lanes, intersection geometrics, signalization, bike lanes, or for

APRIL 9,2015 PC
PAGE 10 OF 30

.
oA



conformance to existing improvements. The roadway structural section shall be designed for a Traffic
Index of 7.5, but said section shall not be less than 3 inches Asphalt Concrete (AC)/8 inches Class 2
Aggregate Base (AB) unless otherwise approved by the ESD and DPW. (ESD)

40. The Improvement Plans shall show the Construction of a Class II bikeway along the project's
frontage on Penryn Road pursuant to the Placer County Bikeways Master Plan. The location, width,
alignment, and surfacing of the bikeway shall be subject to the Department of Public Works/Development
Review Committee review and approval. (ESD)

41. The Improvement Plans shall show the construction of subdivision road(s) to a modified Urban
Minor (Plate R-5 Land Development Manual (LDM)) standard with 30 feet of pavement and a minimum 2
feet of curb and gutter plus a 4 foot wide concrete sidewalk on one side for the main roadway (from Penryn
Road to Taylor Road) and 24 feet of pavement and a minimum 2 feet of curb and gutter plus a 4 foot wide
concrete sidewalk on one side for the looped roadways as shown on the Tentative Map. All subdivision
streets shall be designed to meet 25 miles per hour (mph) design speed criteria, as specified in the latest
version of the Caltrans Highway Design Manual unless otherwise approved by the Department of Public
Works. The roadway structural section(s) shall be designed for a Traffic Index of 6.5 (Ref. Section 4,
LDM). (ESD)

42, The Improvement Plans shall show the construction of school bus/transit turnout along the property
frontage with Penryn Road north of the proposed encroachment onto Penryn Road to the satisfaction of the
Engineering and Surveying Department and the Department of Public Works. The turnout design shall
include a minimum of 10’ of pavement width from edge of travelled way for the bay and appropriate
turnout taper lengths. (ESD)

43, The Improvement Plans shall show temporary construction access onto County roadways and shall
be improved to the satisfaction of the Engineering and Surveying Department. Construction vehicles'
access during construction of this project shall be limited to the following location(s): Penryn Road at the
proposed encroachment and an exit only access onto Taylor Road at the proposed encroachment. (ESD)

44. The Improvement Plans shall show the construction of the proposed private, gated entrance feature
to the satisfaction of the ESD and servicing fire district(s). The gated entrance feature shall include a 75°
diameter (face of curb to face of curb) turnaround, 25 foot radii onto Penryn Road, and a 50 foot minimum
dimension from the edge of travelled way of Penryn Road to the call box and shall meet or exceed all
minimum dimensions of the Placer County Private Gated Entrance exhibit. The entrance shall provide for
a vehicle turnaround in front of the gate such that a vehicle can turn around within the private road
easement and enter into the Penryn Road County right-of-way in a forward direction. Any modification to
the approved private gated entrance design by the applicant shall be returned to the Planning Commission
for approval of a modification of the discretionary permit. (ESD)

45. The Improvement Plans shall show the construction of the applicant proposed private, gated exit
feature to the satisfaction of the ESD and servicing fire district(s). The gated exit feature (gate) shall
include a 30 foot minimum dimension from the edge of travelled way of Taylor Road. Any modification
to allow vehicles to enter through this gate or to the approved private gated exit design by the applicant
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shall be returned to the Planning Commission for approval of a modification of the discretionary permit.
(ESD)

46, Prior to Improvement Plan approval and recordation of the Final Subdivision Map(s), the applicant
shall obtain a “will-serve” letter from South Placer Municipal Utility District. SPMUD will not issue a
will serve letter to the project applicant until there is adequate capacity in the sewer conveyance system.
This requirement will prevent the project from contributing wastewater flows to SPMUD’s system until
the capacity is increased.

A representative’s signature from the SPMUD shall be provided on the Improvement Plans.
(ESD/EHS)

47. Prior to Improvement Plan approval and/or recordation of the Final Subdivision Map(s), proposed
road names shall be submitted to the Engineering and Surveying Department (ESD) - Addressing (530-
745-7530) for review and approval. (ESD)

PUBLIC SERVICES

48. Prior to Improvement Plan approval and recordation of the Final Subdivision Map, provide to the
Development Review Committee "will-serve" letters from the following public service providers, as
required:

A) Pacific Gas & Electric (PG&E)

B) SPMUD

C) PCWA -

D) Recology (Refuse Collection Company)
E) AT&T

If such "will-serve" letters were obtained as a part of the environmental review process, and are still
valid, (received within one year) no additional verification shall be required. (MM XII1.1) (ESD/EHS)

49. Prior to Improvement Plan approval and recordation of the Final Subdivision Map(s), confer with
local postal authorities to determine requirements for locations of cluster mailboxes, if required. Prior to
Improvement Plan approval, the applicant shall provide a letter to the Development Review Committee
(DRC) from the postal authorities stating its satisfaction with the development box locations, or a release
from the necessity of providing cluster mailboxes 1. The Improvement Plans and Final Subdivision Map(s)
shall show easements, concrete bases, or other mapped provisions that shall be included in the development
area and required improvements if clustering or special locations are specified. (ESD)

50. Prior to Improvement Plan approval, provide the Development Review Committee (DRC) with
proof of notification (in the form of a written notice or letter) of the proposed project to:

A) Loomis Union Elementary School District

B) Placer Union High School District

O The Placer County Sheriff's Office (ESD)
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51.  The Improvement Plans shall show the connection of each lot/unit to public sanitary sewer. The
connection of each lot shall be included in the engineer's estimate of costs for subdivision improvements.
Note: Hook-up fees are not to be included in the Engineer’s Estimate. (ESD)

52. Prior to the recordation of the Final Subdivision Map, an agreement shall be entered into between
the developer and the utility companies specifically listing the party (ies) responsible for performance and
financing of each segment of work relating to the utility installation. A copy of this agreement or a letter
from the utilities stating such agreement has been made shall be submitted to the Engineering and
Surveying Department. Under certain circumstances, the telephone company may not require any
agreement or financial arrangements be made for the installation .of underground facilities. If so, a letter
shall be submitted which includes the statement that no agreement or financial arrangements are required
for this development. (ESD)

GENERAL DEDICATIONS/EASEMENTS

53. On the Improvement Plans and Final Subdivision Map, provide the following
easements/dedications to the satisfaction of the Engineering and Surveying Department (ESD) and the
Development Review Committee (DRC). (ESD)
A) Dedicate to Placer County a minimum of one-half of an 88’-wide highway
easement (Ref. Chapter 12, Article 12.08, Placer County Code) where the project fronts
Penryn Road, as measured from the centerline of the existing roadway, plan line, or other
alignment as approved by the Transportation Division of the Department of Public Works.

(ESD)
B) Dedicate 12.5” multi-purpose easements adjacent to all highway easements. (ESD)
C) Public utility easements as required by the serving utilities, excluding wetland

preservation easements (WPE). (ESD)
D) Drainage easements as appropriate. (ESD)

E) Abandon/extinguish all private road, public & private utility easements as shown on
the approved Tentative Map. (ESD)
F) A 38 foot-wide private road, public utility, public support, and emergency access

easement (Ref. Chapter 16, Article 16.08, Placer County Code) along on-site subdivision
roadways with 30 feet of pavement and a 32 foot-wide private road, public utility, public
support, and emergency access easement along on-site subdivision roadways with 24 feet of
pavement. (ESD)

G) Designate a “no-access” strip along Taylor Road and Penryn Road excluding the
approved access points shown on the Tentative Map. (ESD)

H) Dedicate to Placer County a minimum 7.5 foot-wide public multi-use trail easement
along the Taylor Road frontage, as shown on the Tentative Map. (ESD)

D Landscape easements as appropriate.

J) Easements as required for installation and maintenance of neighborhood

identification/entrance structures, soundwalls, fences and/or gates by the Property
Manager/Owner and/or Homeowners’ Association. A hold harmless Encroachment
Permit shall be required of the developer during the Improvement Plan process for
maintenance activities within highway easements. (PD)
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K) At the time of Final Subdivision Map recordation, dedicate Open Space Easements
(OSE) to the Property Manager/Owner and/or Homeowners’ Association. Said easements
shall be established along the intermittent stream setback line as indicated on the Tentative
Subdivision Map to implement the 50-foot wide stream setback protection policies of the
Horseshoe Bar/Penryn Community Plan. A complete description of the uses/restrictions of
the easement shall be included. Specific provisions of the easement restrictions shall be
contained within the project Conditions, Covenants, and Restrictions (CC&Rs) as deemed
appropriate by the DRC. (PD)

VEGETATION & OTHER SENSITIVE NATURAL AREAS

54. The project applicant shall implement one or a combination of the following measures to
compensate for impacts to 6.59 acres of oak woodland habitat. Based on the proposed site plan the
project would impact 5.65 acres of oak woodland habitat; however the final determination regarding the
amount of oak woodland to be impacted and therefore mitigated will be based on impacts shown on the
Improvement Plans. Prior to approval of Improvement Plans the applicant shall:

A) Submit payment of fees for oak woodland conservation at a 2:1 ratio, consistent with
Section 12.16.080 of the Placer County Code. These fees shall be calculated based upon the
current market value for similar oak woodland acreage preservation and an endowment to
maintain the land in perpetuity; and/or

B) Purchase offsite conservation easements at a location approved by Placer County to
mitigate the loss of oak woodlands at a 2:1 ratio; and/or

) Provide for a combination of payment to the Tree Preservation Fund and creation of an
offsite Oak Preservation Easement; and/or :

D) Plant and maintain an appropriate number of trees in restoration of a former oak
woodland (tree planting is limited to half the mitigation requirement and the location of any tree
planting must be approved by Placer County). Should this method be implemented, tree planting
must occur prior to issuance of grading permits, and monitoring of this implementation would
occur under the County’s Standard Mitigation Monitoring Program. Upon completion of
construction, the Property Manager/Owner and/or Homeowners® Association would be
responsible for monitoring the success of the restoration. Placer County would ensure that the
appropriate party submits a monitoring report at least annually for five years. The monitoring
report must be prepared by a qualified biological consultant.

(MM 5.1¢c, MM5.2a, MMS5.1b, MM 5.5b)(PD)

55.  The project applicant shall submit a tree removal exhibit to the Placer County Planning Services
Division for review and approval prior to issuance of a grading permit, approval of the Improvement
Plans, and/or any development activity onsite, including preliminary clearing or grading (in accordance
with Section 36.400(B) of the County’s mitigation program).(MM 5.5a)(PD).

56.  The project applicant shall mitigate impacts to large oak trees on an inch-per-inch basis. The
project applicant shall plant replacement trees onsite or in an offsite location providing restoration of
an approved former oak woodland, and/or shall contribute $100 for each diameter inch at breast height
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removed or impacted to the Placer County Tree Preservation Fund. The project must mitigate for a
total of 124.2 tree diameter inches. Tree replacement and conservation mitigation fees shall be paid
prior to the issuance of grading permits by Placer County. Any onsite replacement tree planting shall
be included on the Improvement Plans for the proposed project. County approval of any offsite
replacement tree planting shall also be obtained prior to issuance of grading permits by Placer County.
(MM 5.5¢)(PD)

57. As reflected in the proposed site plan, the project shall retain 0.08 acres of ripariah habitat
located in the central portion of the project site. (MMS5.1a)(PD)

58.  The project applicant shall obtain a Streambed Alteration Agreement from the California
Department of Fish and Game (CDFG) to authorize impacts to the drainage swales and associated
riparian habitat on the project site. The project applicant shall adhere to all conditions and
requirements of the Streambed Alteration Agreement. Once acquired, the Streambed Alteration
Agreement shall be submitted to the Development Review Committee prior to approval of
Improvement Plans, issuance of grading permits, and/or any clearing, grading, or excavation work on
the project site.(MM 5.1b)(PD)

59.  Asreflected in the proposed site plan, the project shall retain 0.07 acres of wetland swale located
in the central portion of the project site. (MM5.3a)(PD)

60. The project applicant shall obtain the appropriate permits from the U.S. Army Corps of
Engineers, the Regional Water Quality Control Board, and the California Department of Fish and
Game to authorize fill of onsite waters of the U.S. These impacts would require an Individual Permit
from the Corps, a 401 Water Quality Certification from the Regional Water Quality Control Board, and
Streambed Alteration Agreement from the California Department of Fish and Game. Once acquired,
these permits shall be submitted to the Development Review Committee prior to approval of
Improvement Plans, issuance of grading permits, and/or any clearing, grading, or excavation work on
the project site.(5.3b)(PD)

61. The project applicant shall carry out onsite replacement or offsite banking to mitigate for
impacts to wetlands. Minimum replacement ratios shall be 1:1 for wetland habitat. The project
applicant shall comply with the U.S. Army Corps of Engineers and County policies requiring “no net
loss” of wetlands. ‘The creation/restoration requirements shall be in compliance with the County’s
Natural Communities Conservation Plan/Habitat Conservation Plan (NCCP/HCP) and the
Programmatic Formal Endangered Species Act Consultation issued by the USFWS. If offsite
mitigation is chosen, the project applicant shall provide written evidence that compensatory habitat has
been established through the purchase of mitigation credits at a County-qualified wetlands mitigation
bank. The amount of money required to purchase these credits shall be equal to the amount necessary
to replace wetland or habitat acreage and value, including compensation for temporal loss. Evidence
of payment, which describes the amount and type of habitat purchased at the bank site, shall be
provided to the County prior to the issuance of grading permits. (MM5.3¢)(PD)
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62. Inthe event that the Placer County Conservation Program is adopted prior to commencement of
ground disturbing activities associated with the proposed project, the project shall be developed in
compliance with the County’s Natural Communities Conservation Plan/Habitat Conservation Plan and
the Programmatic Endangered Species Act Consultation issued by the U.S. Fish and Wildlife Service.
(MM5.3d)

63. If site remediation, grading, or construction is to commence during the raptor nesting period
(generally March 1 through August 31), the project applicant shall retain a qualified biologist to
conduct pre-construction nesting raptor surveys within 30 days prior to the commencement of site
preparation activities. The surveys shall confirm the presence or absence of nesting raptors. If an
active nest(s) is located, a qualified biologist in consultation with the California Department of Fish
and Game shall recommend a buffer area around the nest(s). The buffer area shall be delineated with
orange construction fencing and no site remediation, grading, or construction shall take place within
the buffer zone until the biologist has determined that all young have fledged and are capable of
foraging independently.(MM 5.4a)(PD)

64.  The project applicant shall implement Mitigation Measure 5.3a, which requires the applicant to
obtain the appropriate permits from the U.S. Army Corps of Engineers, the Regional Water Quality
Control Board, and the California Department of Fish and Game prior to issuance of grading permits,
approval of Improvement Plans, and/or any clearing, grading, or excavation work on the project site.
(MM 5.5d)(PD)

65.  The project applicant shall implement Mitigation Measure 5.3b, which requires the applicant to
carry out onsite replacement or offsite banking to mitigate impacts to wetlands with a minimum
replacement ratio of 1:1. This mitigation measure shall be implemented prior to issuance of grading
permits. (MM 5.5¢)(PD)

66.  The project applicant shall implement Mitigation Measure 5.4a, which requires pre-construction
nesting raptor surveys within 30 days prior to the commencement of site preparation activities to
confirm the presence or absence of nesting raptors if construction is to occur during the raptor nesting
period (generally March 1 through August 31). (MM 5.5£)(PD)

67. Prior to Improvement Plan approval, a Revegetation Plan, prepared by a licensed landscape
architect or similar professional, shall be submitted and approved by the Development Review Committee
(DRC) which provides revegetation for all areas that will be restored to their native condition after
implementation of the Removal Action Workplan (RAW).

Prior to Improvement Plan submittal, a conceptual Plan shall be submitted to the DRC which is to
be prior to Improvement Plan approval. The revegetation shall be installed to the satisfaction of the
County prior to the County’s acceptance of the Project’s improvements. All landscaping shall consist of
native drought-tolerant plant species with a water-conserving drip irrigation system to be installed by the
developer prior to acceptance of the Project’s improvements. The Property Manager/Owner and/or
Homeowners® Association shall be responsible for the maintenance of said revegetation and irrigation.

A vegetation monitoring program report, prepared by a licensed landscaping architect, shall be
submitted annually to the Planning Services Division for a 5-year period. Said report shall define areas
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that have been disturbed/replanted with a description of the seeding and/or planting materials, and status
of re-established vegetation, including survival rate. Any corrective actions required are the respon51b111ty
of the Property Manager/Owner and/or Homeowners’ Association.

A letter of credit or cash deposit in the amount of 125 percent of the accepted proposal shall be
deposited with the Placer County Planning Services Division to assure performance of the monitoring
program. Evidence of this deposit shall be provided to the satisfaction of the DRC. Violation of any
components of the approved Mitigation Monitoring Implementation Program (MMIP) may result in
enforcement activity per Placer County Environmental Review Ordinance Article 18.28.080 of the Placer
County Code. An agreement between the applicant and the County shall be prepared which meets DRC
approval that allows the County use of the deposit to assure performance of the MMIP in the event the
Property Manager/Owner and/or Homeowners’ Association fails to perform. (PD/DFS)

68.  Include the following standard note on the Improvement Plans: No watering or irrigation of any
kind shall be allowed within the critical root zone of native oak trees within the project boundaries. The
unauthorized disturbance to the critical root zone of a tree to be saved shall be cause for the Planning
Commission to consider revocation of this permit/ approval. (PD)

CULTURAL RESOURCES

69. The Improvement Plans shall include a note stating that if any archaeological artifacts, exotic rock
(non-native), or unusual amounts of shell or bone are uncovered during any on-site construction activities,
all work must stop immediately in the area and a qualified archaeologist retained to evaluate the deposit.
The Placer County Planning Services Division and Department of Museums must also be contacted for
review of the archaeological find(s).

If the discovery consists of human remains, the Placer County Coroner and Native American
Heritage Commission must also be contacted. Work in the area may only proceed after authorization is
granted by the Placer County Planning Services Division.  Following a review of the new find and
consultation with appropriate experts, if necessary, the authority to proceed may be accompanied by the
addition of development requirements that provide protection of the site and/or additional mitigation
measures necessary to address the unique or sensitive nature of the site. (PD)

FEES

70.  Pursuant to Section 21089 (b) of the California Public Resources Code and Section 711.4 et. Seq.
of the Fish and Game Code, the approval of this permit/project shall not be considered final unless the
specified fees are paid. The established fee required is $ 2889.25 for projects with Environmental Impact
Reports (Note: the fees include a $50 County Recorder’s fee). Without the appropriate fee, the Notice of
Determination is not operative, vested or final and shall not be accepted by the County Clerk. NOTE: The
above fee shall be submitted to the Planning Services Division within five (5) working days after the
appeal period has expired (final project approval). NOTE: Projects heard by the Board of Supervisors are
not subject to an appeal period (checks made payable to Placer County). (PD)

71.  Pursuant to County Code Sections 15.34 and 16.08.100, a fee must be paid to Placer County for the
development of park and recreation facilities. The fee to be paid is the fee in effect at final map
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recordation/building permit issuance. (For reference, the fee currently is $670 per dwelling unit to be paid
at final map and $3,565 per unit due when a building permit is issued. If no final map is recorded, the
combined fee would be paid at building permit issuance). (PD/FS)

72. Prior to issuance of a Building Permit, the project proponent shall pay a Capital Fire Facilities
Mitigation Fee, payable to the Penryn Fire Protection District. The project shall also conform to all Penryn
Fire Protection District requirements noted below, or as otherwise required by the District:
A) Fire Department access roads shall have at least 20 feet of clear width, 40,000 1b all
weather and provide a minimum 15” vertical clearance. Fire Department access roads shall
be provided to within 150 feet (foot travel) of all exterior points on the buildings.
B) Fire Department access shall be provided to all areas and buildings on the site.
Access shall include Knox access to all Fire Department access gates and common areas of
buildings;
@) Any gated entrance(s) shall comply with Placer County and Penryn Fire Protection
District requirements;
D) A turning radius of minimum 30 feet inside and 50 feet outside shall be provided for
all Fire Department access roads;
E) Traffic circles, roundabouts, and other traffic calming devices shall have Penryn
Fire Protection District approval and shall be sized for Penryn Fire Department vehicles or
to Placer County Standard, whichever is larger;-

F) Provide surfaces suitable for ground ladder use at building corners;

G) Building numbers shall be visible from the access-street or road fronting the
property, clearly visible from both directions of travel on the road/street;

H) During construction activities, temporary provisions for emergency access and fuel

modification zones shall be provided,;
D Water flow requirements shall meet California Fire Code (CFC) and Penryn Fire
Protection District requirements.

73. This project is subject to the payment of the County's Capital Facilities Impact Fee pursuant to
Article 15.30 of the Placer County Code. The applicable fee must be paid prior to issuance of a Building
Permit, if required, or prior to issuance of a Business License or commencement of the use, if no
Building Permit is required. (FS/BD)

74. Prior to issuance of any Building Permits, this project shall be subject to the payment of traffic
impact fees that are in effect in this area (Newcastle/Horseshoe Bar/Penryn), pursuant to applicable
Ordinances and Resolutions. The applicant is notified that the following traffic mitigation fee(s) shall
be required and shall be paid to Placer County DPW:

' A) County Wide Traffic Limitation Zone: Article 15.28.010, Placer County Code

B) South Placer Regional Transportation Authority (SPRTA)
C) Placer County / City of Roseville JPA (PC/CR)

The current total combined estimated fee is $335,016 (based on $6,204 per single family
dwelling unit — 54 total). The fees were calculated using the information supplied. If the use or the
square footage changes, then the fees will change. The fees to be paid shall be based on the fee
program in effect at the time that the application is deemed complete. (MM 7.1a, MM 14.3a) (ESD)
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75.  Prior to Improvement Plan approval, the applicant shall pay Placer County the fair share cost for
constructing modified intersection geometries and signal phasing at the intersections of Taylor Road /
King Road and Taylor Road / Horseshoe Bar Road located within the Town of Loomis. The payment
shall be made in accordance with the Memorandum of Understanding between Placer County and the
Town of Loomis. The fair share percentages are indentified as 0.18 and 0.19 percent, respectively and
the total fair share cost for the project is calculated at $380. (MM 14.2a) (ESD)

76.  This project is subject to the one-time payment of drainage improvement and flood control fees
pursuant to the "Dry Creek Watershed Interim Drainage Improvement Ordinance" (Ref. Chapter 15,
Article 15.32, Placer County Code.) The current estimated development fee within Secret Ravine is
$183 per high density residential unit, payable to the Engineering and Surveying Department prior to
Building Permit issuance. The fees to be paid shall be based on the fee program in effect at the time
that the application is deemed complete. (ESD)

77.  This project is subject to payment of annual drainage improvement and flood control fees
pursuant to the "Dry Creek Watershed Interim Drainage Improvement Ordinance" (Ref. Chapter 15,
Article 15.32, Placer County Code). Prior to Building Permit issuance, the applicant shall cause the
subject property to become a participant in the existing Dry Creek Watershed County Service Area for
purposes of collecting these annual assessments. The current estimated annual fee is § $29 per high
density residential unit. (ESD)

NOISE

78. Construction noise emanating from any construction activities for which a grading or building
permit is required is prohibited on Sundays and federal Holidays, and shall occur only as follows:

A) Monday through Friday, 6:00 a.m. to 8:00 p.m. (during daylight savings)
B) Monday through Friday, 7:00 a.m. to 8:00 p.m. (during standard time)
C) Saturdays, 8:00 a.m. to 6:00 p.m.

Placer County Department of Environmental Health shall verify that these restrictions are
indicated on the grading plans and Improvement Plans prior to approval of the Improvement Plans or
issuance of a grading permit. The Planning Director is authorized to waive the time frames based on
special circumstances, such as adverse weather conditions. (MM 9.3a)(ESD/PD)

79.  All construction equipment shall be fitted with factory installed muffling devices and all
construction equipment shall be maintained in good working condition to lower the likelihood of any
piece of equipment emitting noise beyond the standard dB level for that equipment.(MM 9.3b)(PD)

80. Construction contracts, grading plans, and Improvement Plans shall stipulate that all site
remediation and construction truck and equipment traffic (including soil hauling trucks) must access the
project site from Interstate 80 and Penryn Road and shall not use Taylor Road or other local
roadways.(MM 9.3d)(PD)
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81. The project applicant shall construct a noise barrier along the eastern property boundary to reduce
exterior noise levels for all rear yards of proposed residential lots to a maximum of 60 dB under existing
and future conditions, as determined by an acoustical analysis. The acoustical analysis must identify
existing and future noise levels along Penryn Road and provide specifications for construction of the noise
barrier to ensure the barrier is effective at providing the necessary noise attenuation. A noise barrier can
consist of an earthen berm, wood, masonry, or other solid material and can be located at the rear lot line of
lots adjacent to the landscape easement or can be located within the landscape easement. The noise
barrier must be included on project Improvement Plans and reviewed during the project’s Design Review
process for consistency with the County’s design guidelines for the Penryn Parkway planning area. If an
earthen berm noise barrier is placed within the landscape easement, it must be located a minimum of 20
feet from the edge of the Penryn Road right-of-way. If a constructed (e.g., wood or masonry) noise
barrier is placed within the landscape easement, it must be located a minimum of 24 feet from the edge of
the Penryn Road right-of-way. (Additional MM?2)

ENVIRONMENTAL HEALTH

82. Prior to Improvement Plans approval, a Note shall be placed on Improvement Plans to indicate that
if at any time during the course of constructing the proposed project, evidence of soil and/or groundwater
contamination with hazardous material is encountered, the applicant shall immediately stop the project and
contact the EHS Hazardous Materials Section. The project shall remain stopped until there is resolution of
the contamination problem to the satisfaction of EHS and to the Central Valley RWQCB. (EHS)

83. If Best Management Practices are required by the Engineering and Surveying for control of urban
runoff pollutants, then any hazardous materials collected during the life of the project shall be disposed of
in accordance with all applicable hazardous materials laws and regulations. (EHS)

84. Except during implementation of the Removal Action Workplan, the following Best
Management Practices shall be implemented during all site preparation and construction activity within
the project site to control pollutant sources associated with the handling and storage of construction
materials and equipment, as well as with waste management and disposal.
A) Store construction raw materials (e.g., dry materials such as plaster and cement,
pesticides and herbicides, paints, petroleum products, treated lumber) in designated areas
that are located away from storm drain inlets, drainageways, and canals and are
surrounded by earthen berms. Train the construction employees working on the site in
proper materials handling practices to ensure that, to the maximum extent practicable,
those materials that are spread throughout the site are covered with impervious tarps or
stored inside buildings.

B) Whenever possible, wash out concrete trucks offsite in County designated areas.
When the trucks are washed onsite, contain the wash water in a temporary pit adjacent to
the construction activity where waste concrete can harden for later removal. Avoid
washing fresh concrete from the trucks, unless the runoff is drained to a berm or level
area, away from site waterways and storm drain inlets.
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) Collect non-hazardous waste construction materials (e.g., wood, paper, plastic,
cleared trees and shrubs, building rubble, scrap metal, rubber, glass) and deposit in
covered dumpsters at a designated waste storage area on the site. Store recyclable
construction materials separately for recycling. Transport all solid waste and recyclable
material to the Western Regional Sanitary Landfill and Materials Recovery Facility.

D) Store hazardous materials in portable metal sheds with secondary containment.
The quantities of these materials stored on site shall reflect the quantities needed for site
construction. Avoid over-application of fertilizers, herbicides, and pesticides. Do not
mix hazardous waste with other waste produced onsite. Contract with a Certified Waste
Collection contractor to collect hazardous wastes for disposal at an approved hazardous
waste facility.

'E) Dispose of waste oil and other equipment maintenance waste in compliance with
federal, State and local laws, regulations and ordinances. (MM 13.2b)

85. In constructing the stormwater detention basin and installing stormwater conveyance
infrastructure, the project applicant shall implement the following Best Management Practices or other
similar and equally effective practices in accordance with the recommendations of the Best
Management Practices for Mosquito Control in California handbook (California Department of Public
Health and Mosquito and Vector Control Association of California 2010).

A) Consider mosquito production during the design, construction, and maintenance
of stormwater infrastructure.

B) All underground drain pipes should be laid to grade to avoid low areas that may
hold water for longer than 96 hours

O Provide proper grades along conveyance structures to ensure that water flows
freely.

D) Design and maintain systems to fully discharge captured water in 96 hours or
less.

E) Avoid the use of loose rock rip-rap that may hold standing water; use concrete or

liners in shallow areas to discourage plant growth where vegetation is not necessary.

F) Design containment basins with adequate slopes to drain fully. The design slope
should take into consideration buildup of sediment between maintenance periods

G) Design accessible shorelines to allow for periodic maintenance and/or control of
emergent and shoreline vegetation, and routine monitoring and control of mosquitoes.

H) Whenever possible, design deep zones in excess of four feet to limit the spread of
invasive emergent vegetation such as cattails. The edges below the water surface should
be as steep as practicable and uniform to discourage dense plant growth that may provide
immature mosquitoes with refuge from predators and increased nutrient availability.

I) Whenever possible, provide a means for easy dewatering if needed. (MM 13.3b)
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86. The applicant shall prepare a Mosquito Control Plan for administration by the Homeowners
Association and/or Property Manager/Owner. This plan will describe various methods of managing the
stormwater detention basin, stormwater conveyance infrastructure, and landscape irrigation system to
reduce mosquito breeding. The management plan shall be reviewed and approved by the Placer
Mosquito and Vector Control District prior to Improvement Plan approval. The management plan shall
include the following Best Management Practices or other similar and equally effective practices in
accordance with the recommendations of the Best Management Practices for Mosquito Control in
California handbook (California Department of Public Health and Mosquito and Vector Control
Association of California 2010).

A) Avoid over-irrigating to prevent excess pooling and runoff.

B) Routinely inspect, maintain, and repair irrigation system components; check and
repair leaky outdoor faucets.

@) Manage sprinkler and irrigation systems to minimize runoff entering stormwater
infrastructure.

D) Avoid intentionally running water into stormwater systems by not washing

sidewalks and driveways; prohibit washing cars on streets or driveways.

E) Inspect facilities weekly during warm weather for the presence of standing water
or immature mosquitoes.

F) Remove emergent vegetation and debris from gutters and channels that
accumulate water. '

G) Keep inlets free of accumulations of sediment, trash, and debris to prevent
standing water from backing up on roadways and gutters.

H) Maintain accessible shorelines to allow for periodic maintenance and/or control
of emergent and shoreline vegetation, and routine monitoring and control of mosquitoes.
Emergent plant density should be routinely managed so mosquito predators can move
throughout the vegetated areas and are not excluded from pond edges.

1) If applicable, maintain deep zones in excess of four feet to limit the spread of
invasive emergent vegetation such as cattails.

J) Manage the spread and density of floating and submerged vegetation that
encourages mosquito production (i.e., water hyacinth, water primrose, parrot’s feather,
duckweed, and filamentous algal mats (MM 13.3c)

87. If siltation devices are installed with catch basins and other road drainage features, the developer
and/or Homeowners Association and/or Property Manager/Owner shall provide periodic treatment,
inspection, and vegetation removal when proscribed by the Placer Mosquito and Vector Control District
to prevent development of mosquito habitat. Evidence of treatment shall be provided to the Placer
Mosquito and Vector Control District upon request. (MM 13.3d)
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AIR POLLUTION

88.  The project applicant shall use low-VOC or no-VOC paints, finishes, and adhesives in all
building construction. (MM 8.1a)

89. Prior to the approval of Improvement Plans, the project applicant shall submit a Construction
Emission/Dust Control Plan to the Placer County APCD. This plan must address the minimum
Administrative Requirements found in sections 300 and 400 of APCD Rule 228, Fugitive Dust, and
shall include the following requirements:

A) Apply soil stabilizers to inactive areas;

B) Replace ground cover in disturbed areas quickly;

O Water exposed surfaces three times daily;

D) Reduce speed on unpaved roads to less than 15 miles per hour; and

E) Manage haul road dust by watering twice daily. (MM 8.1¢)

90. Prior to the approval of Improvement Plans, the project applicant and/or prime contractor shall
provide a plan to the Placer County APCD for approval by the APCD demonstrating that the heavy-
duty (50 horsepower or greater) off-road vehicles to be used in site remediation and project
construction, including owned, leased and subcontractor vehicles, will achieve a project-wide fleet
average 20 percent NOX reduction and 45 percent particulate reduction compared to the most recent
CARB fleet average. Acceptable options for reducing emissions may include use of late model
engines, low-emission diesel products, alternative fuels, engine retrofit technology, after-treatment
products, and/or other options as they become available. (MM 8.1d)

91. Prior to the approval of Improvement Plans, the project applicant shall submit an enforcement
plan to the APCD for review. The enforcement plan shall provide for weekly evaluation of project-
related on-and-off- road heavy-duty vehicle engine emission opacities, using standards as defined in
California Code of Regulations, Title 13, Sections 2180 — 2194 and APCD Rule 202. An
Environmental Coordinator who is CARB-certified to perform Visible Emissions Evaluations shall be
hired by the prime contractor or property owner. The Environmental Coordinator shall routinely
evaluate project related off-road and heavy duty on-road equipment emissions for compliance with this
requirement. Operators of vehicles and equipment found to exceed opacity limits will be notified by
APCD. Use of any such vehicle and/or equipment must cease immediately, and the equipment must be
repaired within 72 hours. (MM 8.1e¢)

92.  The applicant shall include the following standard notes on the Improvement Plans and Grading
Plan and shall comply with each note throughout site remediation and project construction:

A) The prime contractor shall submit to the District a comprehensive inventory (i.e.
make, model, year, emission rating) of all the heavy-duty off-road equipment (50
horsepower of greater) that will be used an aggregate of 40 or more hours for site
remediation and project construction. The inventory shall be updated, beginning 30 days

APRIL 9,2015 PC
PAGE 23 OF 30



after any initial work on site has begun, and shall be submitted on a monthly basis
throughout the duration of the project, except that an inventory shall not be required for
any 30-day period in which no construction activity occurs. At least three business days
prior to the use of subject heavy-duty off-road equipment, the project representative shall
provide the District with the anticipated construction timeline including start date, and
name and phone number of the property owner, project manager, and onsite foreman.

B) Construction equipment exhaust emissions shall not exceed District Rule 202
Visible Emission limitations. Operators of vehicles and equipment found to exceed
opacity limits will be notified by APCD. Use of any such vehicle and/or equipment must
cease immediately, and the vehicle and/or equipment must be repaired within 72 hours.

C) The contractor shall suspend all grading operations when fugitive dust exceeds
Placer County APCD Rule 228 Fugitive Dust limitations. The prime contractor shall be
responsible for having an individual who is CARB-certified to perform Visible
Emissions Evaluations verify compliance with Rule 228 on a weekly basis. Fugitive
dust must not exceed 40 percent opacity and must not go beyond the property boundary
at any time. If lime or other drying agents are utilized to dry out wet grading areas they
shall be controlled as to not to exceed Placer County APCD Rule 228 Fugitive Dust
limitations.

D) The prime contractor shall suspend all grading operations when wind speeds
(including instantaneous gusts) exceed 25 miles per hour and dust is impacting adjacent
properties.

E) The contractor shall apply water to control dust a minimum of three times per
day, as required by Rule 228 Fugitive Dust limitations, to prevent dust impacts offsite.
Operational water truck(s) shall be onsite at all times to control fugitive dust.
Construction vehicles leaving the site shall be cleaned to prevent dust, silt, mud, and dirt
from being released or tracked offsite.

F) The prime contractor shall be responsible for keeping adjacent public
thoroughfares clean of silt, dirt, mud, and debris, and shall “wet broom” the streets if silt,
dirt, mud or debris is carried over to adjacent public thoroughfares. Dry mechanical
sweeping is prohibited.

G) During construction, no open burning of removed vegetation shall be allowed.
All removed vegetative material shall be either chipped onsite or taken to an appropriate
disposal site.

H) During construction, traffic speeds on all unpaved surfaces shall be limited to 15
miles per hour or less.

D During construction, the contractor shall minimize idling time to a maximum of 5
minutes for all diesel powered equipment.

) The contractor shall use CARB ultra low diesel fuel for all diesel-powered

equipment. In addition, low sulfur fuel shall be utilized for all stationary equipment.
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K) The contractor shall utilize existing power sources (e.g., power poles) or clean
fuel generators rather than temporary diesel power generators.

L) All onsite stationary equipment which is classified as 50 horsepower or greater
shall either obtain a state-issued portable equipment permit or a Placer County APCD-
issued portable equipment permit. (MM 8§.1f)

93. Include the following standard note on all building plans approved in association with this
project: Wood burning or Pellet appliances shall not be permitted in multi-family developments. Only
natural gas or propane fired fireplace appliances are permitted. These appliances shall be clearly
delineated on the Floor Plans submitted in conjunction with the Building Permit application. (Based on
APCD Rule 225, section 302.2).

94, Include the following standard note on all building plans approved in association with this
project: Stationary sources or processes (i.e. certain types of engines, boilers, heaters, etc.) associated
with this project shall be required to obtain an Authority to Construct (ATC) permit from the Placer
County Air Pollution Control District prior to the construction of these sources. In general, the
following types of sources shall be required to obtain a permit: 1). Any engine greater than 50 brake
horsepower, 2). Any boiler that produces heat in excess of 1,000,000 Btu per hour, or 3) Any equipment
or process which discharge 2 pounds per day or more of pollutants. Note that equipment associated
with residential structures containing no more than 1 to 4 residential units are exempt from this
requirement. Developers / contactors should contact the District prior to construction for additional
information. (Based on APCD Rule 501 and the California Health & Safety Code, Section 39013).

95. Include the following standard note on all building plans approved in association with this
project: In order to limit the emission of nitrogen oxides (NOx) from natural gas-fired water heaters, all
projects that utilize gas fired water heaters must comply with Rule 246. (Based on APCD Rule 246).

96. Prior to building permit approval, the applicant shall show, on the plans submitted to the
Building Department, provisions for construction of new residences, and where natural gas is available,
the installation of a gas outlet for use with outdoor cooking appliances, such as a gas barbecue or
outdoor recreational fire pits.

97. Prior to Design Review approval, the applicant shall show that on-site bicycle racks, as required
by the Placer County APCD, shall be reviewed and approved by the Design Site Review Committee.

MISCELLANEOUS CONDITIONS

98. All buildings constructed onsite shall have a maximum height of 30 feet. Architectural features
shall have a maximum height of 34.5 feet. As required by the Horseshoe Bar/Penryn Community Plan,
the project shall maintain a 30-foot wide landscape corridor along the site’s Penryn Road frontage. All
buildings shall be set back from the northern and southern property lines by a minimum of 15 feet. All
buildings shall be set back from the edge of the highway easement along Penryn Road by a minimum of
40 feet. (MM 6.1a)}(PD)
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99. The applicant shall submit lighting development standards for inclusion in the C.C. & R’s. The
standards shall be reviewed and approved by the Development Review Committee and shall include
General Lighting Standards, Street Lighting Standards, Residential Standards, Prohibited Lighting and
Exemptions and shall insure that individual fixtures and lighting systems in the development will be
designed, constructed and installed in a manner than controls glare and light trespass, minimizes
obtrusive light and conserves energy and resources. (MM 1.1)(PD)

100.  Prior to recordation of the Final Subdivision Map(s), a note shall be included which states that:
No lot shall be further divided. (PD)

101. Approval of this Tentative Subdivision Map is contingent upon approval by the Board of
Supervisors of a Rezoning to Residential Single Family, Building Site Minimum of 4,000 square feet
(RS-B-4). (PD)

102.  Any signage proposed for Project rental/lease/sales shall conform with Section 17.54.170 of the
Placer County Zoning Ordinance (Sign Ordinance). (PD)

103. The applicant shall defend, indemnify, and hold harmless the County of Placer, the County
Board of Supervisors, and its officers, agents, and employees, from any and all actions, lawsuits, claims,
damages, or costs, including attorneys fees awarded in any proceeding brought in any State or Federal
court, challenging the County’s approval of that certain Project know as the “Orchard at Penryn”. The
applicant shall, upon written request of the County pay, or at the County’s option reimburse the County
for, all reasonable costs for defense of any such action and preparation of an administrative record,
including the County staff time, costs of transcription and duplication. The County shall retain the right
to elect to appear in and defend any such action on its own behalf regardless of any tender under this
provision. This indemnification obligation is intended to include, but not be limited to, actions brought
by third parties to invalidate any determination made by the County under the California Environmental
Quality Act (Public Resources Code Section 21000 et seq.) for the Project or any decisions made by the
County relating to the approval of the Project. Upon written request of the County, the applicant shall
execute an agreement in a form approved by County Counsel incorporating the provisions of this
condition. Counsel revised 6-23-11 see below.

104.  Prior to Improvement Plan approval, a detailed lighting and photometric plan shall be submitted
to the Development Review Committee for review and approval, which include the following:
A) The site lighting plan shall demonstrate compliance with the Horseshoe Bar/Penryn
Community Plan and the Placer County Design Guidelines. The night lighting design shall be
designed to minimize impacts to adjoining and nearby land uses. No lighting is permitted on top
of structures. ’
B) Site lighting fixtures in parking lots shall be provided by the use of high pressure
sodium, mounted on poles not to exceed 14 feet in height. The metal pole color shall be such
that the pole will blend into the landscape (i.e., black, bronze, or dark bronze). All site lighting
in parking lots shall be full cut-off design so that the light source is fully screened to minimize
the impacts discussed above. Wall pack or other non cut-off lighting shall not be used.
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) Building lighting shall be shielded and directed downward such that the bulb or ballast is
not visible. Lighting fixture design shall complement the building colors and materials and shall
be used to light entries, soffits, covered walkways and pedestrian areas such as plazas. Roof and
wall pack lighting shall not be used. Lighting intensity shall be of a level that only highlights
the adjacent building area and ground area and shall not impose glare on any pedestrian or
-vehicular traffic.

D) Landscape lighting may be used to visually accentuate and highlight ornamental shrubs
and trees adjacent to buildings, monument signs, and in open spaces. Lighting intensity shall be
of a level that only highlights shrubs and trees and shall not impose glare on any pedestrian or
vehicular traffic. (PD)

105.  The Improvement Plans shall show the location of any entrance structure proposed by the applicant
for the review and approval by the Development Review Committee. Any entrance structure proposed

shall be located such that there is no interference with driver sight distance as determined by the -

Engineering and Surveying Department, and shall not be located within the right-of-way.

Any entrance monument or structure erected within the front setback on any lot, within certain zone
districts, shall not exceed 3 feet in height (Ref. Chapter 17, Article 17.54.030, Placer County Zoning
Ordinance). (ESD/PD)

106.  The Improvement Plans shall include a note stating that: During project construction, staking shall
be provided pursuant to Section 5-1.07 of the County General Specifications. (ESD)

107. Temporary sales trailers and model home sales shall be subject to review and approval of the
DRC. Such areview shall be required prior to the issuance of a building permit and shall include, but is
not limited to: building colors and materials, landscaping, parking and circulation, lighting and signage.
These facilities shall not be allowed on the project site until all improvements have been accepted by
the county, a Final Map has been recorded (for a project "phase", or the entire project), and the
proposed project's locations(s), design, proposed parking, etc., have been reviewed and approved by the
DRC. The temporary model home parking lot(s) shall be constructed as an all-weather surface capable
of supporting a 40,000-pound fire truck. The temporary model home sales office shall be used solely for
the first sale of homes within the project. (PD)

CC&Rs

108. Prior to recordation of the Final Subdivision Map(s), Conditions, Covenants, and Restrictions
(CC&Rs) shall be prepared and submitted for review and approval by the Engineering and Surveying
Department, County Counsel, and other appropriate County Departments. CC&Rs shall be recorded
concurrently with the filing of the Final Subdivision Map and shall contain provisions/notifications for:
A) The applicants shall create an Homeowners’ Association with certain specified
duties/responsibilities including the enforcement of all of the following notifications.
B) A note shall be included that states that: Maintenance of all water quality Best
Management Practices (BMPs) shall be the responsibility of the Homeowners” Association.
Inspection of these BMPs shall be conducted at least annually. Maintenance records and
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proof of inspections shall be retained on site, and shall be available for County review upon

request.

C) A note shall be included that states that: The Homeowners’ Association is required

to maintain stormwater detention facilities.

D) A note shall be included that states that: Maintenance of on-site private roadways,

roadway drainage, and easements is the responsibility of the Homeowners® Association.

E) A note shall be included that states that: Maintenance and operation of any street

lighting constructed with the subdivision improvements shall be the responsibility of the
" Homeowners® Association. The developer shall choose the appropriate rate schedule from

the electrical service provider to fund service as well as maintenance costs.

F) A note shall be included that states that: All restrictions not monitored by Placer

County shall be monitored and enforced by the Homeowners” Association.

G) A note shall be included which states that: None of the provisions required by the

Conditions of Approval shall be altered without the prior written consent of Placer County.

H) The private recreation facilities and areas listed herein shall be restricted for park

and recreational purposes by covenants, conditions, and restrictions running with the land in

favor of the future owners of the property within the tract which cannot be defeated or
" eliminated without the consent of the Board of Supervisors. The private ownership and

maintenance of the recreation facilities shall be provided for in the CC&R’s (PD/DFS)

109. Covenants, Conditions and Restrictions (CC&Rs) in draft form shall be submitted to the
Engineering and Surveying Department for review pursuant to Section 16.28.060 together with an index
identifying the specific CC&R section that corresponds with each applicable condition of approval. The
CC&Rs shall contain provisions to satisfy all applicable conditions of approval imposed on the
conditionally approved vesting tentative map and County Code including the identification of an entity or
entities that will be empowered to levy assessments and perform all the work needed for the upkeep of
subdivision improvements. Where condominium units are approved for creation, the CC&Rs may
desigriate the property owner as the entity responsible to maintain all improvements required as a condition
of the Vesting Tentative Map until such time that an Association is formed to perform such maintenance.
The CC&Rs shall reference any Annexation to a previously established set of CC&Rs may satisfy this
requirement. The executed and approved CC&Rs shall record concurrently with the final map and each
document shall reference the recording information of the other. (ESD)

NOTIFICATION TO FUTURE BUYERS

110. Notification to all future owners that all outdoor lighting shall be shielded such that direct rays from
the lamp are directed downward and do not cross property lines. Motion sensor lighting shall be
encouraged to minimize night sky light pollution. (MM) (PD)

111. The CC&Rs prepared for the project shall include a provision that states no storage of boats,
trailers, recreational vehicles, campers, or inoperable vehicles shall be permitted within the project.
(PD)
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112.  Notification that the owner or occupant of each residence in this project shall subscribe to weekly
mandatory refuse collection services from the refuse collection franchise holder. (PD)

113. Notification to all future lot owners of a listing of drought tolerant plant materials and information
regarding drip irrigation systems designed to conserve water. (PD)

114. The owner/applicant shall provide notification to the future owners that no structures, including
solid fencing over three feet in height, may be installed in front setback areas, including any property
frontages along roadways (unless otherwise allowed under section 17.54.030B1 of the Placer County
Zoning Ordinance). (PD)

115.  The owner/applicant shall provide notification to future owners that the homeowner's association is
required to maintain the noise attenuation berm/walls. (PD)

116.  Each new property owner shall be provided with a copy of the Development Notebook page(s)
applicable to the subject lot, including plot plans and all use restrictions. (PLN)

117.  Applicant or Homeowners® Association shall distribute printed educational materials highlighting
information regarding the stormwater facilities/Best management Practices (BMP’s), recommended
maintenance, and inspection requirements, as well as conventional water conservation practices and surface
water quality protection, to future buyers. Copies of this information shall be included in the Development
Notebook. (ESD)

118. Notification to future owners that inspections of stormwater facilities/Best Management Practices
(BMPs) shall be conducted by the Homeowners® Association at least annually. Maintenance records and
proof of inspections shall be retained and provided to Engineering and Surveying Department upon
request. (ESD)

DEVELOPMENT STANDARDS

119.  The minimum lot width shall be 45 feet at the street frontage for interior lots, 50 feet for corner lots,
except for Lots 16, 47, 48, 52, and 53, which shall have a minimum lot width of 45 feet as measured at the
front setback per Placer County Code, Section 17.54.130. (PD)

A. Front Yard Setback — 12 and one-half (12 %) feet to building or side of garage, 20 feet to the

front of garage
B. Side Yard Setback - 5 feet for one-story, 7.5 feet for two story homes

C. Rear Yard Setback - All buildings shall be set back from the northern and southern property lines
by a minimum of 15 feet. (MMS6.1a) All other lots shall maintain a rear yard setback of 10 feet for
one-story, 20 feet for two story homes (PD)

D. Additionally, all buildings shall be set back from the edge of the highway easement along Penryn
Road by a minimum of 40 feet. (MM6.1a)
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E. Per Placer County Zoning Ordinance Section 17.52.040C.3, maximum site coverage per
residential lot is 40 percent.

120.  Asrequired by the Horseshoe Bar/Penryn Community Plan, the project shall maintain a 30-foot
wide landscape corridor along the site’s Penryn Road frontage. All buildings shall be set back from the
edge of the highway easement along Penryn Road by a minimum of 40 feet. (MM 6.1a)(PD)

121.  Prior to recordation of the Final Subdivision Map(s), an "Informational Sheet" identifying general
and specific lot development restrictions, setbacks, easements, tree protection, architectural guidelines,
water conservation, etc., as defined within the conditions herein, and shall be subject to Development
Review Committee (DRC) approval. The "Informational Sheet" shall be prepared, filed, and recorded with
the Final Subdivision Map(s). The specific content and form of this information shall be subject to DRC
approval. (PD)

122.  Prior to recordation of the Final Subdivision Map(s), a Development Notebook shall be submitted
for approval to the Planning Services Division which shall include plot plans for each lot in the project,
depicting all dimensions, easements, setbacks, height limits, coverage, no access strips and other
restrictions which might affect the construction of structures on said lot. No Building Permits may be
issued for the project until this manual is provided to and accepted by the Development Review Committee
for format and content requirements. (PD)

EXERCISE OF PERMIT

123.  The applicant shall prepare and submit to the Engineering and Surveying Department (ESD), a
Final Subdivision Map which is in substantial conformance to the approved Tentative Subdivision Map in
accordance with Chapter 16 of the Placer County Code. The fees to be paid shall be based on the fee
program in effect at the time that the application is deemed complete. (ESD)

124.  Prior to the County’s recordation of the Final Subdivision Map, submit to the Engineering and
Surveying Department the map in digital format (on compact disc or other acceptable media) in accordance
with the latest version of the Placer County Digital Plan and Map Standards. The digital format is to allow
integration with Placer County’s Geographic Information System (GIS). The recorded map filed at the
Placer County Recorder’s Office will be the official document of record. (ESD)

125. The applicant shall have 36 months to exercise this Vesting Tentative Subdivision Map and
Variance.
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AMENDED MITIGATION MONITORING AND REPORTING PROGRAM

On December 11, 2012, the Placer County Board of Supervisors certified the Final EIR for the
Original Orchard at Penrvn project (“Original Project”) and adopted the Mitigation Monitoring
and Reporting Program (“Original MMRP”).

The Original Project has been modified and the modifications of the same were analyzed
pursuant to the California Environmental Quality Act (“CEQA”). The conclusion of that
analysis_indicated that an Addendum to the certified FEIR was the appropriate document to be
prepared under CEQA. That addendum was prepared pursuant to CEQA Guidelines Section
15164(a) and Placer Countv Code Section 18.20.110.

The following amended Mitigation Monitoring and Reporting Program (all subsequent
references to this amended Mitigation Monitoring and Reporting Program MMREPEshall be
referred to as “MMRP” ) was prepared in compliance with the requirements of Section (§)

21081.6 of the CEQACalifernia—Environmental-Quality—Aet. This MMRP identifies specific

funding, timing, and monitoring requirements for implementation of all mitigation measures
identified in the Praftcertified Final EIR, as well as forthe-propesed-Orchard-atPenrya-projeet
updates to specific mitigation measures and the inclusion of additional mitigation identified in
the Addendum prepared for the Proposed Orchard at Penryn Project (all subsequent references
to the “Orchard at Penryn project” shall mean the Proposed Orchard at Penryn Project as
analyzed in the Addendum dated March 2015). The MMRP identifies the necessary timing of
implementation, the party(ies) responsible for funding implementation, and the mechanisms for
monitoring compliance with each mitigation measure.

1 STANDARD MITIGATION MONITORING PROGRAM

Placer County has adopted a standard mitigation monitoring program (Placer County Code
Section 31.825). This program incorporates the most frequently implemented mitigation
measures into the conditions of approval and entitlement processes. This program requires that
mitigation measures recommended for discretionary projects, such as the Orchard at Penryn
project, be included in the conditions of approval for those projects. Compliance with
conditions of approval is monitored by the County through a variety of permit processes,
including;:

% Development Review Committee approval

% Improvement plans approval

% Improvements construction inspection

% Encroachment permit

% Final map recordation

% Acceptance of subdivision improvements as complete
%+ Building permit approval |

% Certificates of Occupancy

Orchard at Penryn 1 Amended -March 2015
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MITIGATION MONITORING AND REPORTING PROGRAM

The issuance of any of the listed permits or County actions must be preceded by verification by
County staff that certain conditions of approval/mitigation measures have been met. This
verification shall serve as the required monitoring for those conditions of approval/mitigation
measures. All of the mitigation measures for the Orchard at Penryn project included in the
Draft EIR would be monitored through the County’s Standard Mitigation Monitoring Program.
As indicated in the text of each mitigation measure, compliance with each would be verified by
County staff prior to issuance of required approvals and permits. Sections 16.2 through 16.10
identify each mitigation measure that would be monitored through the County’s Standard
Mitigation Monitoring Program. In addition, some mitigation measures require ongoing
implementation and would require monitoring after the point at which Certificates of
Occupancy are issued. The monitoring and reporting mechanisms for these measures are
addressed in Section 16.11.

2 MITIGATION MEASURES FOR BIOLOGICAL RESOURCES

Mitigation Measure 5.1a: As reflected in the proposed site plan, the project shall retain 0.08
acres of riparian habitat located in the central portion of the project site.

Mitigation Measure 5.1b: The project applicant shall obtain a Streambed Alteration Agreement
from the California Department of Fish and Game (CDFG) to authorize impacts to the drainage
swales and associated riparian habitat on the project site. The project applicant shall adhere to
all conditions and requirements of the Streambed Alteration Agreement. Once acquired, the
Streambed Alteration Agreement shall be submitted to the Placer County DRC prior to
approval of Improvement Plans, issuance of grading permits, and/or any clearing, grading, or
excavation work on the project site.

Mitigation Measure 5.1c: The project applicant shall implement one or a combination of the
following measures to compensate for impacts to oak woodland habitat. Based on the proposed
site plan the project would impact 6.41 acres of oak woodland habitat; however the final
determination regarding the amount of oak woodland to be impacted and therefore mitigated will
be based on impacts shown on the Improvement Plans. Prior to approval of Improvement Plans
the applicant shall:

a. Submit payment of fees for oak woodland conservation at a 2:1 ratio, consistent with
Section 12.16.080(C) of the Placer County Code. These fees shall be calculated based upon
the current market value for similar oak woodland acreage preservation and an
endowment to maintain the land in perpetuity; and/or

b. Purchase offsite conservation easements at a location approved by Placer County to
mitigate the loss of oak woodlands at a 2:1 ratio; and/or

c. Provide for a combination of payment to the Tree Preservation Fund and creation of an
offsite Oak Preservation Easement; and/or

d. Plant and maintain an appropriate number of trees in restoration of a former oak
woodland (tree planting is limited to half the mitigation requirement and the location of
any tree planting must be approved by Placer County).

Orchard at Penryn 2 Amended - March 2015
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MITIGATION MONITORING AND REPORTING PROGRAM

Mitigation Measure 5.2a: The project applicant shall implement Mitigation Measure 5.1c which
requires compensation for impacts to 6.41 acres of oak woodland habitat at a 2:1 ratio.
Compensation may be through payment of fees, purchase of offsite conservation easements, or
recreation of oak woodland habitat.

Mitigation Measure 5.3a: As reflected in the proposed site plan, the project shall retain 0.07
acres of wetland swale located in the central portion of the project site.

Mitigation Measure 53b:  The project applicant shall obtain the appropriate permits from
the US. Army Corps of Engineers, the Regional Water Quality Control Board, and the
California Department of Fish and Game to authorize fill of onsite waters of the U.S. These
impacts would require an Individual Permit from the Corps, a 401 Water Quality Certification
from the Regional Water Quality Control Board, and Streambed Alteration Agreement from the
California Department of Fish and Game. Once acquired, these permits shall be submitted to
the Placer County DRC prior to approval of Improvement Plans, issuance of grading permits,
and/or any clearing, grading, or excavation work on the project site.

Mitigation Measure 5.3c: The project applicant shall carry out onsite replacement or offsite
banking to mitigate for impacts to wetlands. Minimum replacement ratios shall be 1:1 for
wetland habitat. The project applicant shall comply with the U.S. Army Corps of Engineers and
County policies requiring “no net loss” of wetlands. The creation/restoration requirements
shall be in compliance with the County’s Natural Communities Conservation Plan/Habitat
Conservation Plan (NCCP/HCP) and the Programmatic Formal Endangered Species Act
Consultation issued by the USFWS. If offsite mitigation is chosen, the project applicant shall
provide written evidence that compensatory habitat has been established through the purchase
of mitigation credits at a County-qualified wetlands mitigation bank. The amount of money
required to purchase these credits shall be equal to the amount necessary to replace wetland or
habitat acreage and value, including compensation for temporal loss. Evidence of payment,
which describes the amount and type of habitat purchased at the bank site, shall be provided to
the County prior to the issuance of grading permits.

Mitigation Measure 53d:  In the event that the Placer County Conservation Program is
adopted prior to commencement of ground disturbing activities associated with the proposed
project, the project shall be developed in compliance with the County’s Natural Communities
Conservation Plan/Habitat Conservation Plan and the Programmatic Endangered Species Act
Consultation issued by the U.S. Fish and Wildlife Service.

Mitigation Measure 5.3e: The project Improvement Plans shall incorporate Best Management
Practices (BMPs) to protect water quality and control erosion and sedimentation of the
preserved drainage swale and seasonal wetland onsite as well as drainageways adjacent to the
site. BMPs shall be shown on Improvement Plans and subject to approval by the Placer County
Planning Services Division and Engineering and Surveying Department (ESD). All BMPs shall
be maintained as required to insure effectiveness. BMPs to minimize indirect impacts to
federally-protected wetlands shall include the following measures:

A. Implementation of Mitigation Measure 10.2e, which requires the Improvement Plans to
show all grading, drainage improvements, vegetation and tree removal, and
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MITIGATION MONITORING AND REPORTING PROGRAM

revegetation of disturbed areas and requires that all work conform to provisions of the
Placer County Grading Ordinance.

B. Implementation of Mitigation Measure 10.5d, which requires preparation and Air
Pollution Control District approval of a dust and erosion control plan.

C. Implementation of Mitigation Measure 10.5¢, which requires Improvement Plans to
show appropriate design of water quality treatment facilities/ Best Management
Practices (BMPs) for project construction.

D. Implementation of Mitigation Measure 11.2a, which requires Improvement Plans to
show appropriate design of water quality treatment facilities/ Best Management
Practices (BMPs) for project operation.

E. Implementation of Mitigation Measure 11.2¢, which requires storm drain inlets and
catch basins within the project area to be marked with language prohibiting dumping .

Mitigation Measure 5.4a: If site remediation, grading, or construction is to commence during
the raptor nesting period (generally March 1 through August 31), the project applicant shall
retain a qualified biologist to conduct pre-construction nesting raptor surveys within 30 days
prior to the commencement of site preparation activities. The surveys shall confirm the
presence or absence of nesting raptors. If an active nest(s) is located, a qualified biologist in
consultation with the California Department of Fish and Game shall recommend a buffer area
around the nest(s). The buffer area shall be delineated with orange construction fencing and no
site remediation, grading, or construction shall take place within the buffer zone until the
biologist has determined that all young have fledged and are capable of foraging
independently.

Mitigation Measure 5.5a: The project applicant shall submit a tree removal exhibit to the Placer
County Planning Services Division for review and approval prior to issuance of a grading
permit, approval of the Improvement Plans, and/or any development activity onsite, including
preliminary clearing or grading (in accordance with Section 36.400(B) of the County’s mitigation
program).

Mitigation Measure 5.5b: The project applicant shall implement Mitigation Measure 5.1c,
which requires that impacts to oak woodland habitat be mitigated at a 2:1 ratio.

Mitigation Measure 5.5c: ~ The project applicant shall mitigate impacts to large oak trees on
an inch-per-inch basis. The project applicant shall plant replacement trees onsite or in an offsite
location providing restoration of an approved former oak woodland, and/or shall contribute

$100 for each diameter inch at breast height removed or impacted to the Placer County Tree

Preservation Fund. The project must mitigate for a total of 124.2 tree diameter inches. Tree
replacement and conservation mitigation fees shall be paid prior to the issuance of grading
permits by Placer County. Any onsite replacement tree planting shall be included on the
Improvement Plans for the proposed project. County approval of any offsite replacement tree
planting shall also be obtained prior to issuance of grading permits by Placer County.

Mitigation Measure 5.5d:  The project applicant shall implement Mitigation Measure 5.3a,
which requires the applicant to obtain the appropriate permits from the U.S. Army Corps of
Engineers, the Regional Water Quality Control Board, and the California Department of Fish
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MITIGATTON MONITORING AND REPORTING PROGRAM

and Game prior to issuance of grading permits, approval of Improvement Plans, and/or any
clearing, grading, or excavation work on the project site.

Mitigation Measure 5.5e:  The project applicant shall implement Mitigation Measure 5.3b,
which requires the applicant to carry out onsite replacement or offsite banking to mitigate
impacts to wetlands with a minimum replacement ratio of 1:1. This mitigation measure shall be
implemented prior to issuance of grading permits.

Mitigation Measure 5.5f: The project applicant shall implement Mitigation Measure 5.4a,
which requires pre-construction nesting raptor surveys within 30 days prior to the
commencement of site preparation activities to confirm the presence or absence of nesting
raptors if construction is to occur during the raptor nesting period (generally March 1 through
August 31).

3 MITIGATION MEASURES FOR VISUAL RESOURCES

Mitigation Measure 6.1a: All buildings constructed onsite shall have a maximum height of 30
feet. Architectural features shall have a maximum height of 34.5 feet. As required by the
Horseshoe Bar/Penryn Community Plan, the project shall maintain a 30-foot wide landscape
corridor along the site’s Penryn Road frontage. All buildings shall be set back from the
northern and southern property lines by a minimum of 15 feet. All buildings shall be set back
from the edge of the highway easement along Penryn Road by a minimum of 40 feet.

Mitigation Measure 6.1b: The project shall implement the proposed Landscaping Plan to
provide visual screening of the project site and project structures from surrounding residential
development. As required by the Horseshoe Bar/Penryn Community Plan, the project would
maintain a 30-foot wide landscape corridor along the site’s Penryn Road frontage. Rather than
complete screening of the proposed project, the objective of vegetative screening is to reduce the
visual contrast from open space and rural residential development on adjacent properties to the
developed condition of the proposed project. Screening shall be provided through a
combination of fencing, shrubs, and trees. Fencing shall be consistent with adopted Design
Guidelines. Vegetation shall be selected with an emphasis on native species, as feasible, that
will provide appropriate screening of the project site.

Mitigation Measure 6.1c: Prior to submittal of the Improvement Plans for the project, the
applicant shall submit to the Planning Services Division a Design/Site Agreement Application
to be reviewed and approved by the Design/Site Committee for the project. The review shall
be conducted consistent with and in consideration of the design criteria for multi-family
residential development contained in the Placer County Design Guidelines. Design Review shall
include consideration of: architectural colors, materials, and textures; landscaping and
irrigation; entry features and signs; exterior lighting; pedestrian and vehicular circulation;
recreational facilities, fences and walls; all open space amenities; tree removal and replacement;
and removal of riparian vegetation. The review shall ensure that the project is consistent with
development policies contained in the Community Design Element of the Horseshoe Bar/Penryn
Community Plan, including those specific to the Penryn Parkway land use designation.
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MITIGATION MONITORING AND REPORTING PROGRAM

Mitigation Measure 6.1d: Stockpiling and/or vehicle staging areas shall be identified on the
Improvement Plans and located as far as practical from existing dwellings and protected
resources in the area.

4 MITIGATION MEASURES FOR TRANSPORTATION AND CIRCULATION

Mitigation Measure 7.1a: ~ This project will be subject to the payment of traffic impact fees
that are in effect in this area (Newcastle/Horseshoe Bar/Penryn), pursuant to applicable
Ordinances and Resolutions. The applicant is notified that the following traffic mitigation fee(s)
will be required and shall be paid to Placer County Department of Public Works prior to
issuance of Building Permits for the project:

A) County Wide Traffic Limitation Zone: Article 15.28.010, Placer County Code
B) South Placer Regional Transportation Authority (SPRTA)
C) Placer County/City of Roseville JPA (PC/CR)

The current total combined estimated fee is $702,790.20. The fees were calculated using the
information supplied. If either the use or the square footage changes, then the fees will change.
The actual fees paid will be those in effect at the time payment occurs.

Mitigation Measure 7.2a: ~ The project applicant shall implement Mitigation Measure 7.1a,
which requires payment of traffic impact fees.

5 MITIGATION MEASURES FOR AIR QUALITY

Mitigation Measure 8.1a: The project applicant shall use low-VOC or no-VOC paints, finishes,
and adhesives in all building construction.

Mitigation Measure 8.1b: During implementation of the RAW, the project applicant shall
implement the Erosion Prevention and Sediment Control Plan included as Appendix H of the
RAW and any other measures included in the grading permit. Upon completion of site
remediation, the applicant shall obtain a tentative “No Further Action” letter from DTSC, and
shall begin site work and grading to support project construction in accordance with the
approved Improvement Plans. If areas disturbed by RAW implementation are not subject to
site work and grading to support project construction within 90 days of completion of site
remediation activities, the project applicant shall revegetate those areas.

Mitigation Measure 8.1c: Prior to the approval of Improvement Plans, the project applicant
shall submit a Construction Emission/Dust Control Plan to the Placer County APCD. This plan
must address the minimum Administrative Requirements found in sections 300 and 400 of
APCD Rule 228, Fugitive Dust, and shall include the following requirements:

1. Apply soil stabilizers to inactive areas;
2. Replace ground cover in disturbed areas quickly;

3. Water exposed surfaces three times daily;
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MITIGATION MONITORING AND REPORTING PROGRAM

4. Reduce speed on unpaved roads to less than 15 miles per hour; and
5. Manage haul road dust by watering twice daily.

Mitigation Measure 8.1d: Prior to the approval of Improvement Plans, the project applicant
and/or prime contractor shall provide a plan to the Placer County APCD for approval by the
APCD demonstrating that the heavy-duty (50 horsepower or greater) off-road vehicles to be
used in site remediation and project construction, including owned, leased and subcontractor
vehicles, will achieve a project-wide fleet average 20 percent NOx reduction and 45 percent
particulate reduction compared to the most recent CARB fleet average. Acceptable options for
reducing emissions may include use of late model engines, low-emission diesel products,
alternative fuels, engine retrofit technology, after-treatment products, and/or other options as
they become available.

Mitigation Measure 8.1e: Prior to the approval of Improvement Plans, the project applicant
shall submit an enforcement plan to the APCD for review. The enforcement plan shall provide
for weekly evaluation of project-related on-and-off- road heavy-duty vehicle engine emission
opacities, using standards as defined in California Code of Regulations, Title 13, Sections 2180 -
2194 and APCD Rule 202. An Environmental Coordinator who is CARB-certified to perform
Visible Emissions Evaluations shall be hired by the prime contractor or property owner. The
Environmental Coordinator shall routinely evaluate project related off-road and heavy duty on-
road equipment emissions for compliance with this requirement. Operators of vehicles and
equipment found to exceed opacity limits will be notified by APCD. Use of any such vehicle
and/or equipment must cease immediately, and the equipment must be repaired within 72
hours.

Mitigation Measure 8.1f: The applicant shall include the following standard notes on the
Improvement Plans and Grading Plan and shall comply with each note throughout site
remediation and project construction:

1. The prime contractor shall submit to the District a comprehensive inventory (i.e. make,
model, year, emission rating) of all the heavy-duty off-road equipment (50 horsepower
of greater) that will be used an aggregate of 40 or more hours for site remediation and
project construction. The inventory shall be updated, beginning 30 days after any initial
work on site has begun, and shall be submitted on a monthly basis throughout the
duration of the project, except that an inventory shall not be required for any 30-day
period in which no construction activity occurs. At least three business days prior to the
use of subject heavy-duty off-road equipment, the project representative shall provide
the District with the anticipated construction timeline including start date, and name
and phone number of the property owner, project manager, and onsite foreman.

2. Construction equipment exhaust emissions shall not exceed District Rule 202 Visible
Emission limitations. Operators of vehicles and equipment found to exceed opacity
limits will be notified by APCD. Use of any such vehicle and/or equipment must cease
immediately, and the vehicle and/or equipment must be repaired within 72 hours.

3. The contractor shall suspend all grading operations when fugitive dust exceeds Placer
County APCD Rule 228 Fugitive Dust limitations. - The prime contractor shall be
responsible for having an individual who is CARB-certified to perform Visible
Emissions Evaluations verify compliance with Rule 228 on a weekly basis. Fugitive dust
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must not exceed 40 percent opacity and must not go beyond the property boundary at
any time. If lime or other drying agents are utilized to dry out wet grading areas they
shall be controlled as to not to exceed Placer County APCD Rule 228 Fugitive Dust
limitations.

4. The prime contractor shall suspend all grading operations when wind speeds (including
instantaneous gusts) exceed 25 miles per hour and dust is impacting adjacent properties.

5. The contractor shall apply water to control dust a minimum of three times per day, as
required by Rule 228 Fugitive Dust limitations, to prevent dust impacts offsite.
Operational water truck(s) shall be onsite at all times to control fugitive dust.
Construction vehicles leaving the site shall be cleaned to prevent dust, silt, mud, and dirt
from being released or tracked offsite.

6. The prime contractor shall be responsible for keeping adjacent public thoroughfares
clean of silt, dirt, mud, and debris, and shall “wet broom” the streets if silt, dirt, mud or
debris is carried over to adjacent public thoroughfares. Dry mechanical sweeping is
prohibited.

7. During construction, no open burning of removed vegetation shall be allowed. All
removed vegetative material shall be either chipped onsite or taken to an appropriate
disposal site.

8. During construction, traffic speeds on all unpaved surfaces shall be limited to 15 miles
per hour or less.

9. During construction, the contractor shall minimize idling time to a maximum of 5
minutes for all diesel powered equipment.

10. The contractor shall use CARB ultra low diesel fuel for all diesel-powered equipment.
In addition, low sulfur fuel shall be utilized for all stationary equipment.

11. The contractor shall utilize existing power sources (e.g., power poles) or clean fuel
generators rather than temporary diesel power generators.

12. All onsite stationary equipment which is classified as 50 horsepower or greater shall
either obtain a state-issued portable equipment permit or a Placer County APCD-issued
portable equipment permit.

6 MITIGATION MEASURES FOR NOISE
Mitigation Measure 9.3a: Construction noise emanating from any construction activities for

which a grading or building permit is required is prohibited on Sundays and federal Holidays,
and shall occur only as follows: '

a. Monday through Friday, 6:00 a.m. to 8:00 p.m. (during daylight savings)
b. Monday through Friday, 7:00 a.m. to 8:00 p.m. (during standard time)
c. Saturdays, 8:00 a.m. to 6:00 p.m.

Placer County Department of Environmental Health shall verify that these restrictions are
indicated on the grading plans and Improvement Plans prior to approval of the Improvement
Plans or issuance of a grading permit.
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Mitigation Measure 9.3b: All construction equipment shall be fitted with factory installed
muffling devices and all construction equipment shall be maintained in good working condition
to lower the likelihood of any piece of equipment emitting noise beyond the standard dB level
for that equipment.

Mitigation Measure 9.3c: Any blasting associated with the project shall be conducted in
accordance with Placer County General Plan Policy 9.A 4.

Mitigation Measure 9.3d: Construction contracts, grading plans, and Improvement Plans shall
stipulate that all site remediation and construction truck and equipment traffic (including soil
hauling trucks) must access the project site from Interstate 80 and Penryn Road and shall not
use Taylor Road or other local roadways.

Additional Mitigation Measure 2: The project applicant shall construct a noise barrier along the

an acoustical analysis. The acoustical analysis must identify existing and future noise levels

along Penryn Road and provide specifications for construction of the noise barrier to ensure the

carthen berm, wood, masonry, or other solid material and can be located at the rear lot line of
lots adjacent to the landscape easement or can be located within the landscape casement. The
noise barrier must be included on project Improvement Plans and reviewed during the project’s
Design Review process for consistency with the County’s design guidelines for the Penryn
Parkway_ planning arca. 1f an ecarthen berm noise barrier is placed within the landscape
easement, it must be located a minimum of 20 feet from the edge of the Penryn Road right-of-
way. If a constructed {e.g., wood or masonry) noise barrier is placed within the landscape

easemment, it must be located a minimum of 24 feet from the_edge of the Penryn Road right-of-

way.

7 MITIGATION MEASURES FOR GEOLOGY AND SOILS

Mitigation Measure 10.2a: The project applicant shall implement Mitigation Measure 8.1b, which
requires implementation of the Erosion Prevention and Sediment Control Plan included as
Appendix H of the Removal Action Workplan and any other measures included in the grading
permit during site remediation and grading.

Mitigation Measure 10.2b: The Improvement Plan submittal shall include a final geotechnical
engineering report produced by a California Registered Civil Engineer or Geotechnical
Engineer. The report shall address and make recommendations on the following:

a. Road, pavement, and parking area design

b. Structural foundations, including retaining wall design

c. Grading practices

d. Erosion/winterization

e. Special problems discovered onsite, (i.e., groundwater, expansive/unstable soils)

f.  Slope stability
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Once approved by the Engineering and Surveying Department (ESD), two copies of the final
report shall be provided to the ESD and one copy to the Building Department for their use. If
the soils report indicates the presence of critically expansive or other soils problems which, if
not corrected, could lead to structural defects, a certification of completion of the requirements
of the soils report will be required prior to issuance of Building Permits. This shall be so noted
on any Codes, Covenants and Restrictions and on the Informational Sheet filed with the Final
Map. It is the responsibility of the developer to provide for engineering inspection and
certification that earthwork has been performed in conformity with recommendations
contained in the report.

Mitigation Measure 10.2c: Prior to Improvement Plan approval and/or issuance of a grading
permit, Placer County shall verify that the applicant has obtained Department of Toxic
Substances Control approval of the final Removal Action Workplan (RAW). The applicant shall
submit the final RAW to Placer County.

Mitigation Measure 10.2d: The applicant shall prepare and submit Improvement Plans,
specifications and cost estimates (per the requirements of Section II of the Land Development
Manual (LDM) that are in effect at the time of submittal) to the Engineering and Surveying
Department for review and approval. All existing and proposed utilities and easements, onsite
and adjacent to the project, which may be affected by planned construction, shall be shown on
the plans. All landscaping and irrigation facilities within the public right-of-way (or public
easements), or landscaping within sight distance areas at intersections, shall be included in the
Improvement Plans. The applicant shall pay plan check and inspection fees and Placer County
Fire Department Improvement Plan review and inspection fees. (NOTE: Prior to plan approval,
all applicable recording and reproduction cost shall be paid). The cost of the above-noted

landscape and irrigation facilities shall be included in the estimates used to determine these -

fees. Itis the applicant’s responsibility to obtain all required agency signatures on the plans and
to secure department approvals. Design Review shall be completed prior to submittal of
Improvement Plans. Record drawings shall be prepared and signed by a California Registered
Civil Engineer at the applicant's expense and shall be submitted to the Engineering and
Surveying Department prior to acceptance by the County of site improvements.

Mitigation Measure 10.2e: All proposed grading, drainage improvements, vegetation and tree
removal shall be shown on the Improvement Plans and all work shall conform to provisions of
the Placer County Grading Ordinance (Ref. Article 15.48, formerly Chapter 29, Placer County

Code) that are in effect at the time of submittal. No grading, clearing, or tree disturbance shall -

occur until the Improvement Plans are approved and all temporary construction fencing has
been installed and inspected by a member of the Development Review Committee (DRC). All
cut/fill slopes shall be at 2:1 (horizontal:vertical) unless a soils report supports a steeper slope
and Engineering and Surveying Department (ESD) concurs with said recommendation.

The applicant shall revegetate all disturbed areas in accordance with the Improvement Plans.
Revegetation undertaken from April 1 to October 1 shall include regular watering to ensure
adequate growth. A winterization plan shall be provided with project Improvement Plans. Itis
the applicant’s responsibility to assure proper installation and maintenance of erosion
control/ winterization during project construction. Where soil stockpiling or borrow areas are
to remain for more than one construction season, proper erosion control measures shall be
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applied as specified in the Improvement Plans/Grading Plans. Provide for erosion control
where roadside drainage is off of the pavement, to the satisfaction of the ESD.

The applicant shall submit to the ESD a letter of credit or cash deposit in the amount of 110% of
an approved engineer’s estimate for winterization and permanent erosion control work prior to
Improvement Plan approval to guarantee protection against erosion and improper grading
practices. Upon the County's acceptance of improvements, and satisfactory completion of a
one-year maintenance period, unused portions of said deposit shall be refunded to the project
applicant or authorized agent.

If, at any time during construction, a field review by County personnel indicates a significant
deviation from the proposed grading shown on the Improvement Plans, specifically with
regard to slope heights, slope ratios, erosion control, winterization, tree disturbance, and/or
pad elevations and configurations, the plans shall be reviewed by the DRC/ESD for a
determination of substantial conformance to the project approvals prior to any further work
proceeding. Failure of the DRC/ESD to make a determination of substantial conformance may
serve as grounds for the revocation/modification of the project approval by the appropriate
hearing body.

Mitigation Measure 10.5a: The project applicant shall implement Mitigation Measure 8.1b,
which requires implementation of the RAW Erosion Prevention and Sediment Control Plan and
any other measures included in the grading permit during site remediation.

Mitigation Measure 10.5b: The project applicant shall implement Mitigation Measure 10.2d,
which requires that Improvement Plans be submitted to and approved by the County prior to
commencement of site preparation and construction activities.

Mitigation Measure 10.5c: The project applicant shall implement Mitigation Measure 10.2e,
which requires all site work to meet the Placer County Grading Ordinance requirements and
identifies requirements for erosion control measures to be included in the project Improvement
Plans.

Mitigation Measure 10.5d: A dust and erosion control plan shall be prepared and submitted to
the Placer County Air Pollution Control District (APCD) for review and approval prior to
approval of Improvement Plans and commencement of construction activities (including
grading to support project construction but excluding implementation of the Removal Action
Workplan). The dust control plan shall be submitted to the APCD no later than 45 days prior to
groundbreaking. The applicant shall not break ground prior to receiving APCD approval of the
dust control plan. The plan shall comply with Placer County’s Erosion Control standards and
the Placer County Grading Ordinance. The plan shall incorporate Best Management Practices
(BMPs) for dust and erosion control during construction of site roadways and driveways, and
during building pad grading. BMPs to minimize wind and water erosion shall include:

< Timing grading activities to minimize the amount of exposed areas during the wet
season, to the extent feasible.
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o Révegetating all areas that have been graded and will remain undeveloped during the
rainy season by mid October. Revegetation shall use native vegetation. Revegetated
areas shall be secured from the possibility of erosion. '

% Preventing eroded soil from entering site drainageways through measures such as
placement of hay bales or other acceptable materials such as sediment barriers,
installation of temporary earth berms, use of fabric silt fences, spreading hay or straw on
exposed areas, and/ or development of temporary settling areas. Sediment collected at
the erosion control sites shall be collected and disposed of once vegetation has become
established.

< Preventing dust emissions through measures such as maintaining an operational water
truck onsite at all times and applying water to areas prior to and after disturbance to
maintain adequate moisture in the soil to avoid dust emissions; suspending construction
activities during periods of high winds; installing wind barriers to prevent dust
emissions from leaving the project site; restricting vehicle and equipment speed to 15
miles per hour in construction areas; and controlling storage piles by keeping them wet,
establishing and maintaining surface crusting, covering with tarp or vegetative cover, or
installing wind barriers of fifty percent porosity around three sides of the pile.

Mitigation Measure 10.5e: The Improvement Plans shall show that water quality treatment
facilities / Best Management Practices (BMPs) shall be designed according to the guidance of the
California Stormwater Quality Association Stormwater Best Management Practice Handbooks
for Construction, for New Development/Redevelopment, and for Industrial and Commercial
(or other similar source as approved by the Engineering and Surveying Department). The
Stormwater Quality Design Manual for the Sacramento and South Placer Regions is an
additional guidance document that may be used as a reference for post construction BMPs.

Construction (temporary) BMPs for the project include, but are not limited to: Fiber Rolls (SE-5),
Hydroseeding (EC-4), Stabilized Construction Entrance (LDM Place C-4), Straw Bale Barriers
(SE-9), Storm Drain Inlet Protection (SE-10), Silt Ferice (SE-1), revegetation techniques, dust
control measures, and concrete washout areas.

Mitigation Measure 10.5f: Prior to Improvement Plan approval, the applicant shall obtain a
State Regional Water Quality Control Board National Pollutant Discharge Elimination System
construction stormwater quality permit and shall provide to the Engineering and Surveying
Department evidence of a state-issued Waste Discharge Identification number or filing a Notice
of Intent and fees.

Mitigation Measure 10.5g: The project applicant shall implement Mitigation Measure 6.1d, which
requires that stockpiling areas be identified on the Improvement Plans and be located as far as
practical from existing dwellings and protected resources.

Mitigation Measure 10.6a: The project applicant shall implement Mitigation Measures 10.2d and
e which require that all grading and construction shall be in accordance with the Placer County
Grading Ordinance and shown on the Improvement Plans, which must be approved by the
County prior to commencement of construction activities (including grading to support project
construction but excluding implementation of the RAW).
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8 MITIGATION MEASURES FOR HYDROLOGY AND WATER QUALITY

Mitigation Measure 11.1a: The project applicant shall implement Mitigation Measures 10.2d and
10.e which require that all proposed drainage improvements and vegetation removal be shown
on Improvement Plans; that the applicant revegetate all disturbed areas and provide financial
assurance for implementation of the erosion control plan; and that all site grading and
construction activities conform to the approved Improvement Plans.

Mitigation Measure 11.1b: The Improvement Plan submittal shall include the submittal of a
final drainage report in conformance with the requirements of Section 5 of the Land
Development Manual and the Placer County Storm Water Management Manual that are in
effect at the time of submittal, to Placer County Engineering and Surveying Department for
review and approval. The report shall be prepared by a Registered Civil Engineer and shall, at
a minimum, include: A written text addressing existing conditions, the effects of the
improvements, all appropriate calculations, a watershed map, increases in downstream flows,
proposed on- and off-site improvements and drainage easements to accommodate flows from
this project. The report shall identify water quality protection features and methods to be used
both during construction and for long-term post-construction water quality protection. Best
Management Practices measures shall be provided to reduce erosion, water quality
degradation, and prevent the discharge of pollutants to stormwater to the maximum extent
practicable.

Mitigation Measure11.1c: The project applicant shall implement Mitigation Measure 10.5f,
which requires the applicant to obtain a State Regional Water Quality Control Board National
Pollutant Discharge Elimination System construction stormwater quality permit and provide
appropriate documentation to the Placer County Engineering and Surveying Department.

Mitigation Measure 11.2a: The Improvement Plans shall show that water quality treatment
facilities / Best Management Practices (BMPs) shall be designed according to the guidance of the
California Stormwater Quality Association Stormwater Best Management Practice Handbooks
for New Development/Redevelopment, and for Industrial and Commercial (or other similar
source as approved by the Engineering and Surveying Department (ESD)). The Stormwater
Quality Design Manual for the Sacramento and South Placer Regions is an additional guidance
document that may be used as a reference for post construction BMPs.

Storm drainage from on-site impervious surfaces shall be collected and routed through
specially designed catch basins, vegetated swales, vaults, infiltration basins, water quality
basins, filters, etc. for entrapment of sediment, debris and oils/greases or other identified
pollutants, as approved by the ESD. BMPs shall be designed at a minimum in accordance with
the Placer County Guidance Document for Volume and Flow-Based Sizing of Permanent Post-
Construction Best Management Practices for Stormwater Quality Protection. Post-development
(permanent) BMPs for the project include, but are not limited to: Vegetated Swales (TC-30),
Detention Basins (TC-22), and Water Quality Inlets (TC-50). No water quality facility
construction shall be permitted within any identified wetlands area, floodplain, or right-of-way,
except as authorized by project approvals.

All BMPs shall be maintained as required to insure effectiveness. The applicant shall provide
for the establishment of vegetation, where specified, by means of proper irrigation. Proof of on-
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going maintenance, such as contractual evidence, shall be provided to ESD upon request.
Maintenance of these facilities shall be provided by the project owners/permittees unless, and
until, a County Service Area is created and said facilities are accepted by the County for
maintenance. Prior to Improvement Plan or Final Map approval, easements shall be created
and offered for dedication to the County for maintenance and access to these facilities in
anticipation of possible County maintenance.

Mitigation Measure 11.2b: This project is located within the area covered by Placer County’s
municipal stormwater quality permit, pursuant to the National Pollutant Discharge Elimination
System (NPDES) Phase II program. Project-related stormwater discharges are subject to all
applicable requirements of said permit. Best Management Practices shall be designed to
mitigate (minimize, infiltrate, filter, or treat) stormwater runoff in accordance with “ Attachment
4" of Placer County’s NPDES Municipal Stormwater Permit (State Water Resources Control
Board NPDES General Permit No. CAS000004).

Mitigation Measure 11.2¢c: All storm drain inlets and catch basins within the project area shall
be permanently marked/embossed with prohibitive language such as “No Dumping! Flows to
Creek” or other language as approved by Placer County Engineering and Surveying
Department (ESD) and/or graphical icons to discourage illegal dumping. Message details,
placement, and locations shall be included on the Improvement Plans. Placer County ESD-
approved signs and prohibitive language and/or graphical icons, which prohibit illegal
dumping, shall be posted at public access points along channels and creeks within the project
area. The property owner and/or Homeowners’ Association shall be responsible for
maintaining the legibility of stamped messages and signs.

Mitigation Measure 11.2d: All stormwater runoff shall be diverted around trash storage areas
to minimize contact with pollutants. Trash container areas shall be screened or walled to
prevent off-site transport of trash by the forces of water or wind. Trash containers shall not be
allowed to leak and must remain covered when not in use.

Mitigation Measure 11.4a: Storm water run-off (including offsite pass through flow) shall be
reduced to pre-project conditions through the installation of retention/detention facilities.
Retention/ detention facilities shall be designed in accordance with the requirements of the
Placer County Storm Water Management Manual that are in effect at the time of submittal, and
to the satisfaction of Placer County Engineering and Surveying Department. Maintenance of
these facilities shall be provided by the project owners/permitees unless, and until, a County
Service Area is created and said facilities are accepted by the County for maintenance. No
detention facility construction shall be permitted within any identified wetlands area,
floodplain, or right-of-way, except as authorized by project approvals.

Mitigation Measure 11.4b: The project applicant shall implement Mitigation Measure 11.1b,
which requires preparation and submittal of a final drainage report in conformance with the
requirements of Section 5 of the Land Development Manual and the Placer County Storm Water
Management Manual.

Mitigation Measure 11.5a: The project applicant shall design and construct the onsite drainage
facilities (proposed underground stormdrain pipes) that are conveying the offsite, pass through,
stormwater flows to accommodate the future, fully developed, unmitigated 100 year
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stormwater peak flows per the Placer County Stormwater Management Manual and to the
satisfaction of the Engineering and Surveying Department and Placer County Flood Control
District.

Mitigation Measure 11.5b: The project applicant shall prepare a final drainage report, which
shall demonstrate that the proposed project will not increase the limits or water surface
elevation of both offsite 100-year floodplains upstream and downstream of the project site to the
satisfaction of the Engineering and Surveying Department and Placer County Flood Control
District.

Mitigation Measure11.5c: The project applicant shall show the limits of the future,
unmitigated, fully developed 100-year floodplains onsite (after grading and installation of
drainage improvements) and any identified 100-year overland release area for both the central
and eastern floodplain on the Improvement Plans and Informational Sheet(s) filed with the
Final Map and designate same as a building setback line unless greater setbacks are required.
No housing or other improvements shall be constructed within these limits except as otherwise
authorized by project approvals.

Mitigation Measure 11.6a: The project applicant shall implement Mitigation Measure 11.2a,
which requires the Improvement Plans to include water quality treatment facilities and BMPs.

Mitigation Measure 11.6b: The project applicant shall implement Mitigation Measures 11.1a
through 11.1c, which stipulate compliance with the County’s requirements related to
Improvement Plans, provision of a final drainage report, and obtaining coverage under the
NPDES program for site remediation and project construction activities.

Mitigation Measure 11.6c: The project applicant shall implement Mitigation Measures 11.2a
through 11.2d, which identify requirements related to BMP design and maintenance, stormdrain
inlet markings, and design of trash storage areas.

9 MITIGATION MEASURES FOR HAZARDS AND HAZARDOUS MATERIALS

Mitigation Measure 13.1a: The project applicant shall obtain California Department of Toxic
Substances Control (DTSC) approval of the final Removal Action Workplan (RAW) prior to
Placer County’s issuance of a grading permit authorizing commencement of site remediation
activities. The project applicant shall implement the RAW and obtain certification from DTSC
for unrestricted land use prior to Placer County’s approval of Improvement Plans. The
certification from DTSC may be in the form of a tentative No Further Action letter.

Mitigation Measure 13.2a: The project applicant shall obtain California Department of Toxic
Substances Control approval of the final Removal Action Workplan (RAW) prior to issuance of
a grading permit from Placer County. The project applicant shall implement the Transportation
Plan included in Appendix G of the RAW.

Mitigation Measure 13.2b: Except during implementation of the Removal Action Workplan,
the following Best Management Practices shall be implemented during all site preparation and
construction activity within the project site to control pollutant sources associated with the
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handling and storage of construction materials and equipment, as well as with waste
management and disposal.

1. Store construction raw materials (e.g., dry materials such as plaster and cement,
pesticides and herbicides, paints, petroleum products, treated lumber) in designated
areas that are located away from storm drain inlets, drainageways, and canals and are
surrounded by earthen berms. Train the construction employees working on the site in
proper materials handling practices to ensure that, to the maximum extent practicable,
those materials that are spread throughout the site are covered with impervious tarps or
stored inside buildings.

2. Whenever possible, wash out concrete trucks offsite in County designated areas. When
the trucks are washed onsite, contain the wash water in a temporary pit adjacent to the
construction activity where waste concrete can harden for later removal. Avoid washing
fresh concrete from the trucks, unless the runoff is drained to a berm or level area, away
from site waterways and storm drain inlets.

3. Collect non-hazardous waste construction materials (e.g., wood, paper, plastic, cleared
trees and shrubs, building rubble, scrap metal, rubber, glass) and deposit in covered
dumpsters at a designated waste storage area on the site. Store recyclable construction
materials separately for recycling. Transport all solid waste and recyclable material to
the Western Regional Sanitary Landfill and Materials Recovery Facility.

4. Store hazardous materials in portable metal sheds with secondary containment. The
quantities of these materials stored on site shall reflect the quantities needed for site
construction. Avoid over-application of fertilizers, herbicides, and pesticides. Do not
mix hazardous waste with other waste produced onsite. Contract with a Certified
Waste Collection contractor to collect hazardous wastes for disposal at an approved
hazardous waste facility.

5. Dispose of waste oil and other equipment maintenance waste in compliance with
federal, State and local laws, regulations and ordinances.

Mitigation Measure13.3a: The project applicant shall implement Mitigation Measure
13.1a,which requires obtaining DTSC approval of the final RAW prior to issuance of a grading
permit from Placer County, implementing the RAW, and obtaining certification from DTSC for
unrestricted land use prior to issuance of a building permit from Placer County.

Mitigation Measure 13.3b:

In constructing the stormwater detention basin and installing stormwater conveyance
infrastructure, the project applicant shall implement the following Best Management Practices
or other similar and equally effective practices in accordance with the recommendations of the
Best Management Practices for Mosquito Control in California handbook (California Department of
Public Health and Mosquito and Vector Control Association of California 2010).

A. Consider mosquito production during the design, construction, and maintenance of
stormwater infrastructure.

B. Al underground drain pipes should be laid to grade to avoid low areas that may hold
water for longer than 96 hours '
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Provide proper grades along conveyance structures to ensure that water flows freely.
Design and maintain systems to fully discharge captured water in 96 hours or less.

Avoid the use of loose rock rip-rap that may hold standing water; use concrete or liners
in shallow areas to discourage plant growth where vegetation is not necessary.

Design containment basins with adequate slopes to drain fully. The design slope should
take into consideration buildup of sediment between maintenance periods

Design accessible shorelines to allow for periodic maintenance and /or control of
emergent and shoreline vegetation, and routine monitoring and control of mosquitoes.

Whenever possible, design deep zones in excess of four feet to limit the spread of
invasive emergent vegetation such as cattails. The edges below the water surface should
be as steep as practicable and uniform to discourage dense plant growth that may
provide immature mosquitoes with refuge from predators and increased nutrient
availability.

Whenever possible, provide a means for easy dewatering if needed.

Mitigation Measure 13.3c: The applicant shall prepare a Mosquito Control Plan for
administration by the Homeowners Association and/or Property Manager/Owner. This plan
will describe various methods of managing the stormwater detention basin, stormwater
conveyance infrastructure, and landscape irrigation system to reduce mosquito breeding. The
management plan shall be reviewed and approved by the Placer Mosquito and Vector Control
District prior to Improvement Plan approval. The management plan shall include the following
Best Management Practices or other similar and equally effective practices in accordance with
the recommendations of the Best Management Practices for Mosquito Control in California
handbook (California Department of Public Health and Mosquito and Vector Control
Association of California 2010).

A. Avoid over-irrigating to prevent excess pooling and runoff.

B. Routinely inspect, maintain, and repair irrigation system components; check and repair
leaky outdoor faucets.

C. Manage sprinkler and irrigation systems to minimize runoff entering stormwater
infrastructure.

D. Avoid intentionally running water into stormwater systems by not washing sidewalks
and driveways; prohibit washing cars on streets or driveways.

E. Inspect facilities weekly during warm weather for the presence of standing water or
immature mosquitoes. ‘

F. Remove emergent vegetation and debris from gutters and channels that accumulate
water.

G. Keep inlets free of accumulations of sediment, trash, and debris to prevent standing
water from backing up on roadways and gutters.

H. Maintain accessible shorelines to allow for periodic maintenance and/or control of
emergent and shoreline vegetation, and routine monitoring and control of mosquitoes.
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Emergent plant density should be routinely managed so mosquito predators can move
throughout the vegetated areas and are not excluded from pond edges.

. If applicable, maintain deep zones in excess of four feet to limit the spread of invasive
emergent vegetation such as cattails.

J. Manage the spread and density of floating and submerged vegetation that
K. encourages mosquito production (i.e., water hyacinth, water primrose, parrot’s
L. feather, duckweed, and filamentous algal mats

Mitigation Measure 13.3d: If siltation devices are installed with catch basins and other road
drainage features, the developer and/or Homeowners Association and/or Property
Manager/Owner shall provide periodic treatment, inspection, and vegetation removal when
proscribed by the Placer Mosquito and Vector Control District to prevent development of
mosquito habitat. Evidence of treatment shall be provided to the Placer Mosquito and Vector
Control District upon request.

10 MITIGATION MEASURES FOR CUMULATIVE IMPACTS

Mitigation Measure 14.1a: The project applicant shall implement Mitigation Measure 6.1a, which
requires minimum 15-foot building setbacks from the northern and southern property lines and
minimum 40-foot building setbacks from the edge of the highway easement along Penryn Road.

Mitigation Measure 14.1b: The project applicant shall implement Mitigation Measure 6.1b, which
requires implementation of the Landscaping Plan to provide visual screening of the project site
and project structures '

Mitigation Measure 14.1c: The project applicant shall implement Mitigation Measure 6.1c, which
describes the requirement approval of a Design/Site Agreement for this project.

Mitigation Measure 14.2a: Prior to Improvement Plan approval, the applicant shall pay Placer
County the fair share cost for constructing modified intersection geometries and signal phasing

within the Town of Loomis. The payvment shall be made in accordance with the Memorandum

of Understanding between Placer County and the Town of Loomis. The fair share percentages

Mitigation Measure 14.2b:  The project shall implement Mitigation Measure 7.1a, which
requires the project to pay traffic impact fees that are in effect in this area
(Newrcastle/Horseshoe Bar/Penryn), pursuant to applicable Ordinances and Resolutions.

Mitigation Measure 14.3a: The project applicant shall implement Mitigation Measure 14.2a and
Mitigation Measure 7.1a, which require payment of a proportionate share of the total cost for
roadway facility improvements.
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11 MITIGATION MEASURES FOR AGRICULTURE AND FORESTRY

Additional Mitigation Measure 1: The project applicant shall implement Mitigation Menasure
5.1c which requires compensation for impacts to 5.65 acres of ocak woodland habitat at a 2:1
ratio. _Compensation_may be through pavment of fees, purchase of offsite conservation
easements, or recreation of oak woodland habitat,

41412 MITIGATION MEASURES REQUIRING ONGOING IMPLEMENTATION AND MONITORING

For a few mitigation measures, initial implementation of the measure would be monitored
through the County’s Standard Mitigation Monitoring Program but ongoing implementation of
the measure would need to be monitored separately from the county’s standard program.
These measures require action to be taken past the point at which Certificates of Occupancy
would be issued, and thus would fall outside the scope of the county’s standard program. The
following discussion identifies the mitigation measures that require ongoing implementation,
the party(ies) responsible for funding implementation, the necessary timing of implementation
that would occur outside the scope of the County’s Standard Mitigation Monitoring Program,
and the mechanisms for monitoring compliance with each mitigation measure.
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Mitigation Measures 5.1c, 5.2a, 5.5b and Additional Mitigation Measure 1

This measure requires the project to compensate for impacts to oak woodland habitat. One
method that may be included in the mitigation implementation is to “plant and maintain an
appropriate number of trees in restoration of a former oak woodland.” Should this method be
implemented, tree planting must occur prior to issuance of grading permits, and monitoring of
this implementation would occur under the County’s Standard Mitigation Monitoring Program.
Upon completion of construction, the Property Manager/Owner and/or Homeowner’s
Association would be responsible for monitoring the success of the restoration. Placer County
would ensure that the appropriate party submits a monitoring report at least annually for five
years. The monitoring report must be prepared by a qualified biological consultant.

Mitigation Measures 5.3c, 11.2a, 11.2b, 11.2c, and 11.2d

These measures require the project to construct post-development Best Management Practices
(BMPs) to protect water quality and control erosion and sedimentation. The BMPs must be
included on the project Improvement Plans, thus their installation would be monitored through
the County’s Standard Mitigation Monitoring Program. Long term maintenance of these BMPs
is necessary to ensure their effectiveness. This would be the responsibility of the Property
Owner/Manager and/or Homeowner’s Association. Placer County would ensure that the
appropriate party submits evidence of BMP maintenance upon request.

Mitigation Measure 11.4a

This measure requires the project to construct stormwater retention/detention facilities.
Maintenance of these facilities must be provided by the project owners/permitees unless, and
until, a County Service Area is created and said facilities are accepted by the County for
maintenance. Placer County would ensure that the appropriate party submits evidence of
retention/ detention facility maintenance upon request.

Mitigation Measure 13.3c

This measure requires that the project applicant prepare a Mosquito Control Plan for
administration by the Homeowners Association and/or Property Manager/Owner. This plan
will describe various methods of managing the stormwater detention basin, stormwater
conveyance infrastructure, and landscape irrigation system to reduce mosquito breeding.
Placer County would ensure that the appropriate party submits evidence of implementing the
management protocols for these mechanisms upon request.

Mitigation Measure 13.3d

This measure requires that the Homeowners Association and/or Property Manager/Owner
provide periodic treatment, inspection, and vegetation removal of any siltation devices are
installed with catch basins and other road drainage features. Placer County would ensure that
the appropriate party submits evidence of implementing the management protocols for these
mechanisms upon request.
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County of Placer
HORSESHOE BAR/PENRYN ADVISORY COUNCIL

175 Fulweiler Avenue
Auburn, CA 95603
County Contact: Administrative Aide (530) 889-4010

March 26, 2015

Placer County Planning Commission
3091 County Center Drive
Auburn, CA 95603

Re: Orchard at Penryn Project
Dear Commissioners:

At its March 24, 2015 regular meeting the Horseshoe Bar/Penryn MAC took action to recommend
approval of the proposed revisions to the previously-approved Orchard at Penryn project.

The MAC discussion of the project included concerns regarding the ability for wildlife to move through
the project site and questions regarding impacts associated with parking and circulation within the
project. After discussing the project the MAC took action to approve a motion to recommend that the
Planning Commission approve the revised project with the request that the Planning Commission take
into consideration the potential impacts to wildlife migration resulting from the project.

MOTION: YODER, BISHOP, RUSSELL, MAHONEY, MAGGERT - YES
NEIFER, NICHOLAS — NO
MOTION PASSED - 5/2

R;wsctfully,
W/
PATTY NEIFER /
enryn MA

Chair, Horseshoe Bar/P

cc: George Rosasco, Supervising Planner
Sherri Conway, Senior Planner
Project Applicant
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’ SOUTH PLACER
'ﬂ MUNICIPAL UTILITY DISTRICT
/4
October 10, 2014

Maywan Krach

Community Development Technician

Placer County Environmental Coordination Serwces
Community Development Resource Agency

3091 County Center Drive, Suite 190

Auburn, CA 95603

RE: PLN 14-00052, Orchard at Penryn Modification, 043-060-052 and 053,
2nd Submittal

Dear Maywan Krach:

South Placer Municipal Utility District (SPMUD) has reviewed the information provided
in the abovementioned 2™ submittal and appreciates the opportunity to provide
comment. '

SPMUD, in conjunction with its consultants, is preparing a route study to examine
potential pipeline alternatives and recommend the alignment for the new sewer pipeline
that will remove the capacity deficiency in question. The information and results from
the route study will be used by the Town of Loomis to undergo the CEQA process for
the pipeline project. The portion of the SPMUD sewer system with the identified
capacity deficiency is approximately 18,000 feet downstream of the Orchard at Penryn
project. Construction of the proposed pipeline will happen independently of the Orchard
at Penryn project and potential impacts from the pipeline and any associated mitigation
willbe addressed in the CEQA documents prepared by the Town of Loomis.

SPMUD will not issue a Will Serve to the Orchards at Penryn project until the proposed
pipeline project is approved and the funding mechanism is in place. Upon receiving a
Will Serve, the Orchard at Penryn project will be required to pay fees based on impact
(e.g., number of equivalent dwelling units) to mitigate/reimburse the District for
infrastructure improvements.
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If you have any questions or would like to discuss this letter in more detail, you can
contact me at (916) 786-8522 ext. 30.

Sincerely,
Eric Nielsen
SPMUD District Engineer
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